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Respondent /
ref.

Chapter &
policy

Representation
ref.
Sport England
Respondent ref:
A0403

Paragraph

Representation
ref: 2365

Chapter 01
Introduction
1.8

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

n/a

No - I do not
wish to
participate in
hearing
session(s)

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Canal and River
Trust
Respondent ref:
A0215
Representation
ref: 2015

Chapter 02
Is legally
Spatial portrait compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
Late rep submitted on the 23 April as correction to initial
comments provided on the 20 March 2020
Comments also recorded against chapter 21
Additions to the Green Belt para 22.2 Wharton Playing Fields –
Sport England acknowledges that the Local Plan will not make
any decisions in respect of Green Belt boundaries and that such
decisions will be made through the Greater Manchester Spatial
Framework (GMSF).
Comments relating to legal compliance, soundness or duty to
cooperate:
n/a
General comments:
The Trust welcomes and supports inclusion of the line of the
Manchester Bolton & Bury Canal in the plans Spatial Portrait.
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Respondent /
ref.

Chapter &
policy

Representation
ref.
The Peel Group
(submitted by
Turley)
Respondent ref:
A0394

Paragraph

Representation
ref: 2186

Legal compliance /
soundness/ duty to
cooperate

Chapter 02
Is legally
Spatial portrait compliant?:
Yes
Is sound?:
No
Complies with the
duty to cooperate?:
Yes

Comments

Modifications neccessary

Participation
at hearing
sessions

Comments relating to legal compliance, soundness or duty to
cooperate:

Reference to the Central
Economic Area should be
included within the Spatial
Portrait in recognition of the
priority given to this area
and its importance to the
realisation of the Local Plan’s
aspirations.

Yes - I wish
to
participate in
hearing
session(s)

Summary [as set out in the Executive Summary to Peel's
comments]
Peel generally supports the Spatial Portrait; however reference
to the ‘Central Economic Area’ within the City should be
included in recognition of the importance of this area in
achieving the vision and objections of the Local Plan. Support is
given to the referencing of continued support for the growth
and enhancement of existing assets within the City, including
MediaCityUK, Port Salford and the AJ Bell Stadium.
Main comments [Support with modifications]
3.1 The Spatial Portrait presented at Chapter 2 of SLP: DMP
presents a generally accurate assessment of Salford, its socioeconomic status and function and the challenges and
opportunities it faces over the plan period and beyond.
3.2 In particular, Peel supports the recognition that Salford is
located at the heart of the metropolitan area within the North
West region, and that City Centre Salford, Salford Quays and
adjoining areas provide a major concentration of employment,
retail, leisure, tourism and cultural opportunities. The south
eastern part of the City, including City Centre Salford, Salford
Quays, Eccles and surrounding areas is identified elsewhere
5

Further text be added to
provide explicit support for
the continued growth and
enhancement of
MediaCityUK, Port Salford
and the AJ Bell Stadium over
the plan period.

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

within the SLP: DMP [Footnote 9 Figure 1, page 64, SLP: DMP] as the ‘Central Economic Area’. The identification of this area is
intended to reflect the elements of the “huge agglomeration of
economic activity at the centre of Greater Manchester” which
are located within Salford [Footnote 10 - Paragraph 2.5, SLP:
DMP].
3.3 Peel supports the identification of the Central Economic
Area within the SLP: DMP, which broadly aligns with Peel’s
representations to the Draft Salford Local Plan (DSLP) in March
2019. Reference to the Central Economic Area should be
included within the Spatial Portrait in recognition of the priority
given to this area and its importance to the realisation of the
Local Plan’s aspirations.
3.4 The Spatial Portrait makes reference to the transformative
effects of recent investment in the City, including at
MediaCityUK, Port Salford and the AJ Bell Stadium [Footnote 11
- Paragraph 2.4, SLP: DMP]. Peel welcomes this reference, but
recommends that further text be added to provide explicit
support for the continued growth and enhancement of these
assets over the plan period of the Local Plan.
3.5 The Spatial Portrait correctly notes that Salford has
experienced population growth over the last 15 years,
facilitated through new residential development. However,
approximately two thirds of this development has been in the
form of apartments [Footnote 12 - Salford City Council
6

Participation
at hearing
sessions

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Residential development monitoring 1 April 2017 to 31 March
2018 (June 2018), page 15] providing smaller housing in central
areas (52% have been in the ward of Ordsall).
3.6 This profile of new homes has impacted upon the changing
population of Salford. The GM 2019 SHMA confirms that whilst
GM has seen an 8% increase in families with nondependent
children between 2001 and 2011 (national rate 11%) Salford
saw a very small increase, less than 1%, over the decade
Footnote 13 - GM SHMA 2019, Figure 4.13 and paragraph 4.38].
Our previous representations to the RDSLP considered the issue
with analysis of historic migration flows to Salford (2001 –
2017) revealing that whilst there has been a strong net in-flow
of those aged 15 to 24, there has been an outflow of those aged
30+ and linked to this those under 14 years old. This is again a
profile which is directly linked to the skewed nature of the
supply of new homes over recent years. [Footnote 14]
3.7 This points to a clear need for the Salford Local Plan to make
specific provision for increasing the supply of family housing in
the City and addressing the imbalance in delivery it has
witnessed in recent years to secure a sustainable future for the
City and provide options for households to remain in the city as
their housing needs change.
General comments:
N/A
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Participation
at hearing
sessions

Respondent /
ref.

Chapter &
policy

Representation
ref.
David Steel
Respondent ref:
A0564

Paragraph

Representation
ref: 1877

Legal compliance /
soundness/ duty to
cooperate

Chapter 02
Is legally
Spatial portrait compliant?:
Not specified
2.5
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments

Modifications neccessary

Participation
at hearing
sessions

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

N/A
General comments:
Page 18 2.5
You state that “Salford is a strategically important
location”……”It includes the Confluence M60/61/62/602 one of
busiest stretches of road in UK”…then don’t add to it would be
my advice especially as you also say there are “High levels of
congestion”
Then, might I ask, why are you proposing to add thousands of
hours of Truck time from the, in my opinion, ‘so called Port’
with GMSF Allocation 33?
Page 20 2.11
You state that “Salford contains 1,800 hectares of the best and
most versatile agricultural land all of which is located on Chat
Moss” …going on to say…”it is a resource of sub-regional
importance”…Therefore I simply ask then why start to destroy it
by building upon it?
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Respondent /
ref.

Chapter &
policy

Representation
ref.
Manchester
Airport
Respondent ref:
A0656

Paragraph

Representation
ref: 2048

Peel Media
(submitted by
Turley and NJL)
Respondent ref:
A1130
Representation
ref: 2285

Legal compliance /
soundness/ duty to
cooperate

Chapter 02
Is legally
Spatial portrait compliant?:
Not specified
2.5
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Chapter 02
Is legally
Spatial portrait compliant?:
Not specified
2.6
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments

Modifications neccessary

Participation
at hearing
sessions

Comments relating to legal compliance, soundness or duty to
cooperate:

N/a

Not specified

N/A

Yes - I wish
to
participate in
hearing
session(s)

N/a
General comments:
Chapter 2 Spatial Portrait
Salford’s strategically important location at the heart of the
North West is acknowledged and we welcome the reference
that has been made to the direct links to Manchester Airport at
paragraph 2.5. This reference to Manchester Airport is
appropriate and should be retained.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Revised Draft Salford Local Plan (RDSLP) 2019 Representations
Support of the importance of MediaCityUK to the ‘media and
digital sector’.
Given MediaCityUK is at the forefront of technology its role
continues to evolve. Consider that its role is more accurately
described as ‘A creative, digital and media cluster which is also
9

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Remove reference to the
delivery of 80% of new
dwellings on previously
developed land in strategic
objective 4.

Yes - I wish
to
participate in
hearing
session(s)

a significant cluster for technology and emerging industries’ and
it is requested that the Spatial Portrait is updated to reflect this
description.
Salford Publication Local Plan 2020 Representations
Para. 2.6 refers to the economic role of MediaCityUK noting the
‘expanding creative, media and digital sector concentrated at
MediaCityUK’ but stops short of the proposed PMML
description.

The Peel Group
(submitted by
Turley)
Respondent ref:
A0394
Representation
ref: 2187

Chapter 03
Purpose and
objectives

Is legally
compliant?:
Yes
Is sound?:
No
Complies with the
duty to cooperate?:
Yes

Amendments Conclusion/ Status
PMML requests that the proposed description within the
previous 2019 representations is reflected in the SLPDMP.
Comments relating to legal compliance, soundness or duty to
cooperate:
Summary [as set out in the Executive Summary to Peel's
comments]
Peel supports the majority of the strategic objectives of the SLP:
DMP but objects to Strategic Objective 4 which identifies the
delivery of 80% of new dwellings on previously developed land
as it is considered that the level of brownfield land supply
within the City will not be capable of delivering the level of
housing that will be required to meet the qualitative mix of
housing to meet objectively assessed needs. Additional Green
Belt and non-Green Belt land will need to be released to meet
the planned development ambitions of the City and wider GM.
10

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Main comments [Support with the exception of SO4]
3.8 Peel supports the principles of the strategic objectives; in
particular:
• To ensure all residents share the benefits of economic growth
in Salford
• To enable more households to access suitable and affordable
housing, and
• To support regeneration and the efficient use of land.
3.9 For the reasons set out in Section 4 of this representation,
Peel objects to Key Target (a) of Strategic Objective 4 which
identifies the delivery of at least 80% of new dwellings on
previously developed land as an appropriate measure of
achieving the plan’s objective to support regeneration and the
efficient use of land.
General comments:
N/A
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Participation
at hearing
sessions

Respondent /
ref.

Chapter &
policy

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Representation
ref.
Sport England
Respondent ref:
A0403

Paragraph
Chapter 03
Purpose and
objectives

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

Representation
ref: 2347

Para 3.8

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
Late rep submitted on the 23 April as correction to initial
comments provided on the 20 March 2020
Chapter 3 Paragraph 3.8
Strategic Objectives:
Strategic Objective 4 - Sport England acknowledges that you
have included an additional target to Objective 2 (Increase the
percentage of people leading active lives).
Strategic Objective 7 – Sport England acknowledge that you
have declined to make any changes to this because you
consider that it would be too difficult to monitor. However, a
built facilities strategy would enable baseline and future
scenario data of this nature to be collated. It is important to
ensure that facilities and services to support new developments
and existing communities are provided where they are needed–
access to sport and recreation facilities to help the physically
inactive become active is crucial to helping the health and wellbeing outcomes of this Plan. Sport England would still welcome
the inclusion of a target to increase sport and recreation
12

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

facilities that maximise physical activity opportunities across all
age ranges and gender.
Strategic Objective 8 Green Infrastructure – The NPPF
paragraph 96 affirms national policy in respect of “access to a
network of high quality open spaces and opportunities for sport
and physical activity is important for the health and well-being
of communities. Planning policies should be based on robust
and up-to-date assessments of the need for open space, sport
and recreation facilities (including quantitative or qualitative
deficits or surpluses) and opportunities for new provision.
Information gained from the assessments should be used to
determine what open space, sport and recreational provision is
needed, which plans should then seek to accommodate”.
An evidenced baes approach is essential not one driven by
standards. On that basis Sport England still advocates that local
standards are not appropriate for outdoor sports because they
do not and cannot take into account sports catchment areas or
the variable units of demand for individual pitch/court types.
An approach based on local standards would not comply with
national policy. For example, the unit of demand for a
court/pitch ranges from two people if a tennis court to 30
people if a full-sized adult rugby pitch. In addition the
catchment area for sports ranges from Ward level if a junior
football pitch to Borough wide if rugby or hockey. This means
the accessibility standards cannot accurately reflect where the
demand for outdoor sport is derived from. Quantitative
13

Participation
at hearing
sessions

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

standards are not appropriate because although it is widely
acknowledged housing growth generates additional demand for
sport not everyone from that housing site will want to
participate in sport.
In reality the application of standards has led to single pitch
sites being constructed within housing developments that are
unsupported by ancillary facilities and are not located in areas
of demand. These pitches do not contribute to the supply of
pitches and all too often become informal kick about areas or
semi natural open space. A guidance note on the inappropriate
use of standards for outdoor sport has been attached for your
information. Sport England still advise that we do not consider
the use of standards for outdoor sport is appropriate we would
wish to see a separate Outdoor Sport target included within this
objective. Sport England would be happy to assist with the
preparation of that target and informed by the PPS. It should be
noted Sport England does not object to the use of standards for
other open typologies, only outdoor sport.
Objective 11 To significantly enhance accessibility and reduce
congestion –. Sport England acknowledge the amendments
made.
Objective 12 To deliver high quality development - Sport
England acknowledge the amendments that include active
design.
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Participation
at hearing
sessions

Respondent /
ref.

Chapter &
policy

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Representation
ref.
Historic England
Respondent ref:
A0414

Paragraph
Chapter 03
Purpose and
objectives

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

Not specified

3.8 - Strategic
Objective 10

Is sound?:
No

1) An addition target be
introduced: "A reduction on
the number of assets on the
Historic England Heritage at
Risk Register". 2) The Plan
should be amended to
ensure clarity on types of
heritage assets.

Representation
ref: 1968

Complies with the
duty to cooperate?:
Not specified

Whilst we welcome the key target of no net reduction of
statutorily protected heritage assets, it would be preferable if
the strategic objectives also included reference to heritage at
risk. Salford has a number of assets on the Heritage at Risk
Register and one of the key targets for the Council during the
Plan Period should be the reduction in entries on the register.
The Local Plan on page 192 (Para 20.33) in the monitoring
section of the heritage chapter includes this as an indicator yet
it is not reflected in the strategic objectives. For consistency
and robustness reference should be included here.
In addition it is unclear whether "statutorily" designated
heritage is referring to all types of heritage assets e.g. those
that are designated and/or those included on the Council's local
list.
In view of this and to provide clarity it should be amended
accordingly.
General comments:
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Respondent /
ref.

Chapter &
policy

Representation
ref.
David Steel
Respondent ref:
A0564

Paragraph

Representation
ref: 1878

Chapter 03
Purpose and
objectives

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
Page 22 3.4
Picking up on one bullet point “Quality of life improvements
which, through improving air quality…” - To which I ask how do
you hope to improve air quality with GMSF Allocations 32 and
33 which will 1) remove fresh air producing greenbelt and 2)
add massively to the traffic in those areas?
Page 24 3.12
You state “…enabling more goods to be moved by means other
than roads” - I ask you to ask the real questions here...How
many more Trucks will be used to service this site? Surely there
will be many? How many ships will really sail up and down the
creaking infrastructure of the Ship Canal? Why can’t the goods
be loaded from where they originate and travel by rail directly
to the Panamax Port in Liverpool?
3.16
Here you state “Chat Moss will provide a rich wildlife
resource…” - I ask how this could be the case when I can prove
(through my years of bird recording records held by the Greater
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Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Modifications neccessary

Participation
at hearing
sessions

N/a

Not specified

N/A

Yes - I wish
to
participate in
hearing
session(s)

Manchester Ecology Unit) that with GMSF Allocations 32 and 33
you will be destroying wildlife!

Highways
England
Respondent ref:
A0643

Chapter 03
Purpose and
objectives

Is legally
compliant?:
Not specified

Representation
ref: 2214

Objective 9

Is sound?:
Not specified

Peel Media
(submitted by
Turley and NJL)
Respondent ref:
A1130

Chapter 03
Purpose and
objectives

Representation
ref: 2286

Comments

Page 25 3.17
Here you state “All new developments…provide a net
improvement in biodiversity…” - I ask is this not double-dutch
for you will be bulldozing away biodiversity on Chat Moss if you
allow these developments to take place.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/a
General comments:

Complies with the
duty to cooperate?:
Not specified

Key point around inclusion of transport as a key objective, it
would be useful if there are meaningful metrics that can be
used for monitoring and performance.

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
Not specified
Complies with the
duty to cooperate?:

N/A
General comments:
Chapter 3 – The Spatial Vision, Para 3.8
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Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Not specified

Revised Draft Salford Local Plan (RDSLP) 2019 Representations
Support for reference to Salford Quays and that it will
‘increasingly be recognised as an excellent place to work, live
and visit’.
Para. 3.8 to reference the economic role of Salford Quays as ‘a
creative, digital and media cluster which is also a significant
cluster for technology and emerging industries’ as per Spatial
Portrait description above.
Salford Publication Local Plan 2020 Representations
There is no Spatial Vision set out within the SLPDMP which
instead covers the Purpose and Strategic Objectives in Chapter
3.
No reference is made to Salford Quays or its strategic economic
role under SLPDMP within Chapter 3. Para. 2.6 of Chapter 2
recognises the economic role of Salford Quays but stops short
of the PMML description initially proposed.
It is requested that Para.2.6 is amended in line with the
proposed PMML description (as per comments in the row
above).
Amendments Conclusion/ Status
PMML requests that the proposed description within the
previous 2019 representations is reflected in the SLPDMP.
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Participation
at hearing
sessions

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Chapter 3 – The Spatial Vision, Para. 3.15
Revised Draft Salford Local Plan (RDSLP) 2019 Representations
At paragraph 3.15, a vision for the City’s tourism offer is
presented. This omits Salford Quays which is one of the City’s
main tourist, leisure and cultural attractors with established
cultural attractions such as MediaCityUK itself, the Lowry
Theatre, the Lowry Outlet, a wide range of leisure attractions
i.e. restaurants, cafes, bars, and a full programme of cultural
and leisure events.
Salford Publication Local Plan 2020 Representations
Reference is covered broadly under Para. 2.2 which states ‘City
Centre Salford, Salford Quays, and some adjoining areas have
experienced significant growth and investment in recent years
and provide a major concentration of employment, retail,
leisure, tourism and cultural opportunities.’
Amendments Conclusion/ Status
PMML support the proposed amendments in the SLPDMP.
Chapter 3 – The Spatial Vision
Revised Draft Salford Local Plan (RDSLP) 2019 Representations
Requested that the importance of Salford Quays and
MediaCityUK to the City’s cultural, tourism and leisure offer is
referenced within the Spatial Vision.
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Participation
at hearing
sessions

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Salford Publication Local Plan 2020 Representations
Para. 2.7 makes reference to ‘the hugely important’ role of City
Centre Salford as a ‘primary employment, retail, tourism and
leisure destination’ but fails to specifically reference Salford
Quays in the same manner. Given the key role of Salford Quays
in fulfilling each of these functions, PMML requests that specific
reference is made under the Spatial Vision.
Amendments Conclusion/ Status
PMML requests that specific reference to Salford Quays and
MCUK is made under Chapter 2 of the SLPDMP, as also now
being hugely important.
Chapter 3 – The Spatial Vision, 3.18
Revised Draft Salford Local Plan (RDSLP) 2019 Representations
Para. 3.18 The Spatial Vision states ‘Where appropriate, it may
be necessary to delay development proposals until suitable
transport solutions have been identified’. PMML previously
objected to this stating that this approach was contrary to progrowth strategy and request that this be omitted.
Salford Publication Local Plan 2020 Representations
This reference has now been removed from the SLPDMP.
PMML support this amendment and proposed no further
changes.
Amendments Conclusion/ Status
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Participation
at hearing
sessions

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

PMML support the proposed amendments in the SLPDMP with
no changes requested.
Chapter 3 – The Spatial Vision
Revised Draft Salford Local Plan (RDSLP) 2019 Representations
No reference is made to the Salford Innovation Triangle within
the Spatial Portrait/ Vision. Accordingly, it is requested that the
SIT should be promoted as part of the Spatial Vision for Salford
through the RDSLP.
Salford Publication Local Plan 2020 Representations
There remains no reference to the Salford Innovation Triangle
(SIT) within the Spatial Portrait or Vision.
PMML considers that the SLPDMP is missing an opportunity to
promote economic growth through the Salford Innovation
Triangle (SIT). The sectoral innovation being promoted through
the individual strengths and collaboration between
MediaCityUK, Salford University and the Salford Foundation
Hospital Trust, has the potential to support economic growth,
improve productivity and continue to positively raise the
national profile of Salford.
Amendments Conclusion/ Status
PMML request that the SLPDMP makes reference to the Salford
Innovation Triangle in line with the previous Representations
submitted to the RDSLP (2019).
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Participation
at hearing
sessions

Respondent /
ref.

Chapter &
policy

Representation
ref.
Peel Media
(submitted by
Turley and NJL)
Respondent ref:
A1130

Paragraph

Representation
ref: 2287

Chapter 03
Purpose and
objectives

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Yes - I wish
to
participate in
hearing
session(s)

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
Chapter 4 - Strategic Objectives
Revised Draft Salford Local Plan (RDSLP) 2019 Representations
The Strategic Objectives (1 and 2) of the RDSLP seek to increase
the quantity of office floorspace at Salford Quays and promote
the expansion of MediaCityUK.
PMML supports both of these objectives and considers that due
to the economic importance of Salford Quays it is crucial that
they continue to be referenced within the Strategic Objectives
of the RDSLP.
Chapter 3 – Purpose and Strategic Objectives
Salford Publication Local Plan 2020 Representations
Both Strategic Objectives 1 and 2 in the 2019 RDSLP have been
removed in the SLPDMP:
1. To support high levels of economic growth in Salford and
Greater Manchester; and PMML strongly request that these
objectives are reintroduced but worded to ensure that PMML
supports both of these objectives and considers that due to the
22

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

economic importance of Salford Quays it is crucial that they
continue to be referenced within the Strategic Objectives of the
RDSLP.
2. To significantly increase the unique economic competitive
advantages of Salford and Greater Manchester.
It is important that the SLPDMP continues to promote and
support the economic growth and competitiveness of Salford,
by seeking to boost infrastructure and the quantity of office and
industrial floorspace across the city. This is particularly
significant within strategic areas such as MediaCityUK and
Salford Quays, which underpin Salford’s economic
competitiveness locally, regionally and nationally. It is crucial
that this is reflected within the Strategic Objectives.
The proposed Metrolink extension from Salford Crescent to
Salford Quays represents one of the major infrastructure
projects for Salford as a whole and should therefore be
specifically identified within the Strategic Objectives, for
example under Strategic Objective 9.
Amendments Conclusion/ Status
PMML strongly request that these objectives are reintroduced
but worded to ensure that that the crucial economic
importance of Salford Quays and MediaCityUK and their
continued growth, innovation and diversification is reflected in
the Strategic Objectives.
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soundness/ duty to
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Participation
at hearing
sessions

The delivery of the Salford Crescent – Salford Quays Metrolink
should also be reflected under the Strategic Objectives given
the significance of this key transport infrastructure proposal.

City of Trees
Respondent ref:
A1152

Chapter 03
Purpose and
objectives

Representation
ref: 2078

Is legally
compliant?:
Not specified
Is sound?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
Point 8 references carbon reductions (mitigation) but not
measures to provide climate change adaptation / resilience –
new developments should provide both

Complies with the
duty to cooperate?:
Not specified

General comments:

Comments relating to legal compliance, soundness or duty to
cooperate:

M Halpern
Respondent ref:
A1965

Chapter 03
Purpose and
objectives

Is legally
compliant?:
Not specified

Representation
ref: 1861

3.8

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Not specified

N/A
General comments:
3.8
5) To enable the provision of facilities and services to support
new developments and existing communities
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N/A

Not specified

a) Maintain an appropriate number of surplus pupil places in
each pupil planning area
I cannot recall having seen any reference at all to a policy
referring to pupil places in schools etc., that are not State
Funded.

Sport England
Respondent ref:
A0403
Representation
ref: 2355

Chapter 04 A
fairer Salford general
comments

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Salford/Prestwich is one of only four areas within the U.K. [
1. North London; 2. North West London; 3. Gateshead, Tyne &
Wear] that has a very large concentration of orthodox Jewish
people. Most of their children and in total we are talking in the
thousands, go to schools etc., that are privately funded. Does
the City Council hold reliable data, so that they ensure that
there are “an appropriate number of surplus pupil places in
each pupil planning area? They are duty bound by law to do so.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Late rep submitted on the 23 April as correction to initial
comments provided on the 20 March 2020
Chapter4: A Fairer Salford -
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Representation
ref.

Paragraph

Mr Andrew
Higgins
Respondent ref:
A1964

Chapter 04 A
fairer Salford general
comments

Representation
ref: 1838

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Inclusion of he above that
considers the needs of Deaf
and disabled people. A
statement that says there
MUST be provision within
design to make development
accessible from the planning
stage. This way items are
"PLANNED" and that
"RETROSPECTIVE WORKS"
are not required. Making
things accessible for Deaf
and disabled people means
its accessible for everyone.

Yes - I wish
to
participate in
hearing
session(s)

Policies F1 (An inclusive development process), F2 (Social value
and inclusion) and Policy F4 (Fairness between generations) no
further comments.

Is legally
compliant?:
No
Is sound?:
No
Complies with the
duty to cooperate?:
No

Comments relating to legal compliance, soundness or duty to
cooperate:
Comments also recorded against the plan as a whole, and
chapters 15 and 19 (as general comments).
There is nothing here about compliance with the Equalities ACT
2010. the duty to provide reasonable access. i.e. Ramps instead
of steps, Audio and visual information for Deaf and blind
people, Loops ad well as subtitled information.
No reference to the work of the current Mayor Charles
McIntyre in the developing boroughs and pedestrian areas to
no have street furniture in the way of buggies, wheelchairs and
people who use guide canes etc..
There is nothing about a Method of scrutiny at the planning
stage that developments public, private of commercial will be
rejected if not disabled friendly. Noise and the effect for
Autistic people, Dementia friendly environments.
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Further clarity is provided.
Otherwise, the policy simply
replicates national policy and
is, therefore, not justified as
it comprises unnecessary
duplication.

Yes - I wish
to
participate in
hearing
session(s)

Each planning application should have an accessibility
segment/statement, early showing that access has been
considered, planned
General comments:
N/A

The Peel Group
(submitted by
Turley)
Respondent ref:
A0394
Representation
ref: 2203

Chapter 04: F1
- An inclusive
development
process

Is legally
compliant?:
Yes
Is sound?:
No
Complies with the
duty to cooperate?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:
Summary [as set out in the Executive Summary to Peel's
comments]
Peel supports the principle of the policy but it is unclear how
the policy will be implemented or monitored. Further clarity
should be provided.
Main comments [Support with modifications]
7.1 Peel recognises and support the ambition to ensure that
relevant stakeholders, including the local community, are
engaged in the development process and consulted at an early
stage of the process. This approach reflects national policy
which encourages early discussions between applicants, the
LPA and local community and confirms that applications that
can demonstrate early, proactive and effective engagement
with the community should be looked on more favourably than
those that cannot (NPPF paragraph 128).
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Legal compliance /
soundness/ duty to
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Comments
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Participation
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N/a

Not specified

7.2 It is currently unclear how the policy will be implemented /
accordance monitored. For example, no guidance is provided as
to how and when stakeholders should be involved in order for
proposals to be considered more favourably.
7.3 It is recommended that, either further clarity is provided
within the SLP: DMP. Otherwise, the policy simply replicates
national policy and is, therefore, not justified as it comprises
unnecessary duplication.
General comments:
Manchester
Airport
Respondent ref:
A0656
Representation
ref: 2049

Chapter 04: F1
- An inclusive
development
process

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
N/a
General comments:
Chapter 4 A Fairer Salford
We are supportive of the inclusive and collaborative approach
to consultation and the development process that forms the
basis of Policy F1 (an inclusive development process) and
endorse the value of promoting early and continuous
engagement with stakeholders. This is particularly relevant to
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Chapter &
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Representation
ref.

Paragraph

Derwent Group
(submitted by
Aylward Town
Planning
Limited)
Respondent ref:
A1165

Chapter 04: F1
- An inclusive
development
process

Representation
ref: 2308

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

N/A

Not specified

Manchester Airport’s aerodrome safeguarding procedure and
role as a statutory consultee in this process.

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
This suite of policies is concerned with challenging and tackling
inequality, both in respects of access to resource but also in
regard to access to information to allow an equal stake in
decision-making. In regard to the latter point, Policy F1 is
concerned with seeking engagement between developers and
other stakeholders through the course of the development
cycle.
The Council will of course be aware of the statutory obligations
in respect of consultation on planning applications submitted in
England, so this additional layer of engagement is noted to be
one of “encouragement” rather than “shall be required to”. We
believe that this is appropriate, but to go further would suggest
that developments that do take forward this encouragement
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Representation
ref.

Paragraph

The Casey
Group
(submitted by
Grimster
Planning)
Respondent ref:
A1978
Representation
ref: 1957

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

N/A

Not specified

should be afforded positive weight in the planning balance
rather than being interpreted negatively.

Chapter 04: F1
- An inclusive
development
process

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

The extent of importance of this consultation is entirely relative
to the extent and the effect of those proposals during
construction and operation. To that extent, we support and
would highlight the word “significant” in F1 part 2- it should not
be the case that minor developments would be directed
towards this process which would be out of scale and
unnecessary.
Comments relating to legal compliance, soundness or duty to
cooperate:
Policy F1 – An Inclusive Development Process
2.2. This Policy reflects the guidance contained in national
planning policy, whereby developers are encouraged to engage
in proactive discussions at the pre-application stage with local
residents, local businesses and other key stakeholders.
2.3. Our Client already adopts these measures in the
formulation of their development proposals, and supports the
Council’s encouragement of such methods early in the preapplication process to shape new development and
communities.
General comments:
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Representation
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(submitted by
Turley)
Respondent ref:
A0394
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Representation
ref: 2204

Chapter 04: F2
- Social value
and inclusion

Legal compliance /
soundness/ duty to
cooperate

Comments
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Participation
at hearing
sessions

Is legally
compliant?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:

Guidance is provided as to
what information / evidence
any Social Value Strategy
associated with new
development is expected to
include.

Yes - I wish
to
participate in
hearing
session(s)

Is sound?:
No
Complies with the
duty to cooperate?:
Yes

Summary [as set out in the Executive Summary to Peel's
comments]
Peel generally supports the inclusion of the policy within the
SLP: DMP but requests that further guidance is provided.
Main comments [Support with modifications]
7.4 Policy F2 seeks to ensure that new development maximises
its social value and contribution to the social fabric of Salford.
All major development will be required to submit a Social Value
Strategy at planning application stage identifying how the
development will support social inclusion and deliver social
value through its life-cycle.
7.5 Peel generally support the inclusion of such a policy but
requests that guidance is provided as to what information /
evidence any Social Value Strategy associated with new
development is expected to include.
General comments:
N/A
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Chapter &
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Representation
ref.
Bredale
Properties Ltd
(submitted by
Pegasus Group)
Respondent ref:
A0528

Paragraph

Representation
ref: 2146

Chapter 04: F2
- Social value
and inclusion

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

We request that further
clarity is provided on this
policy in order for it to be
found effective, justified and
ultimately sound.

Not specified

Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

This policy states that all major developments shall submit a
Social Value Strategy at the planning application stage for the
approval of the City Council. No information has been provided
within the policy or the associated text to provide guidance or
clarity as to what should be included within a Social Value
Strategy. Within the text, associated with the policy, it is
suggested that the Council will engage with the developers in
the production of this strategy. However, a better
understanding of what should be included within a Social Value
Strategy is required. Furthermore, clarity is required as to how
this this will be assessed and measured is necessary, in terms of
how the Council will assess if a development has added Social
Value/if the strategy has been effective. At present, we
question whether the need for a Social Value Strategy is
justified and whether the production of a Social Value Strategy
will be effective, in line with the requirements of paragraph 35
of the NPPF.
General comments:
N/A
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Chapter &
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Representation
ref.
Theatres Trust
Respondent ref:
A0942

Paragraph
Chapter 04: F2
- Social value
and inclusion

Representation
ref: 1958

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

No - I do not
wish to
participate in
hearing
session(s)

Whilst we support the
general principles that
underpin Policy F2, we
would expect that through
the Examination that the
“policy on” implications of
this policy and a range of
other policies have been
properly tested and show
that there is no adverse
impact on delivery of
planned growth in the Plan
period.

Not specified

Is sound?:
Yes
Complies with the
duty to cooperate?:
Yes

As previously stated we welcome and support this policy which
seeks development to maximise social value and contribute
towards making Salford a more socially inclusive city, putting
the onus on future applicants to put community or cultural use
at the centre of any proposal, and for it to become more
difficult to bring forward alternative uses without thorough and
robust justification with all other avenues having been
explored.
General comments:

Derwent Group
(submitted by
Aylward Town
Planning
Limited)
Respondent ref:
A1165
Representation
ref: 2309

Chapter 04: F2
- Social value
and inclusion

Is legally
compliant?:
Not specified
Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
Policy F2 seeks major developments to provide a Social Value
Strategy, which presumably then would result in a requirement
for compliance with the set aims and objectives. Whilst this
type of approach is being rolled out by a number of local
authorities, experience is showing that the expectations of
planning authorities do vary and it typically moves towards
obligations on developers which are more exacting than would
normally have been envisaged and are not typically accepted by
contractors within standard “design and build” contracts other
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N/A

Not specified

than increases in the contract price to reflect their risk and
expenditure.
Whilst we support the general principles that underpin Policy
F2, we would expect that through the Examination that the
“policy on” implications of this policy and a range of other
policies have been properly tested and show that there is no
adverse impact on delivery of planned growth in the Plan
period.
General comments:

The Casey
Group
(submitted by
Grimster
Planning)
Respondent ref:
A1978
Representation
ref: 1961

Chapter 04: F2
- Social value
and inclusion

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
Policy F2 – Social Value and Inclusion
2.4. This Policy requires the submission of a Social Value
Strategy to be submitted as part of planning applications for
major development. The focus of the Strategy is to maximise
the social value and contribution of new development towards
making Salford a more socially inclusive City.
2.5. On review of the Policy as drafted, it is unclear as to what a
Strategy is expected to achieve, as a minimum. Whilst parts 1 to
5 of the Policy offer some guidance on the content of the
Strategy, it does not set any specific guidance or measurable
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n/a

No - I do not
wish to
participate in
hearing
session(s)

requirements against which a Strategy can be measured or
assessed. On the presumption that each Strategy will therefore
be assessed on a site by- site basis (given that the ability of each
to contribute towards social inclusion will inevitably vary), our
Client has no objection to this Policy. However, in the event
that this Policy is used as a potential reason to refuse
development moving forward, it is considered that more
measurable
criteria should be included in the Policy, perhaps adopting a
“ranged” approach per criteria and based on the scale and type
of development.
General comments:

Canal and River
Trust
Respondent ref:
A0215
Representation
ref: 2016

Chapter 04: F3
- Inclusive
places

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
n/a
General comments:
The Trust is generally supportive of Policy F3 and welcomes the
recognition given to the role of green infrastructure in point 3.
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Sport England
Respondent ref:
A0403

Paragraph
Chapter 04: F3
- Inclusive
places

Representation
ref: 2348

Legal compliance /
soundness/ duty to
cooperate

Comments
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Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

N/S

Yes - I wish
to
participate in
hearing
session(s)

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Peel Media
(submitted by
Turley and NJL)
Respondent ref:
A1130
Representation
ref: 2288

Chapter 04: F3
- Inclusive
places

Is legally
compliant?:
Yes
Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
Late rep submitted on the 23 April as correction to initial
comments provided on the 20 March 2020
Policy F3 (Inclusive places) acknowledge that the Council
believes that points 2, 3, and 4 will collectively maximise
opportunities for physical activity.
Comments relating to legal compliance, soundness or duty to
cooperate:
Revised Draft Salford Local Plan (RDSLP) 2019 representations
PMML supports the inclusion of a policy that promotes the
development of varied business accommodation including
space for start-ups and small and medium sized enterprises.
This accords with MediaCityUK’s strategy for supporting
business growth, through provision of space for such businesses
in both its existing accommodation and consented space.
It is requested that the text should be amended to include
reference to spaces for ‘innovation’. This is a key sector of the
market which requires specific business accommodation and
supporting its development through Policy F3 accords with the
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Salford Innovation Triangle initiative which should be promoted
throughout the RDSLP as referenced in the addition requested
earlier within paragraph 3.5.
Text amendment proposed with requested additional text
underlined:
‘Providing a varied choice of business accommodation,
including for start-ups, innovation and small and medium
enterprises
(SMEs)’.
Salford Publication Local Plan 2020 Representations
This amendment has now been incorporated into Policy F3 (7)
as follows: ‘Providing a varied choice of business
accommodation, including for start-ups and small and medium
enterprises (SMEs) and spaces for innovation’
Amendments Conclusion/ Status
PMML support the proposed amendments in the SLPDMP with
no changes requested.
General comments:
N/A
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Representation
ref.
M Halpern
Respondent ref:
A1965

Paragraph
Chapter 04: F3
- Inclusive
places

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

Representation
ref: 1862

4.12

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
4.12
Inter-alia this paragraph states “Relatively small modifications
can have a significant impact on the ability of people to enjoy
their local area, such as incorporating appropriate lighting to
reduce the fear of crime, providing places for people to rest and
socialise, etc”.
There is a comparatively new residential development in
Carnarvon Street/King Street, off Wellington Street East, Salford
7, where there is indeed a very useful central green area for
children to play, but the road markings are non-existent. I have
tried to bring this matter to the attention of the Council a
number of times, but so far this has fallen on deaf ears. Cars
coming from Wellington Street East have no indication that
they should be stopping before they get to the “village green”,
some of the road has “bumps” that makes them almost level
with the pavement and thus very young children and others just
wander onto the street and as your document states, “relatively
small modifications can have a significant impact” etc. A few
white lines could make the difference between life and ……. It
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The Casey
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(submitted by
Grimster
Planning)
Respondent ref:
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Chapter 04: F3
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Representation
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N/A

Not specified

is fantastic to have a document that sets out that these things
should be done, but it is even more important to make sure
that they are done.

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
Policy F3 – Inclusive Places
2.6. The guidance contained within this Policy is largely
representative of what would typically be considered to
constitute “sustainable development.” We support the criteria
set out in this Policy, including the need for a variety of business
accommodation, and specifically the need for employment
space to attract new investment from start-up businesses in
addition to small and medium enterprises. It is essential that a
range of employment provision is available within Salford to
attract new investment, whilst at the same time facilitating the
relocation of any existing businesses to new, modern premises.
General comments:
N/A
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Chapter &
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Representation
ref.
The Peel Group
(submitted by
Turley)
Respondent ref:
A0394
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Representation
ref: 2198

Chapter 05
Climate
change general
comments

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:

See separate specific
representation to policy CC1.

Yes - I wish
to
participate in
hearing
session(s)

Is sound?:
No
Complies with the
duty to cooperate?:
Yes

6.1 Peel recognise and fully support the need for the built
environment within Salford to respond positively to the climate
emergency and take significant steps to reduce carbon
emissions and improve climate resilience.
6.2 With respect to the SLP: DMP, Peel note that the general
direction of travel for the climate change policies within the
Plan is to implement the strategic policy objectives of the GMSF
which is to make GM carbon neutral by 2038 with all new
development to be carbon neutral by 2028. Peel have
submitted representations to the GMSF and, with respect to
the carbon neutral target have noted that, whilst laudable, the
target is not supported by any evidence that demonstrates that
this is technically and commercially viable within the GM area.
Paragraph 31 of the NPPF clearly states that any policy within a
Local Plan that seeks a target above the regulatory minimum
must be accompanied by a full viability assessment.
Regrettably, the GMSF did not have this necessary supporting
evidence base and hence the carbon target and associated
policies in its current form are unsound.
6.3 Given that the GMSF is currently unadopted, the SLP: DMP
runs a significant risk in implementing this unfounded policy.
Peel note however that the SLP: DMP does have its own
evidence base document titled ‘Renewable and Low Carbon
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Energy Opportunities, January 2020. Paragraph 1.1 of this
document states that:
“This report set out further justification and background to
Publication Salford Local Plan: Development Management
Policies and Designations (SLP: DMP) policies EG1 (Sustainable
energy), EG2 (Renewable and low carbon energy) and
Figure 14 (locations with the greatest potential for renewable
and low carbon energy).”
6.4 In the absence of any other evidence base documents, Peel
assume that this document is the main evidence base to
support Policies CC1, EG1 and EG2.
6.5 Peel have reviewed this document and note that no specific
evidence is provided to justify the carbon neutral target of 2028
and 2038 respectively and the carbon reduction target as set
out in Policy CC1 (A6) (which is discussed in more detail below).
With respect to the 19% reduction stated in this element of
policy, there appears to be no evidence demonstrating that this
is both viable and deliverable in accordance with Paragraph 31
of the NPPF. With respect to the carbon neutral target it would
appear that the Council is relying on the adoption of the GMSF
as the strategic policy document to justify its inclusion and
therefore not developing a Salford specific evidence base. As a
result, Peel consider this approach unsound and believe that
the Council must either wait for the GMSF to be found sound
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before implementing this policy target or develop their own
evidence base to justify its inclusion.
6.6 Notwithstanding the issue above, Peel have carefully
reviewed the policies within the SLP: DMP that address climate
change, energy and sustainable design and construction and its
comments are provided below.
General comments:

The Wildlife
Trust for
Lancashire,
Manchester and
North
Merseyside
Respondent ref:
A0513
Representation
ref: 1890

Chapter 05
Climate
change general
comments

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
General comments:
OBJECT
Section A) majors on transport carbon emissions, but does not
make clear what are the largest carbon emissions sources
within Salford City District and whether these are being
addressed and used in decision-making in a proportionate
manner.
The policy text should include recognition of potential carbon
emissions from all land use, including agriculture.
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The use of fossil fuels in domestic heating/electricity
consumption; and emissions from land-use would seem likely to
be bigger emitters than fossil-fuelled transport. These should
be given greater prominence and be more ambitious (e.g. retrofitting could include replacement of the gas network with
electricity.).
The first commitment in the policy (“developments should
minimise need to travel” &c) is not necessarily addressing the
biggest impact area and should not be given a
disproportionately greater weighting in decision-making, e.g. by
overriding other considerations such as agricultural land
protection, biodiversity connectivity (contained in the CC1
policy itself (C.15) and in other Publication Local Plan policies),
and in strategic development location proposals such as current
draft Greater Manchester Spatial Framework (GMSF)
allocations 33 and 32.)
This is actually recognised in paragraph 22.9 under the Chapter
on Soils and Agricultural Land but should be strengthened in the
Climate Change policy.
Given the location and nature of high grade soils in Salford City,
where land is used for agriculture it will be important to ensure
that this supports wider environmental objectives, such as
minimising greenhouse gas emissions and enhancing
biodiversity.
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City of Trees
Respondent ref:
A1152
Representation
ref: 2080

Chapter 05
Climate
change general
comments
Highlighted
header box

Chapter 05
Climate
change general
comments

Legal compliance /
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cooperate

Comments

Modifications neccessary

Participation
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Is legally
compliant?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:

Reword the second bullet of
the summary box to read:
"Tackling the negative
impacts of climate change,
particularly on human
health, which are more likely
to be felt by the most
vulnerable - by supporting
clean air proposals wherever
possible and protecting
carbon sink green belt land
within the Salford
boundaries.
Would advise reference to
the GM Tree & Woodland
Strategy ‘All our Trees’ which
maps out to the site level for
the whole of GM where tree
planting is best delivered to
increase resilience to climate
change.

Yes - I wish
to
participate in
hearing
session(s)

Is sound?:
No
Complies with the
duty to cooperate?:
Yes

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Building on Irlam and Cadishead Green Belt does the opposite
of Salford's Climate Change philosophy i.e. "Tackling the
negative impacts of climate change, particularly on human
health, which are more likely to be felt by the most vulnerable."
General comments:

Comments relating to legal compliance, soundness or duty to
cooperate:
5.6 should be reinforcing the need here to both protect and
manage our GI & trees to ensure that they continue to
sequester and store carbon.
General comments:
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Not specified

Respondent /
ref.

Chapter &
policy

Representation
ref.
Mr and Mrs S
Atkinson
Respondent ref:
A1669

Paragraph

Representation
ref: 2098

The Peel Group
(submitted by
Turley)
Respondent ref:
A0394
Representation
ref: 2200

Chapter 05
Climate
change general
comments

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

Criteria A 1-3: this criteria
must apply to the allocation
of land for both employment
and residential development
and consider whether Green
Belt or other designated
areas (such as Greenway)
should be released for
housing in order to secure
substantial modal shift.

Yes - I wish
to
participate in
hearing
session(s)

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Chapter 05:
CC1 - Climate
change

Is legally
compliant?:
Yes
Is sound?:
No
Complies with the
duty to cooperate?:
Yes

N/A
General comments:
These comments have also been recorded as general comments
to the Plan.
The developments that are being considered within the plan
not only contradict what is stated within the plan but also
shows no commitment to honour the Councils promises to
reduce carbon emissions and make Salford a cleaner place to
live.
Comments relating to legal compliance, soundness or duty to
cooperate:
Summary [as set out in the Executive Summary to Peel's
comments]
Peel fully support the ambition of the SLP: DMP to ensure
Salford mitigates and adapts to climate change and delivers
renewable and low carbon infrastructure. However, to make
the policies sound, Peel have suggested a number of
modifications to this suite of policies.
Main comments [Support with modifications]
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Criterion A6: Without this
evidence base this specific

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

6.7 Peel fully support the ambition of the SLP: DMP to ensure
Salford mitigates and adapts to climate change. Peel consider it
essential however that this objective is secured through cooperation between the public and private sector.
6.8 Notwithstanding Peels comments set out above in respect
to the carbon neutral target of 2038 and 2028, Peel would like
to make a number of additional comments and
recommendations to this policy to ensure it is sound. These are
as follows:
• Peel fully support policies CC1 A1-3 which require new
development to be located in sustainable locations to reduce
carbon emissions. In order for this policy to be sound, the
Council must apply this criteria to the allocation of land
for both employment and residential development and
consider whether Green Belt or other designated areas (such as
Greenway) should be released for housing in order to secure
substantial modal shift.
• Policy CC1 A6 introduces an immediate carbon reduction
target for all new development of 19% above Part L 2013 as an
interim measure toward the zero carbon target of 2028. Whilst
Peel are supportive of the need for new
development to reduce carbon emissions, this policy requires
evidence to demonstrate it is commercially and technically
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policy requirement should
be deleted.
Criterion A7: The council
should encourage the
deployment of hydrogen
fuelled energy
infrastructure.

Participation
at hearing
sessions

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

viable. Without this evidence base this specific policy
requirement should be deleted.
• With regard to Policy CC1 A7 Peel agree that the development
of and connection to decentralised energy is an effective
mechanism to help reduce carbon emissions in an urban
environment. With this policy objective in mind however, Peel
consider it fundamental to the soundness and effectiveness of
the policy that any decentralised energy system is not fuelled
by natural gas. With the rapid decarbonisation of the electricity
grid, it is estimated by within the next three/ four years the
carbon content of electricity will be less than natural gas and
therefore any gas fired decentralised energy network will be
ineffective. Furthermore it is also clear that Hydrogen has a
critically important role to play in our decarbonisation agenda
and therefore there is an opportunity for the council to
demonstrate leadership on this issue by encouraging the
deployment of hydrogen fuelled energy infrastructure. To
facilitate this Peel would recommend that supporting text is
included in Policy EG2 below.
General comments:
n/a
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Participation
at hearing
sessions

Respondent /
ref.

Chapter &
policy

Representation
ref.
United Utilities
Water Ltd
Respondent ref:
A0407

Paragraph

Representation
ref: 1853

Chapter 05:
CC1 - Climate
change

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
United Utilities would wish to highlight its support of this policy
and notes the attention to detail paid by the LPA to address the
issue of flood risk from new development and how this is linked
to wider Climate Change mitigation requirements highlighted in
Part C of CC1. This includes the approach to flood risk (Policy
WA4), delivery of green infrastructure (GI1) / bio-diversity
(BG2) and improving water management (WA2).
It is appreciated that CC1 is acknowledging the need for
applications to address the wider picture and demonstrate how
each policy requirement will interact to positively address
Climate Change. United Utilities are more than willing to be
part of any holistic approach resulting from CC1 and would
encourage early dialogue with both the LPA and future
applicants. United Utilities will support applications and
schemes that pro-actively address the management of surface
water through the use of sustainable drainage systems which
have multi-functional benefits as part of a high quality green /
blue water environment and would encourage early dialogue to
address any issues as early in the development process as
possible.
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Respondent /
ref.

Chapter &
policy

Representation
ref.
The Wildlife
Trust for
Lancashire,
Manchester and
North
Merseyside
Respondent ref:
A0513

Paragraph

Representation
ref: 2373

Chapter 05:
CC1 - Climate
change

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
Paragraph 22.8
OBJECT
This, or perhaps a related paragraph, needs to refer not only to
other habitats that are complementary, but to other beneficial
land-uses, and to reference Policy CC1 – Climate change.
Society cannot treat biodiversity-related, climate changerelated and agricultural land-uses as separate: rather, we must
seek to spatially integrate and optimise overall land-use.
Policies on biodiversity, climate change, soil use and agriculture
need to align in optimising the use of land within Chat Moss.
Current major land-uses on Chat Moss, particularly commercial
turf production and industrial agriculture, are causing the
emission of vast quantities of greenhouse gases (cf. Tom Smart,
Natural England – publication expected later this year).
The Wildlife Trust for Lancashire, Manchester & North
Merseyside wishes to see as much land as possible restored to
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Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Bredale
Properties Ltd
(submitted by
Pegasus Group)
Respondent ref:
A0528
Representation
ref: 2147

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

The Council should not be
getting ahead of national
policy [with regards to
energy efficiency standards),
which is expected to come
into effect mid / late 2020.
Bredale consider that the
Council should modify Policy

Not specified

ecologically functional lowland raised bog priority habitat
within the period of the UK Government’s 25-Year Plan for
Nature (2019-44). However, we recognise that, in the shorter
term (e.g. the period of this Local Plan before its next revision),
it would be beneficial, and for more than just biodiversity
reasons, to cease the most damaging land-uses and substitute
these with less damaging alternatives such as “wet” agricultural
production, including paludiculture, though a system of public
payments for public goods, integrating mitigation and offsetting
associated with planning consents with those through agrienvironment payments, to re-wet peatlands to prevent carbon
loss and create biodiversity stepping stones/networks, to create
wetland habitats (“habitat banking” as part of biodiversity net
gain), to restore carbon function (“carbon banking”) etc; in
accordance with identified nature recovery networks.

Chapter 05:
CC1 - Climate
change

Is legally
compliant?:
Not specified
Is sound?:
No
Complies with the
duty to cooperate?:

Such an approach needs to be aimed for consistently in all the
Local Plan policies relating to Chat Moss; Biodiversity; Climate
Change & Soils; and Agricultural Land.
Comments relating to legal compliance, soundness or duty to
cooperate:
This policy states that development shall support Salford
becoming carbon neutral by 2038, by implementing a number
of measures including new build residential development
exceeding the fabric energy efficiency required under Part L of
the Building Regulations 2013 by 19%. It is notable that this
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Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Not specified

policy is setting a target ahead of the Government target of net
Zero Carbon by 2050.

CC1 to align with
Government proposals.

Bredale supports the need to minimise the carbon emissions
and supports moving towards greater energy efficiency
however this should be achieved through the establishment of
a nationally consistent set of standards and a timetable for
achieving any enhancements. These standards and timetable
should be universally understood and technically
implementable.
Bredale acknowledges that the Government has not enacted its
proposed amendments to the Planning & Energy Act 2008 to
prevent the Council from stipulating energy performance
standards that exceed the Building Regulations but consider
that the Council should comply with the spirit of the
Government’s intention of setting standards for energy
efficiency through the Building Regulations. It is Bredale’s
opinion that the Council should not be setting different targets
or policies outside of Building Regulations. Standardisation is
important and will avoid every Council in the country specifying
its own approach to energy efficiency.
The Government consulted on The Future Homes Standard. The
UK has set in law a target to bring all its greenhouse gas
emission to net zero by 2050. New and existing homes account
for 20% of emissions. It is the Government’s intention to future
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policy

Representation
ref.
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Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

proof new homes with low carbon heating and world-leading
levels of energy efficiency. Bredale fully support this target.
The Government wants to create certainty and consistency. The
situation is confusing with decisions about technical
appropriateness, application and enforcement of energy
standards considered by planning officers, committees and
Planning Inspectors rather than by qualified Building Inspectors.
An uplift to Part L standards in 2020 will improve the energy
efficiency of new homes and prepare housebuilders and supply
chains in readiness for the further uplift in 2025 to meet the
Future Homes Standard so there is no need for LPAs to seek
higher standards.
The policy also seeks to incorporate electric vehicle charging
points into new developments and to promote greater water
efficiency. Within this policy these elements appear to be part
of a generally optional list of potential approaches to
addressing the challenges of climate change. No detail is
provided within this policy in relation to the levels of provision
of electric vehicle charging points or water efficiency. Although
it is noted that there are additional policies on these elements
provided within Policies A11 and WA3.
General comments:
N/A
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sessions

Respondent /
ref.

Chapter &
policy

Representation
ref.
David Steel
Respondent ref:
A0564

Paragraph

Representation
ref: 1879

Chapter 05:
CC1 - Climate
change

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
Page 37 - B10
Here B10 states “Securing the restoration of lowland raised
bog, especially within the biodiversity Heartland in Chat Moss”
To this I ask will this include the, in my opinion, the almost
criminally neglected ex Peat extraction site atop Cutnook Lane
(approx 110 hectares) which since the landowners seemingly
decided to keep this land and not sell it as an area to be a
nature reserve after Peat Extraction finished in 2011/2, has
turned into being in the greater parts
•
•
•

An off road bike haven
A place to carry out illegal Hare Coursing
A rubbish dump
•
A place for illegal hunting
Or are the compilers of these documents simply pushing out
platitudes rather than spending their time getting real
conservation carried out within these heartlands?
Page 38 Point 20
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Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Home Builders
Federation
Respondent ref:
A0941

Chapter 05:
CC1 - Climate
change

Representation
ref: 2092

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

The Council should not be
getting ahead of national
policy, which is expected to
come into effect mid / late
2020. The HBF consider that
the Council should modify
Policy CC1 to align with
Government proposals.

Yes - I wish
to
participate in
hearing
session(s)

Here you state at point 20
“Protecting high grade agricultural land…”
I ask How can this be if you plan to start to dismantle it by
building upon it?

Is legally
compliant?:
Not specified
Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
Policy CC1 is not considered to be sound as it is not justified or
consistent with national policy for the following reasons:
This policy states that ‘with new build residential development
exceeding the fabric energy efficiency required under Part L of
the Building Regulations 2013 by 19%, . . . and meet the
standard required by any subsequent revision to Building
Regulations, working towards a target that all new
development shall be zero net carbon from 2028’.
It is noted that this policy is setting a target ahead of the
Government target of net Zero Carbon by 2050. The HBF does
not generally object to encouragement for the need to
minimise the carbon emissions. The HBF supports moving
towards greater energy efficiency via a nationally consistent set
of standards and a timetable for achieving any enhancements
which is universally understood and technically implementable.
The HBF acknowledges that the Government has not enacted
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Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

its proposed amendments to the Planning & Energy Act 2008 to
prevent the Council from stipulating energy performance
standards that exceed the Building Regulations but consider
that the Council should comply with the spirit of the
Government’s intention of setting standards for energy
efficiency through the Building Regulations. It is the HBF’s
opinion that the Council should not be setting different targets
or policies outside of Building Regulations. The key to success is
standardisation and avoidance of every Council in the country
specifying its own approach to energy efficiency, which would
undermine economies of scale for both product manufacturers,
suppliers and developers.
The Government has consulted (ended on 7th February 2020)
on The Future Homes Standard. The UK has set in law a target
to bring all its greenhouse gas emission to net zero by 2050.
New and existing homes account for 20% of emissions. It is the
Government’s intention to future proof new homes with low
carbon heating and world-leading levels of energy efficiency.
This consultation addressed:
•
options to uplift standards for Part L (Conservation of
Fuel & Power) Building Regulations in 2020 and changes to Part
F (Ventilation) Building Regulations. An increase in energy
efficiency requirements for new homes in 2020 will be a
meaningful and achievable stepping-stone to the Future Homes
Standard in 2025. This is expected to be achieved through very
high fabric standards and a low carbon heating system based on
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Representation
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Legal compliance /
soundness/ duty to
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Comments

Modifications neccessary

one of two options. The Governments preferred Option 2
proposes 31% reduction in carbon emissions compared to
current standards (Approved Document L 2013) delivered by
installation of carbon saving technology and better fabric
standards. Both options increase costs for housebuilders
(estimated costs between circa £2,557 - £4,847 per dwelling);
•
transitional arrangements to encourage quicker
implementation; and
•
clarifying the role of Local Planning Authorities (LPA) in
setting energy efficiency standards. The Government is
proposing to remove the ability of LPAs to set higher energy
efficiency standards than those in Building Regulations which
has led to disparate standards across the country and
inefficiencies in supply chains.
The Government wants to create certainty and consistency. The
situation is confusing with decisions about technical
appropriateness, application and enforcement of energy
standards considered by planning officers, committees and
Planning Inspectors rather than by qualified Building Inspectors.
An uplift to Part L standards in 2020 will improve the energy
efficiency of new homes and prepare housebuilders and supply
chains in readiness for the further uplift in 2025 to meet the
Future Homes Standard so there is no need for LPAs to seek
higher standards.
The Council should not be getting ahead of national policy,
which is expected to come into effect mid / late 2020. The HBF
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Participation
at hearing
sessions

Reword point 9 to read:
"Protecting all Green Belt
land and, where
appropriate…"

Yes - I wish
to
participate in
hearing
session(s)

consider that the Council should modify Policy CC1 to align with
Government proposals.
The policy also seeks to incorporate electric vehicle charging
points into new developments and to promote greater water
efficiency. Within this policy these elements appear to be part
of a generally optional list of potential approaches to
addressing the challenges of climate change. No detail is
provided within this policy in relation to the levels of provision
of electric vehicle charging points or water efficiency. Although
it is noted that there are additional policies on these elements
provided within Policies A11 and WA3.
General comments:

Eric Lowndes
Respondent ref:
A1033

Chapter 05:
CC1 - Climate
change

Is legally
compliant?:
Yes

Representation
ref: 2006

B9

Is sound?:
No
Complies with the
duty to cooperate?:
Yes

N/a
Comments relating to legal compliance, soundness or duty to
cooperate:
The building on top of Green Belt in Irlam and Cadishead does
the opposite of paragraph B9 of this policy.
General comments:
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Respondent /
ref.

Chapter &
policy

Representation
ref.
City of Trees
Respondent ref:
A1152

Paragraph
Chapter 05:
CC1 - Climate
change

Representation
ref: 2081

Derwent Group
(submitted by
Aylward Town
Planning
Limited)
Respondent ref:
A1165
Representation
ref: 2310

Legal compliance /
soundness/ duty to
cooperate

Comments

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
Not specified

Chapter 05:
CC1 - Climate
change

Modifications neccessary

General comments:

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

Complies with the
duty to cooperate?:
Not specified

Not specified

B9 – in addition to protecting can you add in ‘managing’. Also
can you include woodlands as landscapes that provide carbon
storage i.e. not juts peat bogs.

Complies with the
duty to cooperate?:
Not specified

Is sound?:
No

Participation
at hearing
sessions

Within Policy CC1, there is very considerable emphasis on
taking all opportunity to deliver development which provides
positive environmental performance including cross-reference
to several other polices of the emerging Plan. The most specific
and stringent element of policy CC1 is contained within clause 6
which requires that:
“Adopting the principles of the energy hierarchy, with new
build residential development exceeding the fabric energy
efficiency required under Part L of the Building Regulations
2013 by 19%, and new build non-residential development of
1,000m2 or more achieving at least BREEAM very good or an
accepted equivalent, and meet the standard required by any
subsequent revision to building regulations, working towards a
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The Examination should
rigorously test that the
“policy on” implications have
been assessed and consider
how to proceed if it cannot
be shown to result in no
impact on the delivery of
viable development in all
parts of the District across
the Plan period.

Not specified

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

1. There needs to be an
addition of recognizing the
topic of embodied carbon in
existing and new
development. The topic is an
ever increasing issue due to
the decreasing carbon
emissions of the national
grid. Once the national grid
become 100Percent
renewable there will only be
Embodied Carbon left to
resolve. WHY are we waiting
to acknowledge and tackle

Yes - I wish
to
participate in
hearing
session(s)

target that all new development shall be zero net carbon from
2028 (in accordance with policy EG1)“
Whilst we support the general principles that underpin Policy
CC1, we would expect that through the Examination that the
“policy on” implications of this policy and a range of other
policies have been properly tested. We welcome the
recognition that BREEAM may not necessarily represent the
best metric to measure sustainable development and the latent
opportunity to utilise a different metric.
General comments:

Steven Ball
Respondent ref:
A1958
Representation
ref: 1813

Chapter 05:
CC1 - Climate
change
General list of
topics and
monitoring

Is legally
compliant?:
Yes
Is sound?:
No
Complies with the
duty to cooperate?:
Yes

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
1. Currently the Climate Change Policy CC1 does not recognize
Embodied Carbon. As the National Power Grid de-carbonizes
which is beyond the control of Salford Council, a large portion
of what the Council is trying to achieve will be gifted to them in
terms of Emissions reductions.
2. There is no mention of adapting local building regulations or
planning conditions to make building new developments linked
to reacting to climate change. The two are inseparable topics.
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3. Your brief table on "Monitoring" is to be honest a joke. If we
do not have a method of understanding our "starting position"
how are we to ever understand our development, loss, gain,
change over the coming years as we move towards the 2037
target year. There is no written goal in the plan about working
towards a "net-zero" city from an emissions point of view. This
should feature heavily as an indication of your recognition of
this goal.

this issue. The embodied
carbon of our building
materials are often realised
in other countries. That is no
reason to discount the topic.

Clarity of reporting is essential. Currently you do not mention
annual reporting of CO2 emissions per Capita or even set out a
baseline, nothing.
You have no idea what you are trying to achieve and or what
you are currently doing with regards to CO2 emissions or
embodied carbon in new or existing development.
4. Baseline Definition of reporting C02 from a "ACTUAL IMPACT
OF COUNCIL MEASURES" point of view. In order to honestly
communicate what the Council has done, not what the national
grid have done to gift you a carbon emissions reduction, the
Council should only be reporting on reduction AFTER removing
carbon reductions from the ever decreasing carbon emissions
of the National Grid. This is what will give the council
accountability and a real platform from which to be proud of or
shamed for their actions over the next few years.
General comments:
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2. How can local planning
conditions and building
regulations be modified to
begin to actual change in the
way buildings are produced.
Embodied carbon bench
marking and assessments of
all new buildings should be
mandatory to help begin the
"monitoring" you are doing.
You have no eyes on the
topic of Carbon otherwise.
e.g.. Building Regulations
should begin to stipulate the
procurement of FSC sourced
timber products to
guarantee that sequestered
carbon can be accounted for
in production of the timber,
thus reducing the embodied
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n/a

carbon of the building it is
being used to build.
Building regulations should
stipulate some form of
Cement substitution is
required for ALL concrete
mixes at a minimum of
20Percent substitution to
reduce the Embodied
Carbon of all future
buildings. This is simple
policy change that will have
immediate impacts on NET
CARBON of future
developments.
3. The council has to do far
more studies of its current
positions to at least paint a
starting position to begin
monitoring from. There will
be a lot of work to do to
gauge this CO2 per capita,
but it is essential if we are
ever to meet our targets and
or be accountable.
There should be a stipulation
that all new developments
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The Casey
Group
(submitted by
Grimster
Planning)
Respondent ref:
A1978

Chapter 05:
CC1 - Climate
change

Representation
ref: 1964

Legal compliance /
soundness/ duty to
cooperate

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments

Modifications neccessary

Comments relating to legal compliance, soundness or duty to
cooperate:
3.1. Section 14 of the NPPF sets out the need for Local Plans to
adopt a proactive approach to mitigating and adapting to
climate change. Policies are required to ensure the future
resilience of communities and infrastructure to climate change
impacts, such as providing space for physical protection
measures, or making provision for the possible future
relocation of vulnerable development and infrastructure.
Policy CC1 – Climate Change
3.2. Having regard to the above guidance, Policy CC1 sets out a
number of measures by which Salford will aim to become
carbon neutral by 2038. This includes minimising carbon
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are required to produce
some sort of CO2
assessment for Embodied
Carbon and Emissions in use.
This can be used to
benchmark all new
developments and gather
data for future policy
changes. In some scenarios
this information can then be
used for much wider data
gathering exercises.
N/A
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emissions through a range of measures, including directing new
development to those sites/locations which minimise the need
to travel and maximises the use of sustainable travel, the
efficient use of land, and electric vehicle charging (amongst
others).
3.3. On review of the Policy, it is noted that no reference is
currently made to the potential expansion of existing
employment areas where the opportunity exists to do so. It is
considered that the expansion of existing employment areas,
even small-scale, should be considered by the Council as a
means to address climate change; ultimately, the majority of
those areas will already be sustainable and occupied by existing
businesses, and thus already subject to existing vehicular
movements.
3.4. Expanding existing employment areas will, to some degree,
reduce the pressure on the need for new, large-scale
employment land releases which would inevitably have a
greater impact on the environment and the ability to achieve a
carbon neutral Salford by 2038. This includes the need for less
infrastructure investment and delivery, given that the majority
of existing employment areas will already be well-served by
services and road infrastructure, and in turn deliverable in a
shorter time period without the need for any Government and
potential ‘gap’ funding.
General comments:
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Participation
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N/A

Yes - I wish
to
participate in
hearing
session(s)

n/a

Yes - I wish
to
participate in
hearing
session(s)

N/A

Professor David
Yates
Respondent ref:
A0032
Representation
ref: 1842

The Peel Group
(submitted by
Turley)
Respondent ref:
A0394
Representation
ref: 2205

Chapter 06
Efficient and
coordinated
use of land general
comments

Is legally
compliant?:
Yes

Creating a
fairer Salford
text box

Complies with the
duty to cooperate?:
Yes

Chapter 06:
EF1 - Efficient
use of land

Is legally
compliant?:
Yes

Is sound?:
Yes

Is sound?:
Yes
Complies with the
duty to cooperate?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
The opening paragraph (p37) mentions the importance of
minimising the loss of green space. It should be more positive
and emphasise that SCC will also endeavour to INCREASE the
provision of green space
Comments relating to legal compliance, soundness or duty to
cooperate:
Summary [as set out in the Executive Summary to Peel's
comments]
Peel recognises the importance of utilising previously
developed land. However, there is insufficient previously
developed land within the City to deliver the full range of
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Remove the reference to
Green Belt land.
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to
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housing and employment needs - additional sites will be need
to be released to meet these needs.
Main comments [Support with comments]
7.6 Peel supports the objectives of Policy EF1 and recognises
the importance of re-using previously developed land in
accordance with national policy.
7.7 However, as expressed above and in previous
representations, there is insufficient previously developed land
within the City to deliver the full range of housing needs and
that greenfield sites will need to be released to accommodate
these needs.
General comments:

Eric Lowndes
Respondent ref:
A1033

Chapter 06:
EF1 - Efficient
use of land

Is legally
compliant?:
Yes

Representation
ref: 2004

6.2

Is sound?:
No
Complies with the
duty to cooperate?:
Yes

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
The use of the words "this will help to minimise the potential
need for the development of greenfield and Green Belt land, or
other sensitive sites" could be interpreted as double speak for
"we will develop greenfield and Green Belt land.
This needs to be clearer and more honest. For decades we have
been told that Green Belt will not be built upon. Even in this
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document it is clear that Green Belt will be protected unless it
can be re-designated.
General comments:

Peel Media
(submitted by
Turley and NJL)
Respondent ref:
A1130
Representation
ref: 2289

Chapter 06:
EF1 - Efficient
use of land

Is legally
compliant?:
Yes
Is sound?:
No
Complies with the
duty to cooperate?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:
Policy EF1 Efficient use of land
Revised Draft Salford Local Plan (RDSLP) 2019 representations
PMML supports the efficient use of land and high-density
development at Salford Quays, where it is appropriate by virtue
of its context, character, accessibility and the range of
amenities in the locality to support the growth agenda of the
RDSLP.
Salford Publication Local Plan 2020 Representations
This policy has been retained and unamended.
Amendments Conclusion/ Status
PMML continue to support the proposed policy in the SLPDMP
with no changes requested.
General comments:
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Chapter &
policy

Representation
ref.

Paragraph

Derwent Group
(submitted by
Aylward Town
Planning
Limited)
Respondent ref:
A1165

Chapter 06:
EF1 - Efficient
use of land

Representation
ref: 2311

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

N/A

Not specified

N/A

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
Policy EF1 is particularly focused upon development density and
encourages density to respond to locations which are highly
accessible and also to reflect local character and distinctiveness.
In the case of Derwent’s assets at Walkden town centre, this is
a highly accessible location and we would note that the built
form is already of more than domestic scale. This would
represent a location that could accept density, subject of course
to design and masterplanning as may be necessary.
General comments:
N/A
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Chapter &
policy

Representation
ref.
The Casey
Group
(submitted by
Grimster
Planning)
Respondent ref:
A1978

Paragraph

Representation
ref: 1965

Chapter 06:
EF1 - Efficient
use of land

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

4.1. The need to provide for the efficient use of land is set out
in Section 11 of the NPPF. Whilst this is largely tailored towards
residential development, it can be equally applicable to all
forms of development and thus should form the basis of
relevant policies contained in the PDLP.
Policy EF1 – Efficient Use of Land
4.2. It is noted that this Policy supports the opportunity to reuse previously developed land which may require remediation
as a result of it being despoiled, degraded, derelict,
contaminated or unstable. The principle of supporting the reuse of previously developed land is consistent with the NPPF,
and is not one which our Client objects to.
4.3. Notwithstanding this, the redevelopment of brownfield
sites will inevitably give cause to issues of deliverability and
viability associated with such sites given the high abnormal
costs typically associated with remediation works. Further, this
can preclude the ability of such sites to satisfy other policies
contained in the PDLP, in particular those which require a
planning obligation. It is therefore imperative that in identifying
its site allocations, the Council has regard to these issues given
their ability to impact on the Council’s development and spatial
strategy up to 2038. This should be considered
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n/a

No - I do not
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comprehensively as part of a sustainability appraisal of sites,
including their
viability.
4.4. To this end, our Client would encourage the Council to
adopt a balanced approach to the identification of its site
allocations, comprising a mix of brownfield and greenfield sites
to meet the future employment and housing needs of the City.
Where the opportunity exists to develop on brownfield and
under-utilised greenfield sites outside of the Green Belt, this
should be comprehensively assessed in accordance with the
requirements of paragraph 137(a) of the NPPF.
General comments:

Canal and River
Trust
Respondent ref:
A0215
Representation
ref: 2017

Chapter 06:
EF2 Coordinated
development

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
n/a
General comments:
The Trust supports Policy EF2 and the requirement that
development on individual sites should be guided by a
masterplan for the wider area to secure consistency, ensure
that development properly supports the success of the wider
area and that the cumulative impact of development is properly
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The Peel Group
(submitted by
Turley)
Respondent ref:
A0394

Chapter 06:
EF2 Coordinated
development

Representation
ref: 2206

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

The Plan should be amended
to require the advance
agreement of a
masterplan/SPD only for
those sites where this is
necessary. In respect of
other sites, the
comprehensive development
of sites can be secured
through masterplans
developed and agreed
through the development
management process.

Yes - I wish
to
participate in
hearing
session(s)

assessed. We consider that such a policy is consistent with the
Trust aspirations for a coordinated approach to development
likely to impact upon the line of the MB&B as outlined above. [
see comments on the Revised Draft Local Plan]

Is legally
compliant?:
Yes
Is sound?:
No
Complies with the
duty to cooperate?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:
Summary [as set out in the Executive Summary to Peel's
comments]
The inclusion of a requirement for a statutory masterplan/ SPD
to be adopted for the sites to be allocated through the GMSF
before development can commence is not justified and is
therefore unsound.
Main comments [Object]
7.8 The inclusion of a requirement for a statutory masterplan /
SPD to be adopted for the sites to be allocated through the
GMSF before development can commence is not justified and is
therefore unsound.
7.9 In essence, policy EF2 prevents development on any site
allocated for development through the GMSF commencing until
a masterplan or SPD has been developed with the local
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Chapter &
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Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

community and other stakeholders, and endorsed or adopted
by the city council.
7.10 Consistent with its representations to the Revised Draft
GMSF, Peel objects to the requirement for a masterplan / SPD
to be adopted for the allocations proposed in the GMSF before
development can commence.
7.11 The purpose of this approach is said to be to ensure that
the allocations are planned in a comprehensive manner,
including in relation to infrastructure delivery. Peel supports the
intent of this policy but considers its drafting to be overly
prescriptive and unsound.
7.12 The requirement for the identified sites to be subject to a
statutory masterplan/SPD and the restriction that no
development can commence until such a masterplan/SPD
national policy which seeks to avoid pre-commencement
conditions unless there is clear justification (NPPF paragraph
55).
7.13 There is a significant risk that the proposed requirement
would unnecessarily lengthen – rather than shorten – lead-in
times for new development. It is noted that the advance
preparation of a masterplan/SPD could help to address key
planning issues, thereby facilitating a swifter planning
application process. However, in respect of the identified sites
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Participation
at hearing
sessions

N/A

Not specified

to which the policy requirement would apply, the allocations
are under the control of a single landowner or developer.
7.14 The Plan should be amended to require the advance
agreement of a masterplan/SPD only for those sites where this
is necessary. In respect of other sites, the comprehensive
development of sites can be secured through masterplans
developed and agreed through the development management
process.
General comments:

United Utilities
Water Ltd
Respondent ref:
A0407
Representation
ref: 1851

Chapter 06:
EF2 Coordinated
development

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
United Utilities is again supportive of the above policy within
the Local Plan. As referenced in our previous representations
and discussions with the LPA, the experience of United Utilities
is that where allocations are large and in multiple ownership,
the achievement of sustainable development can be
compromised by developers/applicants working independently.
This can lead to issues between interconnecting infrastructure
between phases of development. We are pleased to see the
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Comments
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LPA use the above policy to influence a co-ordinated approach
to ensure sustainable development from both the GMSF and
future Local Plan allocations. We believe this is in the best
interests of achieving challenging delivery targets from
allocated sites in the most sustainable and co-ordinated
manner.
Although the sites identified in Salford for Green Belt release as
part the draft version of the GMSF are close to existing
infrastructure assets, they are located on the fringe/limits of
the existing water supply and/or sewerage infrastructure
networks. The network in these areas generally are of size that
reflect their greenfield location. The current infrastructure may
have limited capacity to support the planned growth. Providing
a co-ordinated approach to infrastructure by collaborating with
United Utilities will result in providing assets required to
support the planned growth. Any growth needs to be carefully
planned to ensure new infrastructure provision does not cause
any unexpected delays to housing delivery should the Local Plan
allocate land for future development within the Green Belt.
Consistent with GMSF draft policy GM-D1, the Local Plan should
ensure future applicants provide evidence of early dialogue
between developers and infrastructure providers to identify the
infrastructure needs arising from new development and
ensuring that these are addressed through building design,
utility networks and connections in time to serve Green Belt
release sites. Most importantly, the Local Plan should ensure
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applicants prepare an infrastructure phasing and delivery
strategy all strategic sites in Salford going forward. An
infrastructure strategy should be prepared for all significant
allocations to identify when and where build out will be
delivered by different developers or in phases. This strategy
must demonstrate co-ordination between any phases of
development.
Although we encourage the approach taken in Policy EF2, it is
noted there is a lack of reference to phased development and
how this should be managed. We would therefore recommend
the following policy is inserted into Policy EF2 at your
preference:
"A comprehensive, site wide Infrastructure Strategy shall be
submitted as part of any planning application for any strategic
allocation. The Strategy shall demonstrate communication with
infrastructure providers and outline how each phase interacts
with other phases. When necessary, the Strategy must be
updated to reflect any changing circumstances between each
phase(s). The entire allocation shall only be carried out in
accordance with the most recent site wide Infrastructure
Strategy. Any associated strategies, such as for foul and surface
water drainage, must be consistent with the updated site wide
Infrastructure Strategy."
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Respondent ref:
A0564

Paragraph

Representation
ref: 1880

Chapter 06:
EF2 Coordinated
development

Legal compliance /
soundness/ duty to
cooperate

Comments
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Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

N/a

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Highways
England
Respondent ref:
A0643
Representation
ref: 2212

Chapter 06:
EF2 Coordinated
development

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
7.6
Here you state “GMSF is proposing to take a SMALL number of
sites out of the Greenbelt in Salford…” - I roam most of these
areas a great deal in my wildlife recording and I must tell you
that these are large and significant areas of land for wildlife and
I feel you are being at the very least disingenuous when you use
the term ‘small’…shame on you.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/a
General comments:
It is recommended that, where appropriate, Highways England
is engaged during the preliminary stages of any masterplan
discussions to ensure that the SRN is considered and assessed
at the earliest stages of the development process.
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Representation
ref: 2215

Chapter 06:
EF2 Coordinated
development

Legal compliance /
soundness/ duty to
cooperate

Comments
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Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/a

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/a
General comments:
It is noted that the document highlights that whilst masterplans
and development frameworks may not be required in the
majority of cases, they may be required in some locations to
ensure that development is co-ordinated in a thorough manner,
which is of particular importance when co-ordinating the
delivery of infrastructure.
Regarding sites that may be allocated within Salford through
the Greater Manchester Spatial Framework, the document
states:
“If any sites in Salford are allocated in the Greater Manchester
Spatial Framework, then they will, by definition, be of strategic
importance. Hence it will be important for each of them to be
subject to a masterplan in accordance with the following
policy.”
Considering both elements relating to Masterplanning for both
non-GMSF and large-scale Local Plan sites, it is recommended
that, where appropriate, the Local Authority engages Highways
England during the preliminary stages of any Masterplanning
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Peel Media
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Chapter 06:
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Representation
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Participation
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In addition to the core points
set out in the previous 2019
representations to the
RDSLP, PMML proposes the
following amendment:
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discussions to ensure that the SRN is considered and assessed
at the earliest stages of the development process.

Is legally
compliant?:
Yes
Is sound?:
No
Complies with the
duty to cooperate?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:
Policy EF2 Coordinated development
Revised Draft Salford Local Plan (RDSLP) 2019 representations
PMML acknowledges that masterplans can be a useful tool to
ensure a coordinated development strategy across an area in
specific circumstances.
However, concern that a policy requirement for masterplans
may lead to a prevalence of them across the City and risk delay
to development whilst they are being prepared and discussed.
Noted that masterplanned development must make provision
for ‘supporting infrastructure’. Risk that limits may be imposed
on development within masterplanned areas until such
strategies have been finalised, which is contrary to the City’s
growth agenda.
Salford Publication Local Plan 2020 Representations
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‘Development will not be
permitted if it would
unacceptably hamper or
reduce the development
options for adjacent sites or
the wider area.
Development must make
provision for, and be phased
with, relevant supporting
infrastructure, facilities, and
appropriate environmental
mitigation, appropriate to
the scale of development
proposed.’
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Comments
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In addition to the core points set out in the previous 2019
representations to the RDSLP, PMML proposes the following
amendment:
‘Development will not be permitted if it would unacceptably
hamper or reduce the development options for adjacent sites
or the wider area. Development must make provision for, and
be phased with, relevant supporting infrastructure, facilities,
and appropriate environmental mitigation, appropriate to the
scale of development proposed.’
Amendments Conclusion/ Status
Repeat of the core points in the enclosed 2019 RDSLP
representations and proposed amendment.
Additional comments submitted on separate form
Not sound by reason of not being consistent with other policies
within the plan and the city’s positive growth strategy.
Minor modifications to the policy text are suggested within the
submitted representations to assist with providing further
clarification.
General comments:
N/A
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Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

Is sound?:
Yes
Complies with the
duty to cooperate?:
Not specified

Policy EF2 then moves on to consider the opportunities for
development proposals to be co-ordinated with the local
authority and developed in engagement with local
stakeholders. This is important where proposals are significant
by scale and effect, but less so for proposals which have limited
impact on communities.
For completeness, we extract paragraphs 6.5 and 6.6 of the
accompanying text below. It states:
“Whilst masterplans and development frameworks will not be
required in the majority of cases, they may be necessary in
some locations to ensure that development is properly coordinated and contributes to high quality neighbourhoods. This
will be especially important for coordinating infrastructure
delivery. It is anticipated that organisations other than the city
council may produce masterplans/frameworks. However,
where this occurs, it will be important for the city council to be
involved at all stages of their production so as to ensure that
the masterplans/frameworks properly meet policy
requirements and to minimise the potential for delays in
determining any associated planning applications. The content
of the masterplan/framework is to be agreed with the city
council, and its scope should address the relevant issues having
regard to the individual needs of the site.“
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If any sites in Salford are allocated in the Greater Manchester
Spatial Framework, then they will, by definition [1], be of
strategic significance. Hence, it will be important for each of
them to be subject to a masterplan in accordance with the
following policy.“
Through reference to the above, whilst GMSF sites will need to
be subject to a masterplan this will be optional or advisory for
other significant sites. It is noted and welcomed that the
Council recognises that (on occasion) a developer may wish to
proceed with a masterplan process directly albeit with
engagement by the Council. This is important and welcomed
because the development industry recognises that the resource
of the planning authority is limited. Through this more flexible
approach, there is the opportunity to accelerate the delivery of
jobs and investment upon key sites.
We set out for completeness that Derwent does intend (over
the course of the Plan period) to work with the Council to
reconsider the proposition at Walkden town centre to tackle
areas of long-term vacancy by rationalising retail space and
introducing opportunities for town centre living. We recognise
that this type of change may require consideration of a
masterplan and to that extent we do support the ambitions of
Policy EF2 which is concerned with Co-ordinated development.
In the case of Walkden town centre, it will be important to note
that this masterplan will take time but also that development
viability is not straightforward in this location.
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The policy should be
amended to be clear that
mitigation needed to realise
development opportunities
will be identified and
secured where necessary but
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through public sector
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Derwent will look to the Council to act pragmatically and
proactively to allow further major investment into the town
centre to continue through a new phase. This will allow the
stakeholders to work together with confidence that the
following strand of Policy EF2 can be complied with in
confidence:
“Development will not be permitted if it would unacceptably
hamper or reduce the development options for adjacent sites
or the wider area. Development must make provision for, and
be phased with, supporting infrastructure, facilities, and
appropriate environmental mitigation.”
General comments:
The Peel Group
(submitted by
Turley)
Respondent ref:
A0394
Representation
ref: 2207

Chapter 07:
PC1 - Planning
conditions and
obligations

Is legally
compliant?:
Yes
Is sound?:
No
Complies with the
duty to cooperate?:
Yes

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
Summary [as set out in the Executive Summary to Peel's
comments]
Peel objects to the approach to the delivery of mitigation and
infrastructure improvements needed to facilitate the
development of individual sites. This conflicts with national
planning policy and is therefore unsound.
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Main comments [Object]
7.15 Peel objects to the approach to the delivery of mitigation
and infrastructure improvements needed to facilitate the
development of individual sites. This conflicts with national
planning policy and is unsound.
7.16 Peel has raised a number of objections with respect to the
Revised Draft GMSF which seeks to secure transport
infrastructure improvements largely through Section 106
contributions associated with development proposals. Policy
PC1 of the SLP: DMP suggests a similar approach. This reflects
that the plan, as a whole, does not set out a clear and
deliverable Infrastructure Delivery Plan to secure the necessary
infrastructure improvements to facilitate the growth of the City
and has had no regard to the wider infrastructure investment
strategy for the conurbation.
7.17 The policy ignores that work is being undertaken at the
public sector level to secure investment in infrastructure to
realise the growth ambitions of the conurbation, as set out in
section 2 above. It seeks to place the burden of delivering such
improvements on individual developments which will be to the
detriment of their viability and ability to provide other forms of
planning gain such as affordable housing. This will significantly
undermine the delivery of the plan as a whole. It is a
fundamental conflict with national planning policy, unlawful in
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growth.

Participation
at hearing
sessions

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

N/A

Not specified

being at odds with the Community Infrastructure Levy
Regulations 2010 and is unsound.
7.18 The policy should be amended to be clear that mitigation
needed to realise development opportunities will be identified
and secured where necessary but that this may be secured/part
secured through public sector funding and the implementation
of an Infrastructure Delivery Plan which will provide the
platform for the City’s growth.
General comments:

Sport England
Respondent ref:
A0403
Representation
ref: 2349

Chapter 07:
PC1 - Planning
conditions and
obligations

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Late rep submitted on the 23 April as correction to initial
comments provided on the 20 March 2020
Policy PC1 Planning conditions and obligations – Sport England
acknowledge the changes made by adding ‘sports’, and the
cross reference to Policy R1. However, this confirms our earlier
concerns and whilst one assumes that this includes sports
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United Utilities
Water Ltd
Respondent ref:
A0407

Chapter 07:
PC1 - Planning
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Representation
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7.3

Legal compliance /
soundness/ duty to
cooperate

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments

pitches and playing fields it is not clear. It casts further doubt as
to whether it includes ancillary facilities that support playing
field/sports sites, other built outdoor sports facilities or the
need for indoor sport. Whilst you have decided not to include a
separate category as we suggested this adds further doubt for
Sport England about what this does or doesn’t include. Sport
England suggestion of inclusion of a separate category for
Indoor/Outdoor Sport facilities would link to Salford’s Playing
Pitch Strategy and Indoor Built Facilities Strategy that helps
provide the evidence that would underpin a separate category.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
United Utilities has referenced in this consultation the
opportunities to provide open space for the use of genuine,
above ground sustainable drainage systems (SuDS). We would
advise the LPA to create a link between the green/blue
infrastructure referenced above and clearly define the
relationship with open space and any requirements. One
example is to use the Local Plan to define proposed informal
open space and the relationship to SuDS provision/green
infrastructure requirements. Defining the relationship between
open space and green infrastructure will provide future
applicants with a clarity on expectations from going forward. It
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Bredale
Properties Ltd
(submitted by
Pegasus Group)
Respondent ref:
A0528

Chapter 07:
PC1 - Planning
conditions and
obligations

Representation
ref: 2165

Legal compliance /
soundness/ duty to
cooperate

Comments
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We ask that the Council
revise this policy to ensure
that the policy provides
sufficient flexibility so that it
is justified and effective.

Not specified

will also provide the LPA greater ability to influence the
relationship between green/blue infrastructure and open space
as applications are being determined. We would urge you to
discuss this matter further with the Lead Local Flood Authority
(LLFA) and we are happy to discuss this further.

Is legally
compliant?:
Not specified
Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
Bredale support the flexible wording in this policy which allows
for circumstances where there may be a need to reduce the
level of planning obligations provided on viability grounds. They
do, however, reiterate the HBF’s concerns that the proposed
clawback mechanism could create an impediment to
development, particularly for the deliverability of sites that may
be phased or implemented over a long period of time.
General comments:
N/A
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Respondent /
ref.

Chapter &
policy

Representation
ref.
Home Builders
Federation
Respondent ref:
A0941

Paragraph

Representation
ref: 2105

Chapter 07:
PC1 - Planning
conditions and
obligations

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/a

Yes - I wish
to
participate in
hearing
session(s)

Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

Policy PC1 is not considered to be sound as it is not positively
prepared or effective for the following reasons:
This policy states that development will be permitted with
reduced planning obligations compared to policy requirements,
it then provides circumstances when this could happen. This
includes:
•
Where an applicant has submitted a viability appraisal
that is based upon and refers back to the viability assessment
that has informed this plan and provides evidence of what has
changed since then.
•
Where the value of the planning obligations has been
maximised having regard to likely viability.
•
Where a clawback mechanism has been incorporated
into a legal agreement, where appropriate, to ensure that
additional mitigation is provided if final development viability is
better than anticipated in the viability assessment.
•
The benefits of the development outweigh the lack of
full mitigation for its impacts, having regard to other material
considerations.
The policy states also states that the viability appraisal will be
published prior to the determination of the planning
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Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

application, unless there are exceptional circumstances and
then a summary will be published.
The HBF consider it can be beneficial to include a policy that
acknowledges there may be circumstances where reduced
planning obligations are appropriate. However, it is important
that the policy does not create unnecessary uncertainty and
additional risk for developers. For example, a clawback
mechanism could create an impediment to development
particularly for the deliverability of sites that may be phased or
implemented over a long period of time.
General comments:

City of Trees
Respondent ref:
A1152
Representation
ref: 2082

Chapter 07:
PC1 - Planning
conditions and
obligations

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/a
Comments relating to legal compliance, soundness or duty to
cooperate:
7.2 focuses on Biodiversity Net Gain but planning conditions
should also include other types of GI which can address specific
issues such as Urban Heat Island, air quality, flooding etc. From
a tree perspective the All Our Trees maps pin point where these
needs can be addressed through tree planting right down to the
street tree level.
General comments:
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Not specified

Respondent /
ref.

Chapter &
policy

Representation
ref.
The Casey
Group
(submitted by
Grimster
Planning)
Respondent ref:
A1978

Paragraph

Representation
ref: 1966

Chapter 07:
PC1 - Planning
conditions and
obligations

Legal compliance /
soundness/ duty to
cooperate

Comments

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Modifications neccessary

Participation
at hearing
sessions

5.4. It is noted that the Policy Not specified
identifies a number of
priorities for the use of
planning obligations. Our
Guidance on the use of planning conditions and planning
Client has no objection to
obligations is set out in the NPPF and the NPPG, and should
serve as the reference for the formulation of such policies in the the content of this list, albeit
it may be appropriate to
PDLP.
insert the words “and
subject to the scale and
Policy PC1 – Planning Conditions and Obligations
nature of development”
5.2. Our Client has no objection to the use of planning
after “in no order of
conditions and obligations where they satisfy the tests set out
prioritisation.” Ultimately,
in Paragraph: 003 Reference ID: 21a-003-20190723, and
not all development
paragraph 56 of the NPPF
proposals will be required to
respectively (including Regulation 122(2) of the Community
make a financial contribution
Infrastructure Levy Regulations 2010.
towards all/any of these
priorities.
5.3. The Council should seek to minimise the number of precommencement conditions imposed on new development, and
where these are required the Council should secure the written
agreement of the Applicant with the exception of those
circumstances set out in the Town and Country Planning
(Precommencement Conditions) Regulations 2018.
5.4. It is noted that the Policy identifies a number of priorities
for the use of planning obligations. Our Client has no objection
to the content of this list, albeit it may be appropriate to insert
the words “and subject to the scale and nature of
development” after “in no order of prioritisation.” Ultimately,
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Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

not all development proposals will be required to make a
financial contribution towards all/any of these priorities.
5.5. In respect of “reduced planning obligations,” our Client
welcomes the ability for developers to prepare and submit an
independent viability appraisal to the Council for consideration,
should it be necessary to do so.
5.6. However, to some degree this ties in with our earlier
comments regarding the need for the Council to ensure that its
site allocations are deliverable and viable at the plan-making
stage thus negating the need for viability
discussions/negotiations down the line during the planning
application process (thus causing delay to delivery). Whilst the
focus on the re-use of previously developed land is not
something which our Client objects to, it does need to form
part of a balanced approach towards land release over the PDLP
Plan period.
General comments:
N/A
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Participation
at hearing
sessions

Respondent /
ref.

Chapter &
policy

Representation
ref.
The Retirement
Housing
Consortium
(submitted by
the Planning
Bureau)
Respondent ref:
A2014

Paragraph

Representation
ref: 2121

Chapter 07:
PC1 - Planning
conditions and
obligations

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

The Council must have a
separate affordable housing
target for retirement
housing which reflects the
true cost of development.

Not specified

Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

Comment also recorded against Assessment of Residential
Viability report.
Policy PC1 (Reduced Planning Obligations) allows for (i) reduced
planning obligations where “the applicant has submitted a
viability appraisal that is based upon or refers back to the
viability assessment that has informed this plan”.
It is vitally important, therefore, that the specific viability
assumptions in the local plan testing reflect the true costs of
developing retirement and extra care housing. We have a
number of specific concerns in this regard which are set out in
our representation below. This should lead to a discrete
assessment of the realistic and achievable target for affordable
housing on sites where retirement housing is being provided. It
is a concern that the current assumptions will lead to an
unrealistic target for affordable housing being set on these sites
and will therefore, unnecessarily and unfairly, lead to
retirement housing being unable to compete against
mainstream residential developers.
General comments:
N/A
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Respondent /
ref.

Chapter &
policy

Representation
ref.
The Retirement
Housing
Consortium
(submitted by
the Planning
Bureau)
Respondent ref:
A2014

Paragraph
Chapter 07:
PC1 - Planning
conditions and
obligations

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

A clawback should not be
applied to retirement
housing developments.

Not specified

It is usual for the uplift to be
shared 50:50 between the
developer and the Council
and this should be made
clear in the policy.

Not specified

Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

Representation
ref: 2123

Policy PC1 (Reduced Planning Obligations) allows for (iii) “a
clawback mechanism … to ensure that additional mitigation is
provided if final development viability is better than anticipated
in the viability assessment”.
A clawback is particularly onerous for retirement housing
providers because of the long sales periods and the inherent
risks that this brings. On a typical 40 units scheme for instance,
the sales period is likely to be over three years during which
time there will be economic fluctuations.
General comments:

The Retirement
Housing
Consortium
(submitted by
the Planning
Bureau)
Respondent ref:
A2014
Representation
ref: 2124

Chapter 07:
PC1 - Planning
conditions and
obligations

Is legally
compliant?:
Not specified
Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
Clawback - Policy PC1 does not make it clear how any future
uplifts are to be secured if there is an improvement in viability.
General comments:
N/A
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Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

The Retirement
Housing
Consortium
(submitted by
the Planning
Bureau)
Respondent ref:
A2014

Chapter 07:
PC1 - Planning
conditions and
obligations

Representation
ref: 2125

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

A commuted sum should
relate fairly and reasonably
to the development. It
should be broadly equivalent
to the contribution that
would have been provided
had the affordable housing
been provided on site. To do
this we should use the
residual value of the scheme
with no affordable housing
and the scheme with the
policy compliant sum of
affordable housing. This
should be explained in full in
Policy PC1 or any
supplementary planning
document.

Not specified

Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

Policy CP1 does not suggest a method for assessing the
maximum contribution which would be included in any S106
planning obligation. This should be no more than the amount
that would be required to meet the policy target percentage of
affordable housing. If the contribution is by way of a commuted
sum (which is the most likely form of contribution from
retirement housing) then this should be based on a sound
formula that relates directly to the affordable housing
contribution that would have been provided had the affordable
housing been provided on site. The formula is set out in 5.
Below.
General comments:
N/A
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Respondent /
ref.

Chapter &
policy

Representation
ref.
Sport England
Respondent ref:
A0403

Paragraph

Representation
ref: 2350

Chapter 08
Area policies general
comments

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

n/a

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

The Manchester
Bolton and Bury
Canal Society
Respondent ref:
A0013
Representation
ref: 1801

Chapter 08:
AP1 - City
Centre Salford

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
Late rep submitted on the 23 April as correction to initial
comments provided on the 20 March 2020
Area Policies – References to Active Design – Sport England
acknowledge that ‘active design’ has been incorporated into
Policy D1 so that it would be applicable to all development and
not just area-based policies
Comments relating to legal compliance, soundness or duty to
cooperate:
n/a
General comments:
Points D and G - We're pleased to see the canal quoted in this
context.
Point 7 worries us by talk about a major transport interchange
at Salford Interchange. Converting Salford Crescent into a major
interchange is a great idea but care must be taken not to
jeopardise canal restoration.
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Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

n/a

No - I do not
wish to
participate in
hearing
session(s)

Point 17 is a bit woolly about canal restoration. This leaves
developers with an option to cop out of restoration and we're
not too happy with that.

Canal and River
Trust
Respondent ref:
A0215
Representation
ref: 2019

Chapter 08:
AP1 - City
Centre Salford

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
n/a
General comments:
The Trust welcomes references to the MB&B within Policy AP1
(and its inclusion in associated Figure 3) and in particular bullet
points (d) and (g) and criteria 17 which requires development
alongside the line of the Manchester Bolton and Bury Canal to
facilitate its restoration, or where this is not practicable,
provide open space incorporating walking and cycling routes
and heritage interpretation features in accordance with policy
HE6.
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Respondent /
ref.

Chapter &
policy

Representation
ref.
The Peel Group
(submitted by
Turley)
Respondent ref:
A0394

Paragraph

Representation
ref: 2208

Chapter 08:
AP1 - City
Centre Salford

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:

The boundary of AP1 should
be extended and renamed
the ‘Core Growth Area’.

Yes - I wish
to
participate in
hearing
session(s)

Is sound?:
No
Complies with the
duty to cooperate?:
Yes

Summary [as set out in the Executive Summary to Peel's
comments]
The policy still fails to make adequate policy provision for the
City Centre as a regional asset; it is, therefore, ‘ineffective’. Its
boundary should be extended and renamed the ‘Core Growth
Area’ reflecting its economic rather than conventional
city/town centre function and consistent with the GMSF.
Main comments [Support with modifications]
7.19 The aspirations and objectives for the defined City Centre
are generally supported. However, consistent with Peel’s
representations to the DSLP and GMSF, the boundary of the
City Centre does not reflect the full existing and potential
economic and cultural area and is unsound. It should be
extended to reflect its true extent and regional role.
7.20 The City Centre, part of which is located in Salford, is the
most significant economic centre outside of London. Its success
is of critical importance to the efforts of the Northern
Powerhouse to rebalance the national economy. The City
Centre is also the economic, commercial and cultural heart of
the North West region and its continued enhancement will play
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Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

an important role in both driving regional growth and raising
the quality of life for people across GM and beyond.
7.21 Peel supports the identification of the City Centre as a key
area for growth through Policy AP1. However, the policy would
be made more effective if it recognised and promoted the
significant national and regional role that the City Centre plays
in driving economic growth and providing tourism and leisure
opportunities. In this regard, previous strategic policy identified
the core of GM as the ‘regional centre’, and more recently it is
identified as the ‘Core Growth Area’ in the GMSF. This approach
supports the regional economic status of the city centre whilst
recognising its national significance. This was carried forward
into the Salford UDP which identified those parts
of the Regional Centre which fell within the city, including all
areas identified on Figure 2 of the RDSLP plus Salford Quays and
Ordsall Waterfront.
7.22 This wider spatial area is an accurate representation of
that part of the Core Growth Area and Policy AP1 should apply
to this broader area.
General comments:
N/A
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Respondent /
ref.

Chapter &
policy

Representation
ref.
CAMRA
(Campaign for
Real Ale)
Respondent ref:
A0406

Paragraph

Representation
ref: 1827

Chapter 08:
AP1 - City
Centre Salford

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
Comments also recorded against policies AP2, AP3 and TC1.
It is noted that some reference is made to leisure uses in
development guidance for the city centre, Salford Quays and
Ordsall Waterfront, as well as in policies for the hierarchy of
town and local centres. However, the emphasis here is on new
development and these policies afford no protection for exiting
public houses located in the various communities throughout
the city. Therefore, without a sufficiently clear policy on the
protection of local facilities, there is a danger that these areas
will be poorly provided to meet the needs of the local
population and, importantly, risk the taking away of valuable
meeting places for a range of groups and societies. CAMRA
recognizes that there are a few occasions when a public house
becomes unviable but this is a claim too lightly and too often
made, and without any support from local plan policies, CAMRA
and other local groups often finds themselves defending pubs
against the better resourced development industry. As a result,
CAMRA has devised a viability test to assist local authorities in
terms of determining applications where such claims are
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Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

N/a

Not specified

forwarded in order to be able to adequately implement pub
protection policies. This is also attached.
The following document was also submitted by CAMRA in
response to the Publication SLP:DMP - Public House Viability
Test. This is available to view separately.

Tarmac
Respondent ref:
A1150
Representation
ref: 2179

Chapter 08:
AP1 - City
Centre Salford

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
These comments have also been recorded against policies HE1,
HE6, BG2/26 and chapter 26 general comments
Whilst the Greater Manchester Joint Minerals Development
Plan Document includes minerals specific planning policy and
policies pertaining to mineral safeguarding, the Planning
Practice Guidance is clear (paragraph reference 005 Reference
ID: 27-005-20140306) that although district councils are not
mineral planning authorities, they have an important role in
safeguarding minerals in 3 ways (my emphasis):
•
having regard to the local minerals plan when
identifying suitable areas for non-mineral development in their
local plans. District councils should show Mineral Safeguarding
Areas on their policy maps;
•
in those areas where a mineral planning authority has
defined a Minerals Consultation Area, consulting the mineral
planning authority and taking account of the local minerals plan
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Legal compliance /
soundness/ duty to
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Comments

Modifications neccessary

before determining a planning application on any proposal for
non-minerals development within it; and
•
when determining planning applications, doing so in
accordance with development policy on minerals safeguarding,
and taking account of the views of the mineral planning
authority on the risk of preventing minerals extraction.
Although the current Publication Draft Plan refers to the
Manchester Joint Minerals Plan, it is currently unsound as it is
not in conformity with national policy and practice guidance.
The NPPF (2019), within its Minerals chapter, requires the
safeguarding of ancillary infrastructure at paragraph 204(e) by
stating that planning policies should:
“safeguard existing, planned and potential sites for: the bulk
transport, handling and processing of minerals; the
manufacture of concrete and concrete products; and the
handling, processing and distribution of substitute, recycled and
secondary aggregate material”
In addition, the NPPF has introduced the ‘agent of change’
principle. The 'agent of change’ principle gives authority to the
view that a person or business (i.e. the agent) introducing a
new land use is responsible for managing the impact of that
change. This is delivered through paragraph 182 (contained in
chapter 15: conserving and enhancing the natural
environment), which states that planning policies and decisions
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Comments

Modifications neccessary

should ensure that new development can be integrated
effectively with existing businesses and community facilities.
Existing businesses and facilities should not have unreasonable
restrictions placed on them as a result of development
permitted after they were established. The paragraph goes on
to confirm that where an existing business or community
facility could have a significant adverse effect on new
development (including changes of use) in its vicinity, the
applicant (or agent of change) should be required to secure
suitable mitigation before the development has been
completed.
Therefore, national planning policy dictates that any proposed
development should first consider, and be able to demonstrate,
that the proposals would not result in an adverse impact on the
existing operations. Whilst there are no specific proposed
allocations directly affecting Tarmacs land interests, in light of
the above, it is considered that mineral developments,
including mineral related infrastructure, mineral transportation
sites and handling, processing and manufacturing facilities
should be identified as safeguarded identified on the policies
map or given specific reference within the text. This provides
clarity to developers on the presence of and potential for
mitigation to protect the continued operation of existing
development and future occupiers of any new development
nearby.
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Comments

Modifications neccessary

Tarmac’s Agecroft site is bordered by the Manchester, Bury and
Bolton Canal which is protected by biodiversity policy BG2/26.
The sub text to this policy at paragraph 20.30 makes reference
to the canal having been drained and filled in, stating:
‘some stretches of the original canal remain, primarily around
Agecroft north of Park House Bridge, with areas in water
including a designated Site of Biological Importance (policy
BG2/26). Restoration of the Manchester, Bolton and Bury Canal
and its towpath is a multi-million pound project and will be a
long term proposition. In places the original line of the canal
has been severed by significant infrastructure (including the A6
and railway lines) and therefore at these pinch points there may
need to be some deviation from it in order to deliver an
achievable route that could potentially be fully navigable.
Similarly, it will be important to ensure that protecting the
original line of the canal does not impede significant
infrastructure and regeneration projects’.
Policy AP1 (17) states that development alongside the line of
the Manchester Bolton and Bury Canal needs to facilitate its
restoration or, where this is not practicable, provide open space
incorporating walking and cycling routes. Policy HE1 and HE6
offers the canal significant protection as infrastructure of
national and international significance and important heritage
assets. Policy HE6 specifically states that “Development that
would prevent or significantly hinder the future restoration of
the canal or its towpath will not be permitted.”
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Participation
at hearing
sessions

Whilst Tarmac does not wish to object to the presence of such
designations, it needs to be balanced, properly reflective of
context and not contradictory. Adjacent to the Agecroft site,
the canal itself is not visible but the towpath/route is retained.
The ability of the site to continue to function and adapt to
future needs should not be compromised by overly unrealistic
requirements/focus on reinstatement/restoration of the canal
which could affect project viability. We support the terminology
used in Policy AP1 which encourages opportunities to assist
with the overall restoration objectives ‘where practicable’
having regard to the fact there is not currently any open water
route in this area. It is considered that the distinction made in
paragraph 20.30 – ‘important to ensure that protecting the
original line of the canal does not impede significant
infrastructure and regeneration projects’ is reflected in policy
HE6
General comments:
City of Trees
Respondent ref:
A1152

Chapter 08:
AP1 - City
Centre Salford

Is legally
compliant?:
Not specified

Representation
ref: 2083

G

Is sound?:
Not specified

N/a
Comments relating to legal compliance, soundness or duty to
cooperate:
Point G – The Crescent -o’the green character will be extended
from Peel Park to the A6 – will this be street trees? – it’s a huge
opportunity and need
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M Halpern
Respondent ref:
A1965

Chapter 08:
AP1 - City
Centre Salford

Representation
ref: 1863

Legal compliance /
soundness/ duty to
cooperate

Comments

Complies with the
duty to cooperate?:
Not specified

General comments:

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
Point 10
This paragraph speaks about a new pedestrian bridge between
New Bailey West and the St John’s quarter in Manchester. I
could also suggest a new pedestrian bridge at the end of
Oldham Drive, which is off Lower Broughton Road. The bridge
would go over the River Irwell, making the other side of River
Irwell more accessible.
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N/A
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A2015

Paragraph

Representation
ref: 2131

Manchester City
Council
Respondent ref:
A2015
Representation
ref: 2132

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Chapter 08:
AP1 - City
Centre Salford

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/a

Not specified

8.4

Is sound?:
Not specified

N/a

Not specified

Complies with the
duty to cooperate?:
Not specified
Chapter 08:
AP1 - City
Centre Salford

Is legally
compliant?:
Not specified

8.4

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/a
General comments:
*Received on 20.03.20 at 17.15*
The Salford Central Business District will get confused with
Manchester CBD. There can only be one CBD in the city centre,
this is referenced in MCC’s City Centre Strategic Plan.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/a
General comments:
*Received on 20.03.20 at 17.15*
We suggest the paragraph should reference the importance of
increased residential development in the city centre to
achieving the GMSF targets and that residential development
will contribute to economic growth. Tourism, culture
opportunities etc. are existing elsewhere.
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Representation
ref: 2133

Manchester City
Council
Respondent ref:
A2015
Representation
ref: 2134

Legal compliance /
soundness/ duty to
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Comments

Modifications neccessary

Participation
at hearing
sessions

Chapter 08:
AP1 - City
Centre Salford

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/a

Not specified

8.5

Is sound?:
Not specified

N/a

Not specified

Complies with the
duty to cooperate?:
Not specified
Chapter 08:
AP1 - City
Centre Salford

Is legally
compliant?:
Not specified

8.2 to 8.7

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/a
General comments:
*Received on 20.03.20 at 17.15*
We suggest the paragraph should make a reference to phasing
to ensure an appropriate release of product, sequencing with
other Manchester city centre schemes where possible.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/a
General comments:
*Received on 20.03.20 at 17.15*
There is no mention of the City Centre Transport Strategy or
GM's zero-carbon priorities for development. It would be useful
to reference the CCTS and GM zero-carbon priorities at this
point. The CCTS is a joint strategy between Manchester, Salford
and TfGM, and includes areas of Salford under proposals.
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Respondent /
ref.

Chapter &
policy

Representation
ref.
Manchester City
Council
Respondent ref:
A2015

Paragraph
Chapter 08:
AP1 - City
Centre Salford

Representation
ref: 2136

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/a

Not specified

N/a

Not specified

Is sound?:
Not specified

Representation
ref: 2135

Manchester City
Council
Respondent ref:
A2015

Legal compliance /
soundness/ duty to
cooperate

Complies with the
duty to cooperate?:
Not specified
Chapter 08:
AP1 - City
Centre Salford

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/a
General comments:
*Received on 20.03.20 at 17.15*
(Page 47 B) Suggest changing wording to “between the parts of
Salford in the regional centre and in Manchester City Centre.”
Comments relating to legal compliance, soundness or duty to
cooperate:
N/a
General comments:
*Received on 20.03.20 at 17.15*
(Page 47 C) Suggest changing wording to “Forming part of the
commercial offer of the regional city centre”.
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Respondent /
ref.

Chapter &
policy

Representation
ref.
Manchester City
Council
Respondent ref:
A2015

Paragraph
Chapter 08:
AP1 - City
Centre Salford

Representation
ref: 2138

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/a

Not specified

N/a

Not specified

Is sound?:
Not specified

Representation
ref: 2137

Manchester City
Council
Respondent ref:
A2015

Legal compliance /
soundness/ duty to
cooperate

Complies with the
duty to cooperate?:
Not specified
Chapter 08:
AP1 - City
Centre Salford

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/a
General comments:
*Received on 20.03.20 at 17.15*
(Page 47 G) Suggest changing wording to “entrance to Salford
part of regional city centre”.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/a
General comments:
*Received on 20.03.20 at 17.15*
(Page 47 H) Suggest changing wording to “greenspace in Salford
part of the regional centre”.
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policy

Representation
ref.
Manchester City
Council
Respondent ref:
A2015

Paragraph
Chapter 08:
AP1 - City
Centre Salford

Representation
ref: 2141

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/a

Not specified

N/a

Not specified

Is sound?:
Not specified

Representation
ref: 2140

Manchester City
Council
Respondent ref:
A2015

Legal compliance /
soundness/ duty to
cooperate

Complies with the
duty to cooperate?:
Not specified

Chapter 08:
AP1 - City
Centre Salford

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/a
General comments:
*Received on 20.03.20 at 17.15*
(Point 10) The suggested new bridge is in extremely close
proximity to another bridge crossing. It would significantly
compromise development at St John's, including new public
realm adjacent to the River Irwell and connections to the
Factory, which are crucial to the area's success. The ability to
land the bridge on the Manchester side of the development has
to be proven”. Manchester could support if this is proven to
work.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/a
General comments:
*Received on 20.03.20 at 17.15*
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Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Manchester City
Council
Respondent ref:
A2015

Chapter 08:
AP1 - City
Centre Salford

Representation
ref: 2143

Comments

Modifications neccessary

Participation
at hearing
sessions

N/a

Not specified

N/a

Not specified

(Page 48) There should be a reference to the City Centre
Transport Strategy and its proposals, and wider integration of
transport links across the city.

Is legally
compliant?:
Not specified
Is sound?:
Not specified

Representation
ref: 2142

Manchester City
Council
Respondent ref:
A2015

Legal compliance /
soundness/ duty to
cooperate

Complies with the
duty to cooperate?:
Not specified
Chapter 08:
AP1 - City
Centre Salford

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
N/a
General comments:
*Received on 20.03.20 at 17.15*
(Point 11) Should refer to heritage assets within the wider city
centre, as well as those in City Centre Salford.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/a
General comments:
*Received on 20.03.20 at 17.15*
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ref.

Chapter &
policy

Representation
ref.

Paragraph

Manchester City
Council
Respondent ref:
A2015

Chapter 08:
AP1 - City
Centre Salford

Representation
ref: 2380

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

N/A

Not specified

(Point 13) We suggest it would be worth referring to links from
CC Salford to other cycle routes in the city centre.

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
*Received on 20.03.20 at 17.15*
Comments also recorded against general comments to the Plan.
The use of “City Centre Salford” throughout the document is
confusing to readers. It should reference Manchester City
Centre, with Salford being part of the regional centre. Therefore
we suggest that it should be renamed “Regional Centre
Salford”. The use of city centre is also inconsistent referring to
both Manchester and Salford areas throughout the document.
This is a key issue in the document.
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ref.

Chapter &
policy

Representation
ref.
Professor David
Yates
Respondent ref:
A0032

Paragraph
Chapter 08:
AP2 -Salford
Quays

Representation
ref: 2209

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Yes - I wish
to
participate in
hearing
session(s)

N/A

Yes - I wish
to
participate in
hearing
session(s)

Is sound?:
Yes

Representation
ref: 1843

The Peel Group
(submitted by
Turley)
Respondent ref:
A0394

Legal compliance /
soundness/ duty to
cooperate

Complies with the
duty to cooperate?:
Yes
Chapter 08:
AP2 -Salford
Quays

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
Transport and movement
No mention of the interchange currently available at Eccles
between train and tram.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Summary [as set out in the Executive Summary to Peel's
comments]
Peel broadly supports Policy AP2 but more specific
representations have been made on behalf of Peel Media
(Document 2).
Main comments
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ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

N/A

Not specified

7.23 Peel Media has made specific representation to this policy
(see Document 2). The Peel Group supports those
representations.
[Comments from Peel Media with regards to policy AP2 have
been logged separately]

CAMRA
(Campaign for
Real Ale)
Respondent ref:
A0406
Representation
ref: 1828

Chapter 08:
AP2 -Salford
Quays

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Comments also recorded against policies AP1, AP3 and TC1.
It is noted that some reference is made to leisure uses in
development guidance for the city centre, Salford Quays and
Ordsall Waterfront, as well as in policies for the hierarchy of
town and local centres. However, the emphasis here is on new
development and these policies afford no protection for exiting
public houses located in the various communities throughout
the city. Therefore, without a sufficiently clear policy on the
protection of local facilities, there is a danger that these areas
will be poorly provided to meet the needs of the local
population and, importantly, risk the taking away of valuable
meeting places for a range of groups and societies. CAMRA
recognizes that there are a few occasions when a public house
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Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Bredale
Properties Ltd
(submitted by
Pegasus Group)
Respondent ref:
A0528
Representation
ref: 2148

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

The Salford Quays PSA is
redefined to properly reflect
the current concentration of
retail uses. As a result,
remove MediaCityUK from
the proposed PSA and the
‘proposed extension to the
PSA’ through MediaCityUK’s
phases 4-7.

Not specified

becomes unviable but this is a claim too lightly and too often
made, and without any support from local plan policies, CAMRA
and other local groups often finds themselves defending pubs
against the better resourced development industry. As a result,
CAMRA has devised a viability test to assist local authorities in
terms of determining applications where such claims are
forwarded in order to be able to adequately implement pub
protection policies. This is also attached.

Chapter 08:
AP2 -Salford
Quays

Is legally
compliant?:
Not specified
Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

The following document was also submitted by CAMRA in
response to the Publication SLP:DMP - Public House Viability
Test. This is available to view separately.
Comments relating to legal compliance, soundness or duty to
cooperate:
Policy AP2 (Salford Quays) states that development shall
maintain a wide mix of uses in Salford Quays with its business,
housing, shopping, tourism/leisure, food and drink and cultural
roles all being managed in a mutually supportive way. The
policy later confirms that Salford Quays is a designated as a
town centre, and that relevant uses will be managed in
accordance with Policies TC1 to TC4.
As per our comments to the previous draft, Bredale generally
welcome and support the policy insofar that it promotes a mix
of uses to be delivered within the Salford Quays area and the
inclusion of the site within the defined town centre boundary.
However, Bredale have significant concerns with the approach
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Having regard to comments
relating to policies TC1 and
TC2, the text in policy AP2
should be amended to allow
for further flexibility for
mixed-use development

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

taken in respect of the Primary Shopping Area for Salford Quays
and the application of the sequential and impact test which are
considered unsound given its clear conflict with the NPPF and
lack of appropriate justification for the proposed approach.

schemes to come forward,
recognising the importance
of delivering active smallscale ground floor
commercial and retail uses
across the whole centre.

General comments:
Sovereign Point
Residents
Association
Respondent ref:
A1047
Representation
ref: 1901

Chapter 08:
AP2 -Salford
Quays

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
The comments below have also been recorded against policy A4
Many thanks for the opportunity to comment on the latest
version of the Salford Local Plan, January 2020. This letter
represents the views of Sovereign Point Residents Association
(SPRA). Sovereign Point adjoins the Lowry Outlet Mall on the
eastern side. SPRA is properly constituted and is a fully
recognised residents association by the City Council and other
bodies.
As residents of Salford Quays we are particularly concerned to
see any policies which make The Quays a more attractive place
to live and work; which improve the general physical
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Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

environment of the area; which increase its connectivity with
other parts of the conurbation; and which help to reduce crime
and antisocial behaviour. To that extent we are pleased to see
that many of the stated intentions of the Local Plan appear to
support these aims.
We welcome, in particular, the plans to provide a new
Metrolink line connecting Salford Quays with Salford Crescent
Railway Station; transform Salford Crescent Station itself;
extend the Trafford Park Metrolink line; and improve the local
bus network. Any measures that can help to improve Salford
Crescent Station are to be embraced. The Station is a disgrace.
Since its recent 'refurbishment' it lacks a proper waiting room;
there is no roof over the bridge and staircase; the steps become
miniature paddling pools whenever it rains; there are no
refreshment facilities; there are no public toilets! This is not the
first impression of Salford that new visitors to the city need to
experience. Neither is it something that regular commuters
should have to put up with.
The bus services on The Quays are pretty limited, too, with only
the Number 50 offering frequent, regular connections to
Salford and Manchester city centres. Faster, more direct, more
frequent services are also needed to Salford Royal hospital and
to Eccles as well as the city centre.
But while we applaud many of the stated aims of the Local Plan
we do have issues with the separate publication of key
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Sovereign Point
Residents
Association
Respondent ref:
A1047

Chapter 08:
AP2 -Salford
Quays

Representation
ref: 1904

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

N/A

Not specified

elements of the documentation; key policy gaps; policy
implementation (based on past experience); and contradictions
and practical consequences of following some of the policies
through. We also have a few queries regarding policy
application.

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
These comments have also been recorded against policy D5.
2. Policy gaps
Salford Quays has long needed a comprehensive spatial
planning framework to update and replace the master plan of
1985. Too many recent planning decisions, it seems to us, have
been made in the absence of a document that has the backing
of the local community and provides the basis for sound, longer
term, sustainable development in the public interest.
The section on The Quays in the chapter on Area Policies
contains useful guidance on transport and environmental
matters but is fairly brief (no more than two pages of text) and
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Chapter &
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Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

generally fairly anodyne. There is little indication of the scale of
development envisaged, the need for community support
services to accompany it, where the green spaces it proposes
might be found, etc. While The Quays provides many
opportunities for leisure, shopping and recreation for visitors,
the facilities for local residents are rather limited. There are no
doctors, dentists, or chemists on The Quays, for example. The
southern loop of The Quays highway is in a poor state or repair.
And although there are a couple of convenience stores on the
periphery of the area, opportunities for weekly shopping
requirements are scanty.
There has been very significant residential development on The
Quays over the last few years and the social infrastructure has
failed to keep pace. The Local Plan could say much more than it
currently does about the need to match housing development
with appropriate services and infrastructure improvements for
the growing local community.
Much of this new residential development has been in the form
of high rise apartments, and many more are planned. The
section on tall buildings under Amenity in Chapter 19 on Design
offers no guidance on what might constitute an acceptable
maximum height for these structures on The Quays, nor where
they might best be located.
In the absence of any indication to the contrary, we assume
that guidance on these matters is still provided by the adopted
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Sovereign Point
Residents
Association
Respondent ref:
A1047

Chapter 08:
AP2 -Salford
Quays

Representation
ref: 1906

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

N/A

Not specified

supplementary planning guidance published in 2008
(Supplementary Planning Guidance document: Design "Shaping Salford), formally adopted in March 2008 and which
forms part of the approved development plan1. If that is the
case, perhaps the new Local Plan should recognise this and
cross reference it?
Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
These comments have also been recorded against policy D9
While we strongly approve of policies to create 'tree-lined
walkways' around the waterways, and to protect Salford's
heritage assets, we are conscious of the fact that in the not-toodistant past we have seen council approval for the removal of
every other row of trees along the Lowry Mall waterside
frontage as part of the Watergardens development, and the
demolition and removal of the iconic blue cranes at the head of
Ontario Basin.
In a similar vein, we shall be interested to see how far the aim
of "delivering a diverse mix of decent and adaptable homes",
and ensuring "that at least 20% of new dwellings on every
major residential development in Salford should be in the form
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Chapter &
policy

Representation
ref.

Paragraph

Sovereign Point
Residents
Association
Respondent ref:
A1047

Chapter 08:
AP2 -Salford
Quays

Representation
ref: 1908

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

N/A

Not specified

of affordable housing" are adhered to on The Quays, especially
in the light of the "Cotton Quay" planning application. Policies
and stated intentions are only as good as the extent to which
they are acted upon.

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
These comments have also been recorded against policy H1
While the Local Plan makes all the right noises about creating
"lifetime neighbourhoods" and diverse communities, it also
anticipates that much of the residential development in the City
Centre and at The Quays will be in the form of apartments.
Indeed, there are real dangers that Salford will become a 'dual
city' rather than a 'fairer' one. The City Centre and The Quays
will increasingly become the (temporary) home for young
professional singles, couples, and students; and the outer
suburbs the home for those who wish to raise a family.
This, we submit, does not provide the context for a long term
sustainable, healthy, development strategy. It will not help to
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Chapter &
policy

Representation
ref.

Paragraph

Peel Media
(submitted by
Turley and NJL)
Respondent ref:
A1130

Chapter 08:
AP2 -Salford
Quays

Representation
ref: 2291

Legal compliance /
soundness/ duty to
cooperate

Is legally
compliant?:
Yes
Is sound?:
No
Complies with the
duty to cooperate?:
Yes

Comments

create mixed, balanced, diverse local communities. It will
contribute to accelerated social polarisation across the city. It
will lead to an uneven distribution of public services. And it
could, in time, foment social division and unrest. We would
argue that a much wider range of dwelling types, catering for a
greater mix of people, is needed if Salford Quays is to come
anywhere close to becoming a "lifetime neighbourhood" and
generating the sorts of services normally associated with a
balanced, 4 diverse, thriving community. The Development
Management Policies and Designations document should
reflect this much more strongly than it does at present.
Comments relating to legal compliance, soundness or duty to
cooperate:
Uses
Revised Draft Salford Local Plan (RDSLP) 2019 representations
Welcomed support for a wide mix of uses at Salford Quays
including business, housing, tourism/leisure, food and drink and
culture and the expansion of each of these uses
Requested that innovation is specified as one of the uses that is
promoted at MediaCityUK. This reflects PMML’s vision for the
area.
Salford Publication Local Plan 2020 Representations
A review of the SLPDMP shows the proposed amendment has
not been incorporated into the revised policy text. There
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Modifications neccessary

Participation
at hearing
sessions

Uses
Repeat of the core points in
the enclosed 2019 RDSLP
representations

Yes - I wish
to
participate in
hearing
session(s)

Business
Repeat of the core points in
the enclosed 2019 RDSLP
representations
Housing
Repeat of the core points in
the enclosed 2019 RDSLP
representations to include
the proposed amendment.
Tourism

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

remains no reference to specifying support for and promotion
of ‘innovation’ within Salford Quays and MediaCityUK.

PMML supports the
amendment to the policy
text. No change is requested.

Amendments Conclusion/ Status
Repeat of the core points in the enclosed 2019 RDSLP
representations
Business
Revised Draft Salford Local Plan (RDSLP) 2019 representations
PMML supports the continued expansion of the ‘internationally
important cluster of digital and media industries’ but asks that
the sectors referenced within the policy are broadened, in line
with comments to the Spatial Portrait.
Requested text is amended to state:‘…the continued expansion
of the internationally important creative, digital and media
cluster which is also a significant cluster for technology and
emerging industries’
Policy AP2 suggests that ‘business floorspace will be primarily
located on and around Pier 9 and Anchorage Quay, with a small
but significant cluster around Exchange Quay’.
It is requested that the text is amended as follows:
‘MediaCityUK, Anchorage Quay and Exchange Quay will be the
focus for business uses in Salford Quays but a wider mix of uses,
including residential use, will be supported in these areas
where they are complementary and will enhance the areas.’
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Scale of development
PMML supports the
amendment to the policy
text. No change is requested.
Transport and movement
PMML requests that the
policy text is reworded in
line with the proposed
amendment.
Environmental quality
PMML continue to support
the proposed policy in the
SLPDMP with no changes
requested.
Justification
PMML continue to support
the proposed policy in the
SLPDMP with no changes
requested. Note that the
policy amendment supports
the objection made to the
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Salford Publication Local Plan 2020 Representations
A review of the SLPDMP shows the proposed amendment has
not been incorporated into the revised policy text.
Amendments Conclusion/ Status
Repeat of the core points in the enclosed 2019 RDSLP
representations
Housing
Revised Draft Salford Local Plan (RDSLP) 2019 representations
Policy AP3 specifies that ‘residential development will
complement rather than be at the expense of the important
business and tourism functions of Salford Quays’. This suggests
that residential development is considered to be of less
importance to the area than business or tourism.
PMML does not support the inclusion of this wording and
requests that it is removed.
Salford Publication Local Plan 2020 Representations
Reference to residential development not being ‘at the
expense’ of business and tourism development remains. PMML
proposes the following wording amendment: ‘Residential
development will be permitted to complement the important
business and tourism functions of Salford Quays.’
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wording under Policy AP2
and the delivery of
residential development.
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Amendments Conclusion/ Status
Repeat of the core points in the enclosed 2019 RDSLP
representations to include the proposed amendment.
Tourism
Revised Draft Salford Local Plan (RDSLP) 2019 representations
PMML supports the encouragement in Policy AP3 for a new
nationally significant visitor attraction in Salford Quays to
complement the existing offer and additional hotel and visitor
facilities to support the tourism offer. Salford Quays is one of
the City’s key tourism attractors with MediaCityUK itself, the
Lowry Theatre, extensive leisure offer, cultural programme and
high quality waterside setting and so it is important that this
role is reflected through the RDSLP.
Salford Publication Local Plan 2020 Representations
The policy text has been amended to remove reference to the
‘potential for additional nationally significant visitor attractions’
and this is supported by PMML. PMML supports the proposed
amendment in the SLPDMP: ‘The further development of the
tourism role of Salford Quays will be supported, with visitor
facilities and attractions being appropriate uses across the
area.’
Amendments Conclusion/ Status
PMML supports the amendment to the policy text. No change is
requested.
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Scale of Development
Revised Draft Salford Local Plan (RDSLP) 2019 representations
PMML requested that the restriction be removed which set out
that business floorspace over and above 250,000sqm could only
be brought forward on the basis that ‘supporting infrastructure’
also be delivered. The approach is inconsistent with the city’s
growth agenda set out under Policy EC3 which seeks to focus
high levels of such development as long as it is within the City
Centre and Salford Quays.
Salford Publication Local Plan 2020 Representations
Floorspace area targets set out within Policy AP2 have been
removed altogether from the policy. PMML supports this
approach in order to provide greater flexibility to meet
development needs through the plan period.
Amendments Conclusion/ Status
PMML supports the proposed policy text and no change is
requested.
Transport and movement
Revised Draft Salford Local Plan (RDSLP) 2019 representations
Broadly supportive with a suggestion that the policy is amended
to allow for alternative options to be explored, similar to that
set out in Policy D9.
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Salford Publication Local Plan 2020 Representations
PMML proposes the following rewording of Policy AP2: In order
to support the successful functioning of Salford Quays,
including facilitating people to travel to and around it by
sustainable modes of transport, and enhancing connections to
the City Centre, the following initiatives, or alternative
proposals that are more appropriate for any individual
development proposal, will be promoted, and development
shall where appropriate, enable and be coordinated with them.
Amendments Conclusion/ Status
PMML requests that the policy text is reworded in line with the
proposed amendment.
Environmental Quality
Revised Draft Salford Local Plan (RDSLP) 2019 representations
PMML are broadly supportive of the policy and proposed no
amendments to the RDSLP.
Salford Publication Local Plan 2020 Representations
The policy text remains unchanged under this sub-section and
therefore support is maintained with no amendments
proposed.
Amendments Conclusion/ Status
PMML continue to support the proposed policy in the SLPDMP
with no changes requested.
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Justification
Revised Draft Salford Local Plan (RDSLP) 2019
PMML supports references within the Justification to Policy AP3
to MediaCityUK being an established ‘creative, digital and
media cluster’ (Para. 9.10) but requested that this description is
updated to state that it is an: 'established creative, digital and
media cluster which is of significant relevance to technology
and emerging industries’.
PMML also supports the reference to Salford Quays as one of
the main tourist destinations in the sub-region and that it is a
residential neighbourhood in its own right (Para. 9.11).
Salford Publication Local Plan 2020 Representations
Reference to Salford Quays to ‘expand its role’ as one of the
main tourism destinations in the sub-region has been removed
and instead focuses on improving integration with surrounding
tourism locations (e.g. City Centre, Old Trafford and the
Trafford Centre). PMML is supportive of this amendment.
Reference is also maintained to Salford Quays as its own
residential neighbourhood but includes the following
amendment: ‘Salford Quays is also a residential neighbourhood
in its own right, characterised by high density homes, with a
large number of additional dwellings already permitted.’
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Comments
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PMML supports this description of Salford Quays which
reinforces the justification for removing reference in Policy AP2
to residential development not coming forward within Salford
Quays ‘at the expense of important business and tourism
functions’. The fact the Council regard Salford Quays as a
residential neighbourhood demonstrates the importance of
residential development to the area’s function and therefore
any proposed housing would inherently complement existing
uses.
Amendments Conclusion/ Status
PMML continue to support the proposed policy in the SLPDMP
with no changes requested. Note that the policy amendment
supports the objection made to the wording under Policy AP2
and the delivery of residential development.
Additional comments submitted on separate form
Not sound by reason of not being consistent with other policies
within the plan and the city’s positive growth strategy.
A series of minor modifications to the policy text are suggested
within the submitted representations to assist with providing
further clarification.
General comments:
N/A
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Representation
ref.
Manchester City
Council
Respondent ref:
A2015

Paragraph

Representation
ref: 2139

Manchester City
Council
Respondent ref:
A2015
Representation
ref: 2144

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Chapter 08:
AP2 -Salford
Quays

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/a

Not specified

8.11

Is sound?:
Not specified

N/a

Not specified

Complies with the
duty to cooperate?:
Not specified
Chapter 08:
AP2 -Salford
Quays

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/a
General comments:
*Received on 20.03.20 at 17.15*
Add the integration of local rail improvements across the
region, in addition to Northern Powerhouse Rail and HS2
schemes.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/a
General comments:
*Received on 20.03.20 at 17.15*
*Comments also recorded against policy AP4*
Salford Quays/Salford Innovation Triangle – We suggest it
would be worth referring to the links between the creative,
digital and media industries to the overall ecosystem within
Manchester City Centre and GM?
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Chapter &
policy

Representation
ref.
The Peel Group
(submitted by
Turley)
Respondent ref:
A0394

Paragraph

Representation
ref: 2241

Chapter 08:
AP3 - Ordsall
Waterfront

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Yes - I wish
to
participate in
hearing
session(s)

Is sound?:
Yes
Complies with the
duty to cooperate?:
Yes

Summary [as set out in the Executive Summary to Peel's
comments]
Peel welcomes the amendment to the policy. The policy should
refer to the existing Woden Street footbridge which provides
connectivity between the two areas and could be enhanced.
Main comments [Support]
7.24 Peel’s previous representations to this policy relates to
improvements to facilitate a river / canal connections in order
to improve access to the Cornbrook Metrolink stop. A new
footbridge is not compatible with the proposals at Manchester
Waters in Trafford. Furthermore as owner/operator of the Ship
Canal any new crossing would not be deliverable.
7.25 Peel therefore welcomes the removal of such a provision
within the policy. The existing Woden Street footbridge
provides connectivity between the areas and could be
enhanced and the policy now suggests that improvements to
cross river/canal connections will be sought.
General comments:
N/A
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Respondent /
ref.

Chapter &
policy

Representation
ref.
CAMRA
(Campaign for
Real Ale)
Respondent ref:
A0406

Paragraph

Representation
ref: 1829

Chapter 08:
AP3 - Ordsall
Waterfront

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
Comments also recorded against policies AP1, AP2 and TC1.
It is noted that some reference is made to leisure uses in
development guidance for the city centre, Salford Quays and
Ordsall Waterfront, as well as in policies for the hierarchy of
town and local centres. However, the emphasis here is on new
development and these policies afford no protection for exiting
public houses located in the various communities throughout
the city. Therefore, without a sufficiently clear policy on the
protection of local facilities, there is a danger that these areas
will be poorly provided to meet the needs of the local
population and, importantly, risk the taking away of valuable
meeting places for a range of groups and societies. CAMRA
recognizes that there are a few occasions when a public house
becomes unviable but this is a claim too lightly and too often
made, and without any support from local plan policies, CAMRA
and other local groups often finds themselves defending pubs
against the better resourced development industry. As a result,
CAMRA has devised a viability test to assist local authorities in
terms of determining applications where such claims are
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Participation
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N/A

Yes - I wish
to
participate in
hearing
session(s)

N/a

Not specified

forwarded in order to be able to adequately implement pub
protection policies. This is also attached.
The following document was also submitted by CAMRA in
response to the Publication SLP:DMP - Public House Viability
Test. This is available to view separately.

Professor David
Yates
Respondent ref:
A0032

Chapter 08:
AP4 - Salford
Innovation
Triangle

Representation
ref: 1844

8.20

Manchester City
Council
Respondent ref:
A2015

Chapter 08:
AP4 - Salford
Innovation
Triangle

Representation
ref: 2145

Is legally
compliant?:
Yes
Is sound?:
Yes
Complies with the
duty to cooperate?:
Yes
Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Para 8.20 mentions that Eccles has the potential to act as a
gateway to the triangle. Yet there is no mention of this
currently available transport link in AP4 3 (ii). This should be
enhanced. See my comment at Chapter 15 A4 / 5 p137.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/a
General comments:
*Received on 20.03.20 at 17.15*
*Comments also recorded against policy AP2*
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Paragraph

The Manchester
Bolton and Bury
Canal Society
Respondent ref:
A0013

Chapter 08:
AP5
Employment
areas close to
the City Centre
and Salford
Quays

Representation
ref: 1803

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

n/a

Not specified

Salford Quays/Salford Innovation Triangle – We suggest it
would be worth referring to the links between the creative,
digital and media industries to the overall ecosystem within
Manchester City Centre and GM?

Figure 6.
Employment
areas close to
city centre
Salford and
Salford Quays

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
n/a
General comments:
Figure 6. Page 62. The map omits Manchester Bolton and Bury
Canal.
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Respondent /
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Chapter &
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Representation
ref.
Network Rail
Respondent ref:
A0402

Paragraph

Representation
ref: 1825

The Peel Group
(submitted by
Turley)
Respondent ref:
A0394
Representation
ref: 2243

Chapter 08:
AP5
Employment
areas close to
the City Centre
and Salford
Quays

Chapter 09
Economic
development general
comments

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

The policy should be
amended to include more
reference to the defined
area and identification of
this as the priority area for
employment and
employment generating
development.

Yes - I wish
to
participate in
hearing
session(s)

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified
Is legally
compliant?:
Yes
Is sound?:
No
Complies with the
duty to cooperate?:
Yes

N/A
General comments:
Comments also recorded against policy AP5.
The mineral designation of Hope Street Salford must be
unaffected.
Comments relating to legal compliance, soundness or duty to
cooperate:
Summary [as set out in the Executive Summary to Peel's
comments]
Figure 6 of the SMP: DLP identifies the south eastern part of the
city as a ‘Central Economic Area’, including City Centre Salford,
Salford Quays, Eccles and surrounding areas.
The identification of the Central Economic Area broadly aligns
with Peel’s representations made to the RDSLP, which
highlighted the importance of identifying this part of the city
specifically within the Local Plan in recognition of the priority
given to this area and its importance to the realisation of the
Local Plan’s aspirations.
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Comments
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Peel supports the definition and inclusion of the ‘Central
Economic Area’. However, the policy should be amended to
include more reference to the defined area and identification of
this as the priority area for employment and employment
generating development.
Main comments [Support with modifications]
Central Economic Area
7.26 Figure 6 of the SLP: DMP identifies the south eastern part
of the city as a ‘Central Economic Area’, including City Centre
Salford, Salford Quays, Eccles and surrounding areas. The SLP:
DMP explains that this reflects the elements of the “huge
agglomeration of economic activity at the centre of Greater
Manchester” which is located within Salford, stretching into
central Manchester and north-east Trafford (paragraph 2.5,
SLP: DMP).
7.27 The identification of the Central Economic Area broadly
aligns with Peel’s previous representations, which highlighted
the importance of identifying this part of the city specifically
within the Local Plan in recognition of the priority given to this
area and its importance to the realisation of the Local Plan’s
aspirations.
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Participation
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sessions

N/A

Not specified

7.28 Peel supports the definition and inclusion of the ‘Central
Economic Area’ within the RDSLP; however, the SLP: DMP
should be amended to include more reference to the defined
area and identification of this as the priority area for
employment and employment-generating development.
General comments:

Sport England
Respondent ref:
A0403
Representation
ref: 2351

Chapter 09
Economic
development general
comments

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Late rep submitted on the 23 April as correction to initial
comments provided on the 20 March 2020
Policy EC1 Economic development spatial strategy – Sport
England acknowledge that the scope of the LP has been
narrowed and that policy EC1 has been deleted.
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Chapter &
policy

Representation
ref.
David Steel
Respondent ref:
A0564

Paragraph

Representation
ref: 1881

Chapter 09
Economic
development general
comments

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
Page 63
Point 3
You state “Provide a tri-modal…”
I ask you to prove that the majority of movements will not be
trucks?
Page 66 10.12
You state “It’s (Port Salford) tri-modal connections.....
I ask you to PLEASE look beyond the, in my opinion, ‘glossy
brochure speak’ and look at the proposed extension of this so
called Port and see what it really consists of---a number of big
boxes offering little employment being served mostly by road
clogging and polluting trucks. At the sacrifice of Grade One
agricultural land and the wildlife it supports.
Page 67 Policy EC4
You state “The Port Salford expansion is contingent on the
delivery of new and improved transport system…
I ask how on earth can you ever improve the transport system
in this overcrowded bottleneck….in my opinion there is
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Chapter &
policy

Representation
ref.

Paragraph

Manchester
Airport
Respondent ref:
A0656

Chapter 09
Economic
development general
comments

Representation
ref: 2050

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

N/a

Not specified

nowhere to go—unless you pave the ship canal for again in my
opinion I believe it will be rarely used for shipping.

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
N/a
General comments:
Chapter 9 Economic Development
We appreciate that narrowing the scope of the document
previously consulted on has resulted in some modifications to
the policies that are set out within this chapter and
consequently that the detail relating to the overarching
economic development spatial strategy for the City has been
removed. A key component of this overall strategy was
improved access to key employment areas including
Manchester Airport and Airport City, and it is therefore crucial
that this is picked up in the Core Strategy and Allocations
document. Manchester Airport is a substantial economic hub
and is recognised as a key driver of economic growth. Airport
City and the wider Greater Manchester Enterprise Zone offer a
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Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Manchester
Airport
Respondent ref:
A0656

Chapter 09
Economic
development general
comments

Is legally
compliant?:
Not specified

Figure 7

Complies with the
duty to cooperate?:
Not specified

Representation
ref: 2053

Legal compliance /
soundness/ duty to
cooperate

Is sound?:
Not specified

Comments

highly connected business destination that includes office,
advanced manufacturing and logistics facilities, thereby
providing further opportunities to stimulate economic growth
and employment. It should therefore be ensured that an
appropriate policy framework is put in place to enable these
economic benefits to be realised, and we trust that this will be
delivered within the Core Strategy and Allocations part of the
Local Plan.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/a
General comments:
We welcome inclusion of the label ‘To Manchester Airport and
Airport City’ on Figure 7. These are key destinations and major
external economic drivers, and it is therefore appropriate to
show their location within the wider economic development
context of the area. The labelling of Manchester Airport and
Airport City on the map is therefore appropriate and should be
retained.
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N/a
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Representation
ref.
Eric Lowndes
Respondent ref:
A1033

Paragraph

Representation
ref: 2003

Mr and Mrs S
Atkinson
Respondent ref:
A1669
Representation
ref: 2087

Chapter 09
Economic
development general
comments
9.11

Chapter 09
Economic
development general
comments

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
No

Comments relating to legal compliance, soundness or duty to
cooperate:

The target positions must be
meaningful and measurable

Yes - I wish
to
participate in
hearing
session(s)

N/A

Not specified

Is sound?:
No
Complies with the
duty to cooperate?:
No
Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

This table is meaningless as it has no target date, nor any
allowances for time or inflation, etc
General comments:

Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
These comments have also been recorded as general comments
against Chapters 11 (Housing) and 24 (Recreation).
More than this Salford Council are also proposing to build on
Green fields and recreational land, there are more than enough
brown fields that can be used for development but the
developers are not interested in them as it costs them more to
clear the ground and they are in less desirable areas which will
cut their profit margins.
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Chapter &
policy

Representation
ref.
Manchester
Airport
Respondent ref:
A0656

Paragraph
Chapter 09:
EC1 - Existing
employment
areas

Representation
ref: 2051

Peel Media
(submitted by
Turley and NJL)
Respondent ref:
A1130
Representation
ref: 2292

Chapter 09:
EC1 - Existing
employment
areas

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/a

Not specified

N/A

Yes - I wish
to
participate in
hearing
session(s)

Is sound?:
Not specified

N/a
General comments:

Complies with the
duty to cooperate?:
Not specified

Regarding the two policies EC1 and EC2 that are included in this
first part of the Plan, we have no comments to make.

Is legally
compliant?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
Yes
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
Revised Draft Salford Local Plan (RDSLP) 2019 representations
Policy EC6 – Existing Employment Areas
PMML supported differentiation between existing employment
areas in Salford Quays and those in other areas of the City, so
that the policy does not apply to Salford Quays.
Salford Publication Local Plan 2020 Representations
Policy EC1 – Existing Employment Areas
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Participation
at hearing
sessions

This differentiation has been retained within the revised Policy
EC1 and therefore support is maintained with no amendments
proposed.
Amendments Conclusion/ Status
PMML continue to support the proposed policy in the SLPDMP
with no changes requested.

The Casey
Group
(submitted
Grimster
Planning)
Respondent ref:
A1978
Representation
ref: 1967

Chapter 09:
EC1 - Existing
employment
areas

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
No

6.1 This Section of the PDLP focuses on the need to facilitate
the delivery of a diverse range of job opportunities across the
City which will be accessible to local residents. This includes the
protection of existing employment areas to ensure a supply of
sites and premises that enable people to start their own
businesses. Our Client fully supports this approach, which needs
to form part of a wider employment strategy to delivery new,
modern, fit-for-purposes premises which are also capable of
supporting the re-location of existing businesses alongside new
inward investment.

Complies with the
duty to cooperate?:
Not specified

6.2. A robust and deliverable supply of employment land will
have a crucial role to play in the economic success of Salford as
a whole moving forward, and it is important that a balanced
approach is taken to the spatial distribution of new
employment across the City. This also reflects the key economic
themes set out within the draft Greater Manchester Spatial
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6.4. However, it is
Not specified
considered that the Policy
should go further. As
drafted, the Policy refers to
development “within”
existing employment areas;
it does not take account of
where existing employment
areas may have limited land
availability, but does have
expansion capacity. To this
end, it is considered that the
Policy should acknowledge
the ability for existing
employment areas to
“expand” on “adjacent land,”
subject to satisfying other
relevant policies contained
within the PDLP. This would
ensure that the existing
employment areas remains a
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Chapter &
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Representation
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Paragraph
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soundness/ duty to
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Comments

Modifications neccessary

Framework (January 2019), and the focus on ensuring the
Greater Manchester remains economically competitive by
ensuring a supply of new employment premises alongside the
retention of existing employment areas.

focus and hub for economic
investment, and a central
resource for employment
opportunities. It would also
assist with the wider
sustainability agenda,
safeguarding locations and
land which might not already
be subject to employment
uses and associated traffic
generation, whilst ensuring a
balanced approach to new
employment development
across Salford (ensuring that
new investment isn’t just
directed towards the City
Centre, Ordsall Waterfront,
and Salford Quays).

Policy EC1 – Existing Employment Areas
6.3. This Policy places a strong emphasis on the protection and
enhancement of Salford’s existing employment areas. Within
these locations, the Policy supports the delivery of new
premises for B2 and B8, and other employment generating uses
of a similar nature. Our Client supports this approach.
6.4. However, it is considered that the Policy should go further.
As drafted, the Policy refers to development “within” existing
employment areas; it does not take account of where existing
employment areas may have limited land availability, but does
have expansion capacity. To this end, it is considered that the
Policy should acknowledge the ability for existing employment
areas to “expand” on “adjacent land,” subject to satisfying
other relevant policies contained within the PDLP. This would
ensure that the existing employment areas remains a focus and
hub for economic investment, and a central resource for
employment opportunities. It would also assist with the wider
sustainability agenda, safeguarding locations and land which
might not already be subject to employment uses and
associated traffic generation, whilst ensuring a balanced
approach to new employment development across Salford
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(ensuring that new investment isn’t just directed towards the
City Centre, Ordsall Waterfront, and Salford Quays).
6.5. When identifying site allocations, the Council should have
regard to the provisions set out in paragraph 120 of the NPPF,
in particular Part a) which requires Local Planning Authorities to
reallocate or deallocate land for specific uses which have failed
to come forward for development, and there is no reasonable
prospect of them doing so. This will ensure that the Council has
a deliverable supply of employment land moving forward in
order to achieve its economic growth aspirations, and to be
able to attract new inward investment.
6.6. Our Client’s land interests at Moss Lane in Walkden are
located immediately adjacent to the established Linnyshaw
Industrial Estate, which qualifies as an existing employment
area. The Estate comprises a range of self-contained industrial /
Warehouse units with some open storage uses and, excluding
our Client’s land, it extends to around 20 acres. There has been
some redevelopment within the Estate to provide new
commercial buildings but, with the exception of circa 3.7 acres
at the eastern end of the Estate where the adjoining business
(Air Products Limited) might expand, there are no opportunities
to accommodate new businesses for B2 and B8 uses. Our
Client’s land interests therefore provide the only opportunity
for the sustainable expansion of this existing employment area,
further details of which are provided in Section 11 of this
Representation.
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Participation
at hearing
sessions

General comments:
N/A

The Casey
Group
(submitted by
Grimster
Planning)
Respondent ref:
A1978

Chapter 09:
EC1 - Existing
employment
areas

Representation
ref: 2244

Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

Representation
ref: 2382
The Peel Group
(submitted by
Turley)
Respondent ref:
A0394

Is legally
compliant?:
Not specified

Chapter 09:
EC2 - Port
Salford

Is legally
compliant?:
Yes
Is sound?:
No
Complies with the
duty to cooperate?:

Comments relating to legal compliance, soundness or duty to
cooperate:

Not specified

Further to a request for clarification, the following statement
was provided by the representor on 06/10/20 with regards to
the representations previously submitted.
The policies which my Client considers to require amendments
are EC1 and GI5.
General comments:
Comments relating to legal compliance, soundness or duty to
cooperate:
Summary [as set out in the Executive Summary to Peel's
comments]
Peel fully supports the identification of Port Salford as an
employment allocation within the SLP: DMP, and recognition
that the GMSF intends to allocate further land, which is
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The justification to the policy
should recognise that the
emerging GMSF intends to
allocate further land, which
is currently in the Green
Belt, for the Port Salford
Extension. Port Salford is
identified as a key strategic
location for growth within

Yes - I wish
to
participate in
hearing
session(s)
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Yes

currently in the Green Belt, for the Port Salford Extension (GM
Allocation 33). However, some of the detailed policy
requirements should be amended to ensure the policy can be
found sound (‘effective’).

the GMSF (Policy GM-Strat
4).

Main comments [Support with modifications]
7.29 Policy EC2 has been significantly shortened due to
proposed allocation falling within GMSF.
7.30 Peel fully supports the identification of Port Salford as an
employment allocation within the SLP: DMP. Port Salford is the
only employment development site in Greater Manchester with
the potential for access by road, rail and water. It is unique
within GM and is one of just a handful of such sites nationally.
Its development will deliver a sustainable logistics hub on the
Manchester Ship Canal; in the heart of Greater Manchester.
Phase 1 of Port Salford is currently being delivered following
the grant of outline planning permission in 2004 [Footnote 21 Port Salford Phase 1 includes 55,000 sq m of high bay
warehousing space and 83,000 sq m of open storage].
7.31 The justification to the policy should recognise that the
emerging GMSF intends to allocate further land, which is
currently in the Green Belt, for the Port Salford Extension. Port
Salford is identified as a key strategic location for growth within
the GMSF (Policy GM-Strat 4). It should also recognise that Port
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The justification to the policy
should also recognise that
Port Salford anchors the
wider City Gateway
opportunity which includes
other key assets such as the
City of Salford Stadium (the
AJ Bell Stadium) and
adjacent strategic retail and
leisure opportunities and the
potential for ongoing
investment in the City
Airport and Heliport as a
general business aviation
facility.
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Participation
at hearing
sessions

N/A

Not specified

Salford anchors the wider City Gateway opportunity which
includes other key assets such as the City of Salford Stadium
(the AJ Bell Stadium) and adjacent strategic retail and leisure
opportunities and the potential for ongoing investment in the
City Airport and Heliport as a general business aviation facility.
General comments:

Network Rail
Respondent ref:
A0402
Representation
ref: 1823

Chapter 09:
EC2 - Port
Salford

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
With regard to Port Salford we have been working alongside
Peel to develop their understanding of the infrastructure,
availability of train paths and identify interventions to help to
meet their aims. Network Rail cannot guarantee that their
aspirations are viable until definitive modelling of the
availability of capacity in the network to support their proposed
quantum of trains is concluded.
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Respondent /
ref.

Chapter &
policy

Representation
ref.
Manchester
Airport
Respondent ref:
A0656

Paragraph
Chapter 09:
EC2 - Port
Salford

Representation
ref: 2266

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/a

Not specified

Is sound?:
Not specified

Representation
ref: 2052

City of Trees
Respondent ref:
A1152

Legal compliance /
soundness/ duty to
cooperate

Chapter 09:
EC2 - Port
Salford

N/a
General comments:

Complies with the
duty to cooperate?:
Not specified

Regarding the two policies EC1 and EC2 that are included in this
first part of the Plan, we have no comments to make.

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

There appears to be significant scope here for increasing tree
cover - which will be important if looking to address air and
noise pollution from the adjacent M60 and Liverpool Road. Is
this being considered?
General comments:

147

Not specified

Respondent /
ref.

Chapter &
policy

Representation
ref.
Professor David
Yates
Respondent ref:
A0032

Paragraph
Chapter 10:
CT1 - Tourism
development

Representation
ref: 1846

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Yes - I wish
to
participate in
hearing
session(s)

N/A

Yes - I wish
to
participate in
hearing
session(s)

Is sound?:
Yes

Representation
ref: 1845

Professor David
Yates
Respondent ref:
A0032

Legal compliance /
soundness/ duty to
cooperate

Complies with the
duty to cooperate?:
Yes
Chapter 10:
CT1 - Tourism
development

Is legally
compliant?:
Yes
Is sound?:
Yes
Complies with the
duty to cooperate?:
Yes

N/A
General comments:
Criterion 3c) - Please consider adding access by canal and a
pedestrian / cycle footbridge across the canal opposite the RHS.
This would be in addition to the currently proposed upgrade of
the path on the north side of the canal.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Criterion 4c) - There is no mention of the damaging effects of
developments at Barton on the local (relatively deprived)
population.
The footpath network around Barton Stadium has been
severely compromised. There is no longer a traffic free route
from Barton Pocket Park to Chat Moss via the stadium.
Negotiations between the developers and Ramblers and Peak &
Northern Footpath Society have failed to achieve any
reasonable provision for walkers.
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Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

The policy reference to hotel
development should be
amended to ensure
compliance with national
planning policy in respect of
the location of main town
centre uses (i.e. reference to
the sequential test and
impact assessment, where
relevant). It would also be
preferable that hotel
development is referred to
as “hotel development and
amenity uses”.

Yes - I wish
to
participate in
hearing
session(s)

Please strengthen Policy CT 1 / 4 (c) to emphasise the
importance of traffic free paths linking to adjacent countryside
in order to encourage and facilitate healthy lifestyles in the
local population.

The Peel Group
(submitted by
Turley)
Respondent ref:
A0394
Representation
ref: 2245

Chapter 10:
CT1 - Tourism
development

Is legally
compliant?:
Yes
Is sound?:
No
Complies with the
duty to cooperate?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:
Summary [as set out in the Executive Summary to Peel's
comments]
Peel supports Policy CT1 and the commitment to significantly
enhancing and expanding the City’s role as a major visitor
destination, including explicit support for Worsley Village, RHS
Garden Bridgewater and the Bridgewater Canal.
Main comments [Support with modifications]
7.32 Peel supports Policy CT1 and the commitment to
significantly enhancing and expanding the City’s role as a major
visitor destination, including explicit support for Worsley
Village, RHS Garden Bridgewater and the Bridgewater Canal
Corridor.
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The policy currently as
worded asserts that
development which
compromises the tourism
role at the identified
locations will not be

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

7.33 Policy CT1 of the SLP: DMP confirms that Salford’s tourism
function will be “significantly enhanced, expanding its role as a
major visitor destination”.

permitted. Peel request that
this is removed from the
policy as it is too restrictive,
particularly as some of the
identified locations
referenced in policy serve
other economic and
employment functions
alongside tourism.

7.34 The policy includes explicit support for developing tourism
at Worsley Village, RHS Garden Bridgewater and the
Bridgewater Canal. Within this area, the policy focuses on:
• Enhancing, and enabling the appreciation of, the area’s
unique heritage and environmental quality
• Improving and diversifying the recreation and leisure facilities,
with activity clustered in a small number of key locations along
the canal corridor to promote linked trips, and
• Promoting improved access by public transport, cycling and
walking.
7.35 Peel supports the identification of RHS Garden
Bridgewater within Policy CT1, which reflects the significant
socio-economic benefits that are expected to be realised as the
garden is delivered.
7.36 Development of the garden is well underway, with a first
phase due to open in summer 2020. This will deliver significant
benefits related to sustainability, health and wellbeing in
addition to preserving an important historic asset as a world
class attraction. Peel therefore supports the recognition that
the garden will “bring another major visitor attraction to the
city”.
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As for reasons set out in
section 4 of these
representations, Peel objects
to reference to the
protection of the West
Salford Greenway as a
strategically important area
of green infrastructure and
should be removed from the
policy.

Participation
at hearing
sessions

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

7.37 The policy reference to hotel development should be
amended to ensure compliance with national planning policy in
respect of the location of main town centre uses (i.e. reference
to the sequential test and impact assessment, where relevant).
It would also be preferable that hotel development is referred
to as “hotel development and amenity uses”.
7.38 Peel also welcomes the policy support for uses “supporting
the success of the stadium”. This reflects the significant
development potential of this site and its location within the
‘Central Economic Area’ of Salford identified elsewhere in the
SLP: DMP.
7.39 However, the policy currently as worded asserts that
development which compromises the tourism role at the
identified locations will not be permitted. Peel request that this
is removed from the policy as it is too restrictive, particularly as
some of the identified locations referenced in policy serve other
economic and employment functions alongside tourism.
7.40 However, as for reasons set out in section 4 of these
representations, Peel objects to reference to the protection of
the West Salford Greenway as a strategically important area of
green infrastructure and should be removed from the policy.
General comments:
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Participation
at hearing
sessions

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Bredale
Properties Ltd
(submitted by
Pegasus Group)
Respondent ref:
A0528

Chapter 10:
CT1 - Tourism
development

Representation
ref: 2152

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

N/A

Not specified

N/A

Is legally
compliant?:
Not specified
Is sound?:
Yes
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
This policy notes how tourism development will be
concentrated in a number of locations, including Salford Quays.
The policy notes how hotel development shall be focused
within and on the edge of these locations and the city’s town
centres. Bredale fully support this policy. The policy is
consistent with the NPPF, which classifies hotels as a main town
centre use which should be located within defined retail centres
such as Salford Quays. This policy is considered to be sound.
General comments:
N/A
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Respondent /
ref.

Chapter &
policy

Representation
ref.
David Steel
Respondent ref:
A0564

Paragraph
Chapter 10:
CT1 - Tourism
development

Representation
ref: 1882

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

N/A

Yes - I wish
to
participate in
hearing
session(s)

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Peel Media
(submitted by
Turley and NJL)
Respondent ref:
A1130
Representation
ref: 2293

Chapter 10:
CT1 - Tourism
development

Is legally
compliant?:
Yes
Is sound?:
Yes
Complies with the
duty to cooperate?:
Yes

N/A
General comments:
Page 75
You say...”with Chat Moss...being identified as strategically
important area of green infrastructure”
I ask then why start to destroy it by building upon it?
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
These comments have also been recorded against policy CT2
Revised Draft Salford Local Plan (RDSLP) 2019 representations
Environmental Quality
PMML are broadly supportive of the policy and proposed no
amendments to the RDSLP.
Salford Publication Local Plan 2020 Representations
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Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

The policy text remains unchanged under this sub-section and
therefore support is maintained with no amendments
proposed.
Amendments Conclusion/ Status
PMML continue to support the proposed policy in the SLPDMP
with no changes requested.

City of Trees
Respondent ref:
A1152

Chapter 10:
CT1 - Tourism
development

Is legally
compliant?:
Not specified

Representation
ref: 2267

2b)

Is sound?:
Not specified

The Peel Group
(submitted by
Turley)
Respondent ref:
A0394
Representation
ref: 2246

Chapter 10:
CT2 - Art and
culture

Comments relating to legal compliance, soundness or duty to
cooperate:
Irwell River Park – can the wider City Forest Park be referenced
as follows i.e. Irwell River Park (part of the wider City Forest
Park initiative)

Complies with the
duty to cooperate?:
Not specified

General comments:

Is legally
compliant?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
Yes
Complies with the
duty to cooperate?:
Yes

Not specified

Summary [as set out in the Executive Summary to Peel's
comments]
The policy is supported.
Main comments [Support]
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N/A

Yes - I wish
to
participate in
hearing
session(s)

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Insertion of marketing or
other criteria by which
applications can be assessed.

No - I do not
wish to
participate in
hearing
session(s)

7.41 Peel support the recognition of the concentration of
cultural activity at Salford Quays, including MediaCityUK, and
the policy support for the continued enhancement of these
facilities.
General comments:
Theatres Trust
Respondent ref:
A0942
Representation
ref: 1956

Chapter 10:
CT2 - Art and
culture

Is legally
compliant?:
Yes
Is sound?:
Yes
Complies with the
duty to cooperate?:
Yes

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
We support the promotion of cultural facilities within Salford,
although the policy is silent on criteria by which any proposals
which would result in the loss of cultural facilities would be
assessed. We made similar comment at the previous stage. To
ensure conformity with NPPF paragraph 92 we recommend
stronger reference to protecting against loss of facilities.
General comments:
N/A
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Respondent /
ref.

Chapter &
policy

Representation
ref.
Peel Media
(submitted by
Turley and NJL)
Respondent ref:
A1130

Paragraph

Representation
ref: 2294

Chapter 10:
CT2 - Art and
culture

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Yes - I wish
to
participate in
hearing
session(s)

Is sound?:
Yes
Complies with the
duty to cooperate?:
Yes

N/A
General comments:
These comments have also been recorded against policy CT1
Revised Draft Salford Local Plan (RDSLP) 2019 representations
Environmental Quality
PMML are broadly supportive of the policy and proposed no
amendments to the RDSLP.
Salford Publication Local Plan 2020 Representations
The policy text remains unchanged under this sub-section and
therefore support is maintained with no amendments
proposed.
Amendments Conclusion/ Status
PMML continue to support the proposed policy in the SLPDMP
with no changes requested.
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Respondent /
ref.

Chapter &
policy

Representation
ref.
The Peel Group
(submitted by
Turley)
Respondent ref:
A0394

Paragraph

Representation
ref: 2188

Chapter 11
Housing general
comments

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Yes - I wish
to
participate in
hearing
session(s)

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
Context
4.1 Peel’s previous submissions have clearly set outs its position
in respect of development plan making across GM [Footnote 15
- See paragraph 1.9 onwards]. The GMSF should be more
ambitious and be planning for more economic transformation
and growth. This needs to be supported by a greater provision
of new homes by the order of at least 15,000 homes per
annum. Peel therefore considers that the housing provision
across GM should be increased to
ensure that the GMSF is sound, and that the constituent
authorities’ DPDs are in turn sound.
4.2 Through the current version of the GMSF, the proposed
housing requirement for Salford is higher than that which is
derived from the stand method [Footnote 16 - The revised draft
GMSF proposes Salford’s housing requirement to be 1,720
homes per annum compared to the standard method figure of
1,372 homes per annum], largely reflective of its city centre
characteristics (along with Salford Quays) and its role in
generating economic growth in Greater Manchester. Peel
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Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

considers that Salford’s housing requirement should be
increased further, not only to meet the wider GM ambition to
be a Global City but also to address the long standing chronic
shortages in affordability
and family housing choice within Salford; a situation which has
been exacerbated and predicated by the ongoing policy to
resist expansion and growth in the suburbs and focus largely on
delivering apartments in the city centre.
4.3 Any future spatial strategy (ultimately derived through the
GMSF and SLP: SC) to guide the distribution and type of housing
needs to be balanced (in terms of type, supply and distribution)
to ensure the need of the housing market as a whole is met,
including rectifying deficiencies in the number of
larger/aspirational family homes, and wider issues such as
general affordability. This will require additional land to be
allocated in the west of the City which is the main area capable
of accommodating the type of very high quality and aspirational
housing that is intrinsically linked with economic growth.
4.4 Failure to provide enough housing in the City will only
perpetuate the housing crisis manifesting itself in Salford. An
unbalanced spatial strategy will fuel affordability challenges,
reduce labour mobility and encourage ongoing out-migration
from the City Region.
4.5 Representations on a number of the proposed housing
policies are set out in turn below.
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Participation
at hearing
sessions

Respondent /
ref.

Chapter &
policy

Representation
ref.
Sport England
Respondent ref:
A0403

Paragraph

Representation
ref: 2352

Chapter 11
Housing general
comments

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

Bullet 4 should be amended
to read: "Requiring new
homes to meet good space
standards, be designed to
adapt to changing needs and
to contribute to sustaining
and enhancing local
character and
distinctiveness."

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Historic England
Respondent ref:
A0414
Representation
ref: 1971

Chapter 11
Housing general
comments
Creating a
Fairer Salford
Box

Is legally
compliant?:
Not specified
Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
Late rep submitted on the 23 April as correction to initial
comments provided on the 20 March 2020
Policy H9 – Sport England acknowledge that Active Design has
been incorporated into Policy D1. Sport England acknowledge
that site allocations have now been removed from the Local
Plan, therefore no further comments are made at this time in
respect of our earlier comments on any site allocations.
Comments relating to legal compliance, soundness or duty to
cooperate:
The NPPF recognises the importance of good design that
responds to local character and distinctiveness. This not only
creates places that are attractive and maintains a strong sense
of place but it also retains and creates a sense of community,
fostering pride and identity. As well as contributing to health
and well-being as well as better homes and places to live.
In view of this, we would expect that the opening section of this
chapter should include reference to this, as it would ensure that
it would be in line with the NPPF and the rest of the Plan.
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Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

N/A

No - I do not
wish to
participate in
hearing
session(s)

General comments:

Barry Sullivan
Respondent ref:
A0670
Representation
ref: 1860

Chapter 11
Housing general
comments

Is legally
compliant?:
Yes
Is sound?:
Yes
Complies with the
duty to cooperate?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
After being born in Salford 66 years ago and worked mainly in
Salford and Trafford Park until illness forced me to finish in my
mid fifties. I now live in Irlam since 13 when I moved with my
parents to Irlam. I was a union rep when at Ward and
Goldstones until 20 in TA for 6 years and now lived in Irlam for
the past 23 years. Also a HGV driver for 42 years.
I have seen changes over the years, some better more worse
such as these so called housing associations who charge more
rent for little or no help and want to charge people for things
which by right they should do. E.g. pensioner who had a burst
pipe in the upstairs bathroom when the plumber came they
said the sink was old and had hairline cracks and would need
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Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Peel Media
(submitted by
Turley and NJL)
Respondent ref:
A1130
Representation
ref: 2295

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

N/A

Yes - I wish
to
participate in
hearing
session(s)

replacing. Isn't that what rent is for? City West to leave a
message that they would have to pay for it.

Chapter 11
Housing general
comments

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

(Redacted text) Rather than build on greenbelt land and arable
areas which locals don't want use ex factory areas, there are
plenty of them. These housing associations seem to bother
more about profits than helping their tenants. Take back
control for councils, to look after us rather than these profit
driven associations who most probably run by London.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Revised Draft Salford Local Plan (RDSLP) 2019 representations
Policy H3 Distribution of Housing
Comments to be provided by Peel Group through
representations prepared by Turley.
Salford Publication Local Plan 2020 Representations
Comments to be provided by Peel Group through
representations prepared by Turley.
Amendments Conclusion/ Status
No Comments
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Respondent /
ref.

Chapter &
policy

Representation
ref.
City of Trees
Respondent ref:
A1152

Paragraph

Representation
ref: 2268

Homes England
Respondent ref:
A1600
Representation
ref: 2127

Chapter 11
Housing general
comments
11.2

Chapter 11
Housing general
comments

Legal compliance /
soundness/ duty to
cooperate

Comments

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
Not specified

Modifications neccessary

General comments:

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

Complies with the
duty to cooperate?:
Not specified

Not specified

There is very little reference here to the need for providing GI.
11.2 implies but it would be good if GI could be referenced
directly.

Complies with the
duty to cooperate?:
Not specified

Is sound?:
Not specified

Participation
at hearing
sessions

N/A
General comments:
Comments also recorded against policy H4
Homes England is the government’s housing accelerator. We
have the appetite, influence, expertise and resources to drive
positive market change. By releasing more land to developers
who want to make a difference, we’re making possible the new
homes England needs, helping to improve neighbourhoods and
grow communities.
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N/A

Not specified
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Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Homes England Strategic Plan sets out our commitment to help
more people in England to access better homes in the right
places by supporting the housing market. We do this by
ensuring a range of investment products are available to
support housebuilding and infrastructure, including more
affordable housing and homes for rent. To increase the delivery
of affordable housing, Homes England will continue to provide
grant funding through our existing Shared Ownership and
Affordable Homes Programme, and also our more specialist
housing grant funding programmes, to enable and support local
communities to grow.
Homes England acknowledge that there is good provision made
within the proposed local plan for affordable housing, and
therefore we do not propose to make any representations to
this point. We will however continue to engage with you and
developing organisations, to deliver affordable housing across
the City of Salford.
Homes England is the government’s housing accelerator. We
have the appetite, influence, expertise and resources to drive
positive market change. By releasing more land to developers
who want to make a difference, we’re making possible the new
homes England needs, helping to improve neighbourhoods and
grow communities.
Homes England Strategic Plan sets out our commitment to help
more people in England to access better homes in the right
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Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Mr and Mrs S
Atkinson
Respondent ref:
A1669
Representation
ref: 2085

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

N/A

Not specified

places by supporting the housing market. We do this by
ensuring a range of investment products are available to
support housebuilding and infrastructure, including more
affordable housing and homes for rent. To increase the delivery
of affordable housing, Homes England will continue to provide
grant funding through our existing Shared Ownership and
Affordable Homes Programme, and also our more specialist
housing grant funding programmes, to enable and support local
communities to grow.

Chapter 11
Housing general
comments

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Homes England acknowledge that there is good provision made
within the proposed local plan for affordable housing, and
therefore we do not propose to make any representations to
this point. We will however continue to engage with you and
developing organisations, to deliver affordable housing across
the City of Salford.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
These comments have also been recorded as general comments
against Chapter 15 (Accessibility).
Salford Council have already fulfilled their requirement for HDT
2016-2019 by 186%, at the detriment of the residents of Salford
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Paragraph

Mr and Mrs S
Atkinson
Respondent ref:
A1669
Representation
ref: 2088

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

N/A

Not specified

and their quality of life. The city is being transformed into a grid
lock on the road network throughout the city. You cannot keep
blaming the current Government saying that they are forcing
you to pass these planning applications, as it is clear that the
Council have more than covered their requirements.

Chapter 11
Housing general
comments

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

If Salford Council are committed to their responsibilities with
regards to the Environment then surely you should be looking
at reducing traffic congestion, for every house that is built you
can probably expect at least two more cars on the road.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
These comments have also been recorded as general comments
against Chapters 9 (Economic development) and 24
(Recreation).
More than this Salford Council are also proposing to build on
Green fields and recreational land, there are more than enough
brown fields that can be used for development but the
developers are not interested in them as it costs them more to
clear the ground and they are in less desirable areas which will
cut their profit margins.
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ref.
Barbara
Laverock
Respondent ref:
A2002

Paragraph

Representation
ref: 2071

Chapter 11
Housing general
comments

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
The following comments were submitted during the period for
representations on the Publication SLP:DMP - however they
relate to the Draft Local Plan published in November 2016:
Housing - Policy H3 Housing allocations. H3.1 to H3.16
Under ‘Sites Allocated' no mention is made of changing the use
of the land which is currently Swinton Park Golf & Country Club.
Allocated sites are clearly defined and provide sufficient
housing in line with requirements of the city.
I believe there are sufficient brownfield sites on which
developers could build, if necessary, thus preserving green
spaces, especially those which are assets to the local and wider
community.
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ref.

Chapter &
policy

Representation
ref.
The Retirement
Housing
Consortium
(submitted by
the Planning
Bureau)
Respondent ref:
A2014

Paragraph

Representation
ref: 2115

Chapter 11
Housing general
comments

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

See representations relating
specifically to policies PC1,
and H6, and also to the city
council's Assessment of
Residential Viability.

Not specified

Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

This is a joint representation made on behalf of Renaissance
Retirement, Pegasus Life, McCarthy and Stone and Churchill
Retirement Living (referred to in the representations as “The
Consortium”).
We are a group of independent and competing housebuilders
specialising in sheltered housing for the elderly. Together as a
group, we are responsible for delivering circa 90% of England’s
specialist owner occupied retirement housing.
These representations are made in respect of the Salford Local
Plan Development Management Policies and Designations
Consultation January 2020. My Client would like to commend
the Council’s willingness to positively address the projected rise
in the elderly population within the Borough and the serious
issues this raises with regards to the future provision of
adequate support and accommodation for elderly persons. We
also have some concerns over some aspects of the wording of
the wording and supporting text of Policies PC1, H4 and H6 for
the reasons set out below.
The Consortium considers that LP policies would restrict the
delivery of development, and in particular specialist older
persons’ housing, which would prevent the plan being
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successfully delivered throughout its lifetime. The plan can
therefore not be considered effective.
The Consortium considers that the LP conflict with the aims and
objectives of both the National Planning Policy Framework and
National Planning Practice Guidance and does not reflect these
goals. The plan can therefore not be considered to be
consistent.
The NPPF stipulates that the planning system should be
supporting strong, vibrant and healthy communities by
providing the supply of housing required to meet the needs of
present and future generations. Paragraph 61 of the NPPF
highlights that the ‘the size, type and tenure of housing needed
for different groups in the community should be assessed and
reflected in planning policies (including, but not limited to,
those who require affordable housing, families with children,
older people, students, people with disabilities, service families,
travellers, people who rent their homes and people wishing to
commission or build their own homes.’
The National Planning Practice Guidance reaffirms this in the
guidance for assessing housing need in the plan making process
entitled “How should the needs for all types of housing be
addressed? (Paragraph: 021 Reference ID: 2a-021-20140306)
and a separate subsection is provided for “Housing for older
people”. This stipulates that “the need to provide housing for
older people is critical given the projected increase in the
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number of households aged 65 and over accounts for over half
of the new households (Department for Communities and Local
Government Household Projections 2013). Plan makers will
need to consider the size, location and quality of dwellings
needed in the future for older people in order to allow them to
move. This could free up houses that are under-occupied. The
age profile of the population can be drawn from Census data.
Projections of population and households by age group should
also be used. The future need for older persons housing broken
down by tenure and type (e.g. Sheltered, enhanced sheltered,
extra care, registered care) should be assessed and can be
obtained from a number of online tool kits provided by the
sector. The assessment should set out the level of need for
residential institutions (use class C2). But identifying the need
for particular types of general housing, such as bungalows, is
equally important” (My emphasis).
The ‘Housing White Paper: Fixing our broken housing market’
clearly signals that greater consideration must be given to
meeting the needs of older persons’ in Local Plans stipulating
that:
‘Offering older people a better choice of accommodation can
help them to live independently for longer and help reduce
costs to the social care and health systems. We have already
put in place a framework linking planning policy and building
regulations to improve delivery of accessible housing. To ensure
that there is more consistent delivery of accessible housing, the
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Government is introducing a new statutory duty through the
Neighbourhood Planning Bill on the Secretary of State to
produce guidance for local planning authorities on how their
local development documents should meet the housing needs
of older and disabled people. Guidance produced under this
duty will place clearer expectations about planning to meet the
needs of older people, including supporting the development of
such homes near local services82. It will also set a clear
expectation that all planning authorities should set policies
using the Optional Building Regulations to bring forward an
adequate supply of accessible housing to meet local need. In
addition, we will explore ways to stimulate the market to
deliver new homes for older people.’ (Para 4.42) (My
emphasis).
General comments:

The Peel Group
(submitted by
Turley)
Respondent ref:
A0394
Representation
ref: 2189

Chapter 11:
H1 - Type of
housing

Is legally
compliant?:
Yes
Is sound?:
Yes
Complies with the
duty to cooperate?:
Yes

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
Summary [as set out in the Executive Summary to Peel's
comments]
Peel welcomes the removal of the expected percentage split of
type of housing previously envisaged welcomes the policy
intention to deliver a broad mix of housing options across the
City. The policy alone, however, will not achieve this objective
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through the Council’s intention to impose restrictive
designations on undeveloped land through the SLP: DMP and
ahead of fully understanding development needs.
Main comments [Support]
4.6 Peel welcomes the policy intention to deliver a broad mix of
housing options across Salford to ensure housing needs are
met. As explained throughout these representations, Peel
considers that this will not be achieved through the Council’s
intention to impose restrictive designations on open land
through the SLP: DMP ahead of fully understanding
development needs.
4.7 Peel welcome the amendments to the policy which have
removed the expected percentage split of type of housing
expected to be delivered across the City. Peel supports the
principle of ensuring a wide range of housing comes forward
across Salford to meet the needs of the housing market as a
whole. However, this policy will not achieve this aim in
isolation. It will need to be underpinned by an up to date and
appropriately balanced spatial strategy, to be established
through SLP: SC, to ensure the right sites are made available so
that the right housing is provided in the right locations across
Salford.
General comments:
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N/A

Not specified

N/A

Bredale
Properties Ltd
(submitted by
Pegasus Group)
Respondent ref:
A0528
Representation
ref: 2153

Chapter 11:
H1 - Type of
housing

Is legally
compliant?:
Not specified
Is sound?:
Yes
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
In terms of this policy, as per the comments noted in our
previous representations, Bredale are supportive of this policy
which recognises that Salford Quays will continue to be
predominantly apartment based and where practicable, ground
floor duplexes and other large dwellings. This policy is
considered to be effective and has been positively prepared and
therefore is considered to be sound.
General comments:
N/A
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Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

The HBF recommends a
flexible approach is taken
regarding housing mix which
recognises that needs and
demand will vary from area
to area and site to site;
ensures that the scheme is
viable; and provides an
appropriate mix for the
location.

Yes - I wish
to
participate in
hearing
session(s)

N/A

Not specified

Is sound?:
No

Representation
ref: 2106

Complies with the
duty to cooperate?:
Not specified

Policy H1 is not considered to be sound as it is not justified or
effective for the following reasons:
This policy sets out the mix of new dwelling types required in
Salford. It states that within the rest of the city at least 80% of
the net increase in dwellings in the form of houses.
The HBF understands the need for a mix of dwelling types and is
generally supportive of providing a range and choice of homes
to meet the needs of the local area. It is, however, important
that any policy is workable and ensures that housing delivery
will not be compromised or stalled due to: overly prescriptive
requirements; requiring a mix that does not consider the scale
of the site; or the need to provide additional evidence.
General comments:

Sovereign Point
Residents
Association
Respondent ref:
A1047

Chapter 11:
H1 - Type of
housing

Is legally
compliant?:
Not specified
Is sound?:
Not specified

N/a
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
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Complies with the
duty to cooperate?:
Not specified

These comments have also been recorded against policy AP2
While the Local Plan makes all the right noises about creating
"lifetime neighbourhoods" and diverse communities, it also
anticipates that much of the residential development in the City
Centre and at The Quays will be in the form of apartments.
Indeed, there are real dangers that Salford will become a 'dual
city' rather than a 'fairer' one. The City Centre and The Quays
will increasingly become the (temporary) home for young
professional singles, couples, and students; and the outer
suburbs the home for those who wish to raise a family.
This, we submit, does not provide the context for a long term
sustainable, healthy, development strategy. It will not help to
create mixed, balanced, diverse local communities. It will
contribute to accelerated social polarisation across the city. It
will lead to an uneven distribution of public services. And it
could, in time, foment social division and unrest. We would
argue that a much wider range of dwelling types, catering for a
greater mix of people, is needed if Salford Quays is to come
anywhere close to becoming a "lifetime neighbourhood" and
generating the sorts of services normally associated with a
balanced, 4 diverse, thriving community. The Development
Management Policies and Designations document should
reflect this much more strongly than it does at present.
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Participation
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sessions

Chapter 11:
H1 - Type of
housing

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

11.5

Is sound?:
Yes
Complies with the
duty to cooperate?:
Not specified

We welcome the comments at paragraph 11.5 of the
accompanying text which recognises that in certain locations
(including town and city centres) that aspirations for
densification will inevitably direct stakeholders towards
apartment-led forms of residential development. For future
phases of development at Walkden town centre which will
include residential uses, this will be highly pertinent.
Paragraph 11.5 states:
“Some sites in the city will be much more appropriate for
apartments than houses due to their location, context and
characteristics, such as City Centre Salford and Salford Quays,
which have a key role at the sub-regional level in providing a
large number of high quality apartments, and potentially also
town centres, local centres and other areas with very high
levels of accessibility. The fact that some sites will only deliver
apartments means that it will be necessary for many other sites
to provide high proportions of houses in order to achieve a
good overall choice of dwellings across the city. Hence, it is
appropriate to seek to maximise the number of houses coming
forward on many sites.“
General comments:
N/A
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Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

Not specified.

Not specified

Not specified

General comments:

We consider that a minor
amendment to the policy
can be made that meets all
parties objectives
(amendment is set out in
criterion B2a):

Savills Ltd sets out the representation on the Publication
SLP:DMP is to be read in conjunction with the earlier
representation submitted as part of the consultation on the
Revised Draft Local Plan and submitted on 21 March 2019 (copy
included at Appendix 1 of the representation on the Publication
SLP:DMP). The submitted representation on the SLP: DMP also

Individual new residential
developments shall
contribute to the provision
of a broad mix of housing
options across Salford and
within the local area,

Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

Representation
ref: 2314

Part A of Policy H1 (Type of Housing) will apply to proposals in
Walkden town centre by virtue of location. It remains to be
seen how practicable it would be to deliver this very broad
range of apartment types both in terms of practical layout but
also market viability considerations. We would therefore urge
the Council to have a pragmatic approach to the consideration
of the phrase “where practicable” in relation to specific
development management proposals that may come forward.
General comments:

The Prudential
Assurance
Company
(submitted by
Savills Ltd)
Respondent ref:
A1614
Representation
ref: 2034

Chapter 11:
H1 - Type of
housing

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
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includes Appendix 2 (a plan of Regent Road Retail Park). These
appendices are available to view separately in the full copy of
the representation.

ensuring that identified
housing needs can be met.
This includes:

As part of discussions with the Local Planning Authority post the
submission of the previous representations, the drafting of the
wording of the emerging Local Plan has taken a direction of
travel towards supporting a greater flexibility of uses and
residential development within the Local Centres, of which
Regent Road is designated as one under Policy TC1 of the
emerging Local Plan.

A) Within City Centre
Salford, Ordsall Waterfront,
Salford Quays and the other
town centres, incorporating
ground floor duplexes and
other larger dwellings where
practicable that enable a
wider range of households to
live in these locations; and

However, we consider that in order to deliver sustainable
development, ensure that greater flexibility of use can be
delivered – which ultimately ensures town centre vitality – and
the opportunity to deliver high density residential development
on brownfield land can be delivered as appropriate to the
context of the site, the amendments set out to policies below
are required.
With the above in mind, the representations relate to the
following policies in the emerging Local Plan that concern
Regent Road Retail Park:
Policy H1 provides designations in relation to housing types. It
confirms a series of town centre locations where there is no
minimum requirement on the type of homes to be provided,
with the remainder areas of Salford being locations where 80%
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of any new residential should be houses as opposed to
apartments.

2) At least one of the
following apply:
a) It can be clearly
demonstrated that the site
has distinct characteristics
that make a higher
proportion of houses
inappropriate or
impracticable to provide,
such as financial viability,
flood risk, design context or
the site is located within a
designated centre where
higher density development
would be appropriate due to
surrounding context;
b) The development
provides specialist
accommodation, such as for
older people, or there is a
demonstrable need for
different types of dwellings;
or
c) The minimum density
requirements in Policy H3
can only be met through a
higher proportion of
apartments.

We set out in our previous representations that the flexible no
minimum requirement on the type of homes should be
extended to include the Local Centres. We understand from our
discussions with the Local Planning Authority that extending the
no minimum requirement would not be appropriate to all Local
Centres and Policy H1 as drafted provides a series of conditions
when providing less than 80% houses in locations that aren’t
town centres would be appropriate.
We note that Paragraph 11.9 of the emerging Local Plan
considers that increased densities in town centres and Local
Centres could be appropriate. However, the position insofar as
Local Centres is concerned is not explicitly apparent from Policy
H1, which will be the development plan policy against which
proposals will be assessed against.
Paragraph 123 (a) of the National Planning Policy Framework
sets out that measures to increase residential density in ‘town
centres‘ should be pursued. The reference to ‘town centres’
includes all in-centre locations, including Local Centres.
Including Local Centres in Salford as an area where there is no
minimum requirement on the type of residential dwellings that
could be provided is consistent with the National Planning
Policy Framework.

178

Participation
at hearing
sessions

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Savills
Investment
Management
(submitted by
Savills Ltd)
Respondent ref:
A1963
Representation
ref: 1926

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

On a practical level, the residential urban form surrounding the
Retail Park is high density development. If residential
development were to be provided on the Retail Park, then the
appropriate form of residential development would be high
density development consistent with its urban location adjacent
to Manchester City Centre.

Chapter 11:
H1 - Type of
housing

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
We consider that the emerging Local Plan requires
amendments in order to deliver sustainable development,
namely that greater flexibility for land uses is achieved, which
ultimately ensures town centre vitality; and that enhanced
policy support is provided for Ordsall Local Centre to deliver
high density residential development on brownfield land.
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With the above in mind, the representations relate to the
following policies in the emerging Local Plan that concern the
proposed Ordsall Local Centre
Policy H1 provides designations in relation to housing types. It
confirms a series of town centre locations where there is no
minimum requirement on the type of homes to be provided,
with the remainder areas of Salford being locations where 80%
of any new residential should be houses as opposed to
apartments.
We note that Paragraph 11.9 of the emerging Local Plan
considers that increased densities in town centres and Local
Centres could be appropriate. However, the position insofar as
Local Centres is concerned is not explicitly apparent from Policy
H1, which will be the development plan policy against which
proposals will be assessed against.
Paragraph 123 (a) of the National Planning Policy Framework
sets out that measures to increase residential density in ‘town
centres‘ should be pursued. The reference to ‘town centres’
includes all in-centre locations, including Local Centres.
Including Local Centres in Salford as an area where there is no
minimum requirement on the type of residential dwellings that
could be provided is consistent with the National Planning
Policy Framework.
On a practical level, the residential urban form surrounding
Ordsall Local Centre is high density development. High density
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residential development would therefore be appropriate on the
site and we understand that the Council has indicated that its
agrees with this development approach as a part of discussions
that it has had with SIM.
We consider that a minor amendment to the policy can be
made that meets all parties objectives. That amendment is set
out below (see criterion 2a)
Individual new residential developments shall contribute to the
provision of a broad mix of housing options across Salford and
within the local area, ensuring that identified housing needs can
be met. This includes:
A) Within City Centre Salford, Ordsall Waterfront, Salford Quays
and the other town centres, incorporating ground floor
duplexes and other larger dwellings where practicable that
enable a wider range of households to live in these locations;
and
B) Within the rest of the city, providing at least 80% of the net
increase in dwellings in the form of houses, with a lower
proportion of houses only being acceptable where:
1) The proportion of houses, and other dwelling types with at
least three bedrooms and private amenity space, is still being
maximised as far as possible; and
2) At least one of the following apply:
a) It can be clearly demonstrated that the site has distinct
characteristics that make a higher proportion of houses
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N/A

Not specified

inappropriate or impracticable to provide, such as financial
viability, flood risk, design context or the site is located within a
designated centre where higher density development would be
appropriate due to surrounding context;
b) The development provides specialist accommodation, such
as for older people, or there is a demonstrable need for
different types of dwellings; or
c) The minimum density requirements in Policy H3 can only be
met through a higher proportion of apartments.

Chapter 11:
H1 - Type of
housing

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

The above amendment will satisfy all parties requirements
insofar as Ordsall Local Centre is concerned, whilst ultimately
providing the Local Planning Authority with the control that the
amendment will not relate to all Local Centres where the
surrounding context would not support higher density
development.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Policy H1

Type of housing

As aforesaid, Salford is one of four areas in the UK, where there
is a very large concentration of orthodox Jewish people. They
have to live in close proximity to each other because :182
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1.
They cannot travel on the Sabbath
2.
They need to be near to Houses of Prayer
3.
They need to be near shops that sell Kosher food
4.
They need to be near their schools. (A typical orthodox
Jewish household has a much larger family and there needs to
be provision for those families to have close proximity to
existing areas where orthodox Jewish people live.)

Wainhomes
(North West)
Ltd &
Persimmon
Homes
(submitted by
Emery Planning)
Respondent ref:
A2019

Chapter 11:
H1 - Type of
housing

Is legally
compliant?:
Not specified
Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

On Page 281 in H6 Housing for older people, your document
states “Ensuring that a diverse range of housing is provided in
the city and that all groups have access to suitable housing is an
important aspect of delivering a fairer and more inclusive
Salford, which is a strategic priority”. Thus, when considering
the size of houses, special emphasis should be based on
ensuring that there is an adequate supply of larger houses in
areas inhabited by the orthodox Jewish population.
Comments relating to legal compliance, soundness or duty to
cooperate:

The policy should be
amended to state that
housing mix will be
considered through the
The following report was also submitted by Emery Planning on
behalf of Wainhomes (NW) Ltd and Persimmon Homes. Land off emerging GMSF, where the
total amount of family
Springfield Lane and School Lane, Irlam Site-specific
housing required can be
representations – Draft Greater Manchester
established and the scale
Spatial Framework 2019. This is available to view separately.
and distribution of
allocations can be adjusted
2.1 Policy H1 specifies what type of housing will be acceptable
within certain parts of the city. It includes a target for 80% of
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the net increase in dwellings within the rest of the city (outside
of City Centre Salford, Ordsall Waterfront, Salford Quays and
the other town centres) to be in the form of houses.

accordingly to meet that
need.

2.2 Our key concern with Policy H1 as drafted is that it is
premature to prescribe a housing mix when it has not yet been
established what the housing requirement / distribution / site
allocations are going to be. Whilst the evidence base clearly
demonstrates a need to deliver family housing in Salford, there
is no evidence to suggest that the 80% requirement will come
close to meeting the identified needs. We therefore consider
that the policy should be amended to state that housing mix
will be considered through the emerging GMSF, where the total
amount of family housing required can be established and the
scale and distribution of allocations can be adjusted accordingly
to meet that need.
2.3 It should be noted that we strongly support the provision of
family housing in Salford. However, the current supply of
housing land is heavily focused within the city centre, Ordsall
and Salford Quays where development will predominately
come forward as apartments. This is an entirely different
market to the remainder of Salford, where there is an acute
need for family and affordable housing which is perpetuated by
a history of persistent under-delivery. Our concerns in relation
to housing land supply and distribution as set out in our
representations to the GMSF (see EP1, Section 5) is that the
Council’s housing land supply:
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•
is predominantly located in just one part of the
Borough in the two wards of Ordsall and Irwell Riverside (i.e.
the City Centre and Salford Quays);
•
would predominantly deliver apartment only schemes;
•
would fail to deliver enough affordable homes to meet
the identified need; and
•
would fail to deliver enough family houses to meet the
identified need.
2.4 The draft plan references the Greater Manchester Strategic
Housing Market Assessment (GM SHMA) (January 2019) at
paragraph 11.13. Table 5.7 of the GM SHMA explains that only
2,028 affordable homes were provided in Salford in the last 7
years (an average of 290 dwellings per annum). This has led to
an unmet housing need (gross backlog) in Salford of 6,677
affordable homes (the highest in Greater Manchester) as shown
in table 7.1 of the GM SHMA. Table 7.13 of the GM SHMA then
explains that the estimated net annual affordable housing
requirement in Salford is 613 dwellings.
2.5 This need will clearly not be addressed by Salford’s housing
supply. As is recorded in the Broadoak appeal decisions
[Footnote 1 - APP/U4230/W/13/2209607 and
APP/U4230/W/17/3180726] which were determined by the
Secretary of State, Salford’s five year housing land supply would
only deliver 634 affordable homes (i.e. just over 1 year of the
annual need over 5 years). This is because the supply is
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dominated by 1 and 2 bedroomed apartment schemes in
Ordsall and Irwell Riverside, which will not deliver any
affordable homes. Even if affordable homes are delivered, they
will be in the form of apartments and not family homes. In
contrast, our clients are promoting a residential development in
Irlam which is viable and would deliver much needed affordable
housing for families.
2.6 It is also important to note that Policy GM-H 3 (page 118) of
the Revised Draft GMSF: “Type, Size and Design of New
Housing” states that development across Greater Manchester
should seek to incorporate a range of dwelling types and sizes
to meet local needs and deliver more inclusive neighbourhoods.
It stated:
“The precise mix of dwelling types and sizes will be determined
through district local plans, masterplans and other guidance, in
order to reflect local circumstances and deliver an appropriate
mix of dwellings across Greater Manchester as a whole.”
2.7 We objected to Policy GM-H3, on the basis that, as the plan
dealing with housing requirements, distribution and allocations,
the GMSF should set out the precise mix of dwelling types and
sizes required so that it is in accordance with paragraphs 11, 59
and 61 of the Framework. Identifying the precise mix of
dwelling types and sizes cannot be left to the district local plans
because this is a strategic issue which directly relates to the
overall approach taken towards housing land supply and
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justification for releasing land from the Green Belt to meet
housing needs.
2.8 Without prejudice to the above, in our view the policy is
undermined at part B(2)©, which provides for a reduction in
the provision of family housing where necessary to meet the
minimum density requirements in Policy H3. The minimum
densities set out in Policy H3 are extremely high and will cover
large parts of the city. This could significantly impact upon the
ability of the Council to meet the identified need for family
housing.
General comments:

The Peel Group
(submitted by
Turley)
Respondent ref:
A0394
Representation
ref: 2190

Chapter 11:
H2 - Size of
dwellings

Is legally
compliant?:
Yes
Is sound?:
No
Complies with the
duty to cooperate?:
Yes

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
Summary [as set out in the Executive Summary to Peel's
comments]
Policy H2, as currently drafted, is not ‘justified’ and is,
therefore, unsound as the Council has failed to provide the
evidence required to justify the application of internal space
standards.
Main comments [Object]
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4.8 Policy H2 seeks to secure a balanced mix of dwelling sizes to
enable people to access housing with sufficient space to meet
their needs and support good health. Peel supports this policy
ambition, and notes that the policy has been revised since the
DSLP, in response to previous representations, including those
made by Peel.
4.9 In particular, the policy wording now includes additional
flexibility by requiring developments to deliver a range of
dwelling sizes. This is a more appropriate approach than
defining minimum dwelling sizes and the number of bedrooms
to be provided (as proposed in the DSLP) and will enable
developers to respond and adapt as identified needs and the
market changes over the plan period, in accordance with NPPF
4.10 Policy H2 goes on to require all dwellings in new build
developments to meet the nationally described space standards
(NDSS) as a minimum. The Council has not provided robust
justification for requiring internal space policies in the SLP: DMP
as required by Planning Practice Guidance [Footnote 17 - PPG,
Reference ID: 56-020-20150327].
General comments:
N/A
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Participation
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Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

Suggest that policy wording
should be amended to
provide further flexibility
confirming that a minimum
50% of two-bedroom
apartments should be
provided, unless it can be
demonstrated that this is not
possible due to viability or
site-specific considerations.
This will provide more
flexibility to ensure that
suitable and viable schemes
come forward in a prompt
manner and therefore be
more effective in delivering
housing.

Not specified

Bredale request that
National Space Standards
are not enforced until
further and more robust
evidence is provided to
demonstrate that the
concerns raised above

Not specified

Is sound?:
No

Representation
ref: 2154

Complies with the
duty to cooperate?:
Not specified

This policy states that in new developments providing
apartments, a minimum of 50% of the apartments shall contain
at least two bedrooms. The policy later states that a lower
proportion may be permitted where it can be clearly
demonstrated by the applicant that smaller accommodation is
required to meet an identified local need of acknowledged
importance, such as affordable housing, housing for older
people or other specialist accommodation. Bredale object to
the current wording of this policy, as housing mix requirements
can have impacts on viability which can lead to issues in the
deliverability of a scheme. Indeed, there may be situations
where a minimum of 50% 2+ bedroom apartments cannot be
provided within a scheme, due to viability considerations or
concerns about local market demand.
General comments:

Bredale
Properties Ltd
(submitted by
Pegasus Group)
Respondent ref:
A0528

Chapter 11:
H2 - Size of
dwellings

Is legally
compliant?:
Not specified
Is sound?:
No

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
Policy H2 also seeks the implementation of national space
standards. It is important to note that the introduction of
internal space standards is optional, and that local planning
authorities must provide robust justification for introducing
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Complies with the
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such standards. As per PPG guidance [Footnote 1 - Paragraph:
020 Reference ID: 56-020-20150327], local planning authorities
must take account of the need, viability and timing for the
introduction of internal space standards.

(viability and affordability)
have been adequately
addressed and the issues
would not be created as a
result of the implementation
of space standards.

It is particularly important to consider the impact that such
space standards can have on the viability and deliverability of
schemes.
It is noted within the January 2020 Housing Technical Standards
report that there will be an impact on viability and affordability
as a result of adopting nationally described space standards. In
terms of viability, the report states that volume housebuilders
already have standard house types that take into account the
nationally described space standards however, this is not
particularly applicable in Salford Quays. Many apartment blocks
are not be constructed by volume housebuilders and there is a
focus on the delivery of apartments in Salford. The introduction
of space standards will mean that fewer apartments can be
delivered on site, which in turn will mean that the site may
become unviable. This could also cause a delay in bringing sites
forward and therefore will impact upon housing delivery in
Salford Quays and elsewhere in the City Centre.
As identified in the report, implementing space standards will
impact upon affordability. Only 57% of new dwellings built in
Salford meet national space standards and many dwellings will
need to be built bigger which will potentially have impacts on
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affordability. The sales value of properties will increase as the
size of the dwelling increases. If this is the case and space
standards result in an uplift to sales prices, many people may
find that the dwellings that they want, in the location they
want, would become unaffordable. The report makes it clear
that the impacts on sales prices are not clear and therefore we
request the additional evidence is prepared to demonstrate
that the introduction of space standards would not impact upon
affordability.
In conclusion, we must make it clear that if the Government
had expected all properties to be built to the Nationally
Described Space Standards, they would have made these
standards mandatory, not optional.
General comments:

Home Builders
Federation
Respondent ref:
A0941
Representation
ref: 2108

Chapter 11:
H2 - Size of
dwellings

Is legally
compliant?:
Not specified
Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
Policy H2 is not considered to be sound as it is not justified,
effective or consistent with national policy for the following
reasons:
This policy states that residential development shall deliver a
balanced mix of dwelling sizes across Salford, it goes on to state
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that all new residential development shall deliver a range of
dwelling sizes in terms of the number of bedrooms.

in line with the requirements
of the PPG and acknowledge
that there may be impacts
on the viability of
development. The HBF
recommend a transitional
period that reflect the time it
takes to bring a site forward
from land purchase
negotiations to application.

Again, the HBF understands the need for a mix of dwellings
sizes and is generally supportive of providing a range and choice
of homes. And again, the importance of ensuring that the policy
is workable, and homes are delivered would be stressed. The
HBF recommends a flexible approach is taken regarding the size
of dwellings which recognises that needs and demand will vary
from area to area and site to site; ensures that the scheme is
viable; and provides an appropriate mix for the location.
This policy also contains a requirement for all dwellings in new
build developments to meet as a minimum the nationally
described space standards (NDSS). PPG (ID 56-020) identifies
the type of evidence required to introduce such a policy. It
states that ‘where a need for internal space standards is
identified, local planning authorities should provide justification
for requiring internal space policies. Local planning authorities
should take account of the following areas:
•
Need – evidence should be provided on the size and
type of dwellings currently being built in the area, to ensure the
impacts of adopting space standards can be properly assessed,
for example, to consider any potential impact on meeting
demand for starter homes.
•
Viability – the impact of adopting the space standard
should be considered as part of a plan’s viability assessment
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with account taken of the impact of potentially larger dwellings
on land supply. Local planning authorities will also need to
consider impacts on affordability where a space standard is to
be adopted.
•
Timing – there may need to be a reasonable transitional
period following adoption of a new policy on space standards to
enable developers to factor the cost of space standards into
future land acquisitions’.
The Council will need robust justifiable evidence to introduce
any of the optional housing standards, based on the criteria set
out above. The HBF do not consider the need for the use of the
NDSS has been adequately demonstrated. The Housing
Technical Standards Report (January 2020) has been produced
by the Council, however, the evidence provided is limited in
terms of the numbers of properties considered and the
timeframe over which permissions were considered. It is not
evident from the information provided what ‘need’ there
actually is for properties built to the standards there is no
evidence that these smaller properties are not selling, there is
no evidence provided that customers are not satisfied with
these properties or that these properties are not comparable to
other properties available in the market area. The HBF consider
that if the Government had just expected all properties to be
built to NDSS that they would have made these standards
mandatory not optional.
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The HBF consider that standards can, in some instances, have a
negative impact upon viability, increase affordability issues and
reduce customer choice. In terms of choice some developers
will provide entry level two, three and four-bedroom properties
which may not meet the optional nationally described space
standards but are required to ensure that those on lower
incomes can afford a property which has their required number
of bedrooms. The industry knows its customers and what they
want, our members would not sell homes below the enhanced
standard size if they did not appeal to the market. The HBF
would be interested to know if the Council has considered how
the policy may impact on the house price of the properties, as
dwellings increase in size, and whether they have considered
whether this house price is realistic given similar properties on
the market or whether the market is able to accommodate any
price increases.
The Assessment of Residential Viability (Jan 2020) has not
specifically assessed the viability of the NDSS, it has just
assumed that all homes will be built to this standard. However,
it is notable that there are a number of schemes within the
baseline appraisal that are not viable which suggests that NDSS
may already be contributing to the potential viability issues of
development within Salford. This is further compounded when
the policy requirements and planning obligations, not including
affordable housing, are also considered (Table 27), where 8 of
the 15 schemes assessed are considered to be unviable.
Therefore, the HBF have concerns that a number of policy
194

Participation
at hearing
sessions

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Yes - I wish
to
participate in
hearing
session(s)

Salford Publication Local Plan 2020 Representations
The proposed amendment has not been incorporated within
the SLPDMP with this approach to dwelling sizes continuing to
align to NDSS. PMML continue to strongly object to this policy
approach as it will fail to account for innovative or changing
approaches to residential accommodation.

PMML continue to strongly
object to the Council’s
proposed approach to
applying NDSS and housing
mix given the implications of
stifling development and
being capable of meeting the
needs of an evolving housing
market. These
representations repeat the
core points in the enclosed
2019 RDSLP representations
on this matter and the
further justification set out
within this schedule.

Increasingly, there are evolving models of development coming
to the market as exemplified by the Co-Living model (Sui
Generis). This model is not accounted for within Policy H2 and
will subsequently be constrained in delivery as the policy
stands.

Additional comments
submitted on separate form
The Council’s rigid approach
to applying NDSS and
housing mix is overly

requirements, including the NDSS, may contribute to the nondelivery of homes due to a lack of viability.
General comments:
N/a

Peel Media
(submitted by
Turley and NJL)
Respondent ref:
A1130
Representation
ref: 2296

Chapter 11:
H2 - Size of
dwellings

Is legally
compliant?:
Yes
Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
Revised Draft Salford Local Plan (RDSLP) 2019 representations
Specific space standards were proposed in line with NDSS (as a
minimum requirement). PMML strongly requested that the
minimum space standards requirements be removed from the
Plan.
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It is noted that MediaCityUK has already been identified as a
suitable location for such a use, given the connectivity to
education, employment and business functions, public
transport and the younger demographic that is drawn to the
area. The approval of a limited quantum of co-living space
under outline planning permission at Michigan Avenue (Ref:
18/72756/OUT) evidences this case and the need for flexibility
on the application of space standards.
PMML also consider the minimum 50% requirement of 2
bedroom apartments as overly prescriptive given the need for
flexibility depending on changes to the housing market in the
future. PMML also question whether an appropriate evidence
base has been undertaken to justify this approach.
Amendments Conclusion/ Status
PMML continue to strongly object to the Council’s proposed
approach to applying NDSS and housing mix given the
implications of stifling development and being capable of
meeting the needs of an evolving housing market. These
representations repeat the core points in the enclosed 2019
RDSLP representations on this matter and the further
justification set out within this schedule.
Additional comments submitted on separate form
The Council’s rigid approach to applying NDSS and housing mix
is overly prescriptive and does not provide enough flexibility to
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prescriptive and does not
provide enough flexibility to
meet the needs of an
evolving housing market.
The implications of this
approach risk stifling
development.
While NPPF (Para. 127(f)
footnote 46) allows for
policies to make use of
national described space
standards ‘where the need
for an internal space
standard can be justified’
there is no justification
supported by any robust or
credible evidence base to
underpin this policy
requirement and its
necessity to be applied
within Salford.
It is requested that reference
to minimum space standards
and a requirement for a
minimum of 50% provision
of 2 bedroom apartments in
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meet the needs of an evolving housing market. The implications
of this approach risk stifling development.

new residential apartment
development, be removed
from Policy H2.

While NPPF (Para. 127(f) footnote 46) allows for policies to
make use of national described space standards ‘where the
need for an internal space standard can be justified’ there is no
justification supported by any robust or credible evidence base
to underpin this policy requirement and its necessity to be
applied within Salford.

Participation
at hearing
sessions

It is requested that reference to minimum space standards and
a requirement for a minimum of 50% provision of 2 bedroom
apartments in new residential apartment development, be
removed from Policy H2.
General comments:
Derwent Group
(submitted by
Aylward Town
Planning
Limited)
Respondent ref:
A1165
Representation
ref: 2315

Chapter 11:
H2 - Size of
dwellings

Is legally
compliant?:
Not specified
Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
Policy H2 is concerned with dwelling sizing and of course
considers the whole range of residential formats that might be
suitable in particular locations across the borough. For clarity,
we object to the wording of Policy H2 which needs to be
amended to make the Plan sound.
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providing apartments, a
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The key point of concern for Derwent is that the policy requires
a minimum of 50% of apartment deveiopment to provide two
bedrooms. Whilst there is a caveat in terms of an opportunity
to demonstrate that there is a need to support smaller
apartments, the policy seems to have no regard to the viability
impacts of such a restrictive policy and puts the burden of proof
upon the applicant to overcome this. It will inevitably be the
case that the viability balance for two bedroomed apartments
in Walkden will be very different to locations such as Salford
Quays.

permitted where it can be
clearly demonstrated by the
applicant that such a mix
would conflict with localised
housing market signals, or
that smaller accommodation
is required to meet an
identified local need of
acknowledged importance,
such as the provision of
affordable housing (in
accordance with the
definition of affordable
housing in Annex 2 of the
National Planning Policy
Framework or any
subsequent definition),
housing for older people or
other specialist
accommodation.
Consideration will also be
given to the impacts upon

General comments:
N/A

198

Participation
at hearing
sessions

Respondent /
ref.

Chapter &
policy

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Representation
ref.
M Halpern
Respondent ref:
A1965

Paragraph
Chapter 11:
H2 - Size of
dwellings

Is legally
compliant?:
Not specified
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N/A

Not specified

Representation
ref: 1865

11.8

Is sound?:
Not specified

The matter of the size of
dwellings goes to the heart
of the issue of the housing
requirement and
distribution, and this should
therefore be established
through the emerging GMSF.

Yes - I wish
to
participate in
hearing
session(s)

Complies with the
duty to cooperate?:
Not specified

Wainhomes
(North West)
Ltd &
Persimmon
Homes
(submitted by
Emery Planning)
Respondent ref:
A2019

Chapter 11:
H2 - Size of
dwellings

Is legally
compliant?:
Not specified
Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
11.8 It states “Good internal space standards, both in new
dwellings and conversions, are vital to ensuring that people can
access decent housing and hence to delivering a fairer and
more inclusive Salford. Inappropriately small homes can
negatively impact on health, and so minimum size standards
are required. More spacious dwellings can also allow more
people to work from home, thereby supporting economic
growth whilst minimising the need to travel.”.
Thus, in orthodox Jewish areas, builders should be encouraged
to build houses with 5, 6 or even 7 bedrooms. Correspondingly,
there needs to be more living space.
Comments relating to legal compliance, soundness or duty to
cooperate:
2.9 Policy H2 seeks to set targets in relation to the mix of
housing (bedroom numbers) and the size of dwellings.
However, as per our representations to Policy H1, we consider
that it is not justified to set these targets without first
establishing the overall need for housing, and the proportion of
this which will be needed to meet the needs of specific groups
(such as families). In our view the matter goes to the heart of
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the issue of the housing requirement and distribution, and this
should therefore be established through the emerging GMSF.

is not justified and should be
deleted from the policy.

2.10 In addition, the policy requires all dwelling to meet the
Nationally Described Space Standards. Paragraph 56-020 of the
PPG provides:
“Where a need for internal space standards is identified, local
planning authorities should provide justification for requiring
internal space policies. Local planning authorities should take
account of the following areas:
need – evidence should be provided on the size and type of
dwellings currently being built in the area, to ensure the
impacts of adopting space standards can be properly assessed,
for example, to consider any potential impact on meeting
demand for starter homes.
Viability – the impact of adopting the space standard should be
considered as part of a plan’s viability assessment with account
taken of the impact of potentially larger dwellings on land
supply. Local planning authorities will also need to consider
impacts on affordability where a space standard is to be
adopted.
Timing – there may need to be a reasonable transitional period
following adoption of a new policy on space standards to
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enable developers to factor the cost of space standards into
future land acquisitions.”
2.11 In relation to need, the evidence base includes a report
entitled ‘Housing Technical Standards’. This sets out an
assessment of recent developments in Salford against the
NDSS, and then sets out the need case for applying the
standards. Whilst the report identifies that a number of
developments do not meet the NDSS, the report provides little
if any local justification for applying the NDSS. Where there are
Salford-specific references within the Housing Technical
Standards report, the case is largely being made for smaller
units and particularly apartments to be NDSS compliant. For
example, paragraph 2.38 of the report refers to predominance
of apartments in the housing land supply and the need for them
to be adaptable. Paragraph 2.62 refers to making apartments
and smaller houses more attractive to an ageing population.
2.12 The only local justification provided in relation to market
houses is that the Council is seeking to attract skilled workers to
live in the city. However, this will be achieved through a range
of housing across a site, including larger 3, 4 and 5 bedroom
dwellings. The key to this will be in providing a suitable supply
of housing for new homes in the right locations, rather than
through application of the NDSS.
2.13 For the majority of market houses, the reality is that
people will make choices as to whether a home is suitable for
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them based on their circumstances and priorities including
affordability, proximity to work or family, costs of upkeep and
how they wish to use accommodation (for example as either a
bedroom or an office). The application of the NDSS for market
houses in Salford is therefore not justified.
General comments:

Canal and River
Trust
Respondent ref:
A0215
Representation
ref: 2020

Chapter 11:
H3 - Housing
density

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
n/a
General comments:
The Trust is supportive of criteria 2 of Policy H3 which allows for
lower densities than those specified in the policy where there
are site specific issues. High density developments adjacent to
waterway corridors, even in urban areas, may not always be
appropriate and we therefore welcome the flexibility to take
account of site-specific issues afforded by this policy.
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Is legally
compliant?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:

Peel requests that the
wording of Policy H3 is
amended to provide greater
flexibility for developers to
deliver schemes below the
minimum densities, where
justified. This would ensure
that the policy will be
‘effective’.

Yes - I wish
to
participate in
hearing
session(s)

Is sound?:
No
Complies with the
duty to cooperate?:
Yes

Summary [as set out in the Executive Summary to Peel's
comments]
Peel requests that the wording of Policy H3 is amended to
provide greater flexibility for developers to deliver schemes
below the minimum densities, where justified. This would
ensure that the policy will be ‘effective’.
Main comments [Support with modifications ]
4.11 Peel requests that the wording of Policy H3 is amended to
provide greater flexibility for developers to deliver schemes
below the minimum densities, where justified. This would
ensure that the policy will be ‘effective’.
4.12 Policy H3 seeks to set out the minimum net densities that
new residential development is required to achieve, and
provides guidance on circumstances where lower densities will
be considered acceptable.
4.13 Consistent with the representations made by the HBF, Peel
considers that the policy wording should be amended in order
to provide additional flexibility to allow developers to take
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Comments relating to legal compliance, soundness or duty to
cooperate:

7.71 Peel suggests a revised
wording as follows:

Comments also logged against Policy HE2
Summary [as set out in the Executive Summary to Peel's
comments]

“The use secured should be
consistent with the
significance of the heritage
asset and its sustainable
long-term use.’

Yes - I wish
to
participate in
hearing
session(s)

account of evidence in relation to market aspirations and
viability.
General comments:
NA/

The Peel Group
(submitted by
Turley)
Respondent ref:
A0394
Representation
ref: 2371

Chapter 11:
H3 - Housing
density

Is legally
compliant?:
Yes
Is sound?:
No
Complies with the
duty to cooperate?:
Yes

Policies HE2 is unsound as it does not reflect national policy. A
number of amendments to the policy wording are required to
ensure consistency with the statutory duties of section 66 of
the Planning (Listed Buildings and Conservation Areas) Act
1990, NPPF and PPG. Modifications are proposed to make the
policy sound.
Main comments [Support with modifications ]
7.69 Part 1 of the Policy deviates from legislation and the NPPF
in seeking to protect, conserve and enhance the historic
character of places. This should be clarified by reference to the
significance of heritage assets. The requirement to
“…enhance…” heritage assets or the historic character of places
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is inconsistent with the statutory duties of section 66 of the
Planning (Listed Buildings and Conservation Areas) Act 1990
(”LBCA Act”) and the heritage policies of the NPPF. Case law has
established that preserving the character or appearance of an
area is achieved by either “…a positive contribution to
preservation or by development which leaves the character or
appearance unharmed that is to say preserved…”. It is
appropriate for policies of the Plan to encourage authorities to
take account of the desirability of sustaining and enhancing
heritage assets; however, it must make clear that this is not a
requirement and that development which preserves and causes
no harm to the significance of designated heritage assets is
acceptable, in accordance with legislation and the policies of
the NPPF.
7.70 This also applies to Policy HE3 and the requirement for
new uses for heritage assets to be consistent with the
protection and enhancement of the assets heritage significance.
7.71 Peel suggests a revised wording as follows:
“The use secured should be consistent with the significance of
the heritage asset and its sustainable long-term use.’
General comments:
N/A
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Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

Is sound?:
Yes
Complies with the
duty to cooperate?:
No

Bredale are supportive of the introduction of minimum
residential densities, with Policy H3 confirming that within
Town Centres such as Salford Quays, the minimum net
residential density is 120 dwellings per hectare. This is in line
with paragraph 122 of the NPPF, which notes how planning
decisions should support development that makes efficient use
of land. Paragraph 123 of the NPPF later that states where
there is an existing or anticipated shortage of land for meeting
identified housing needs, it is especially important that planning
policies and decisions avoid homes being built at low densities,
and ensure that developments make optimal use of the
potential of each site.
Bredale also support the flexibility of the policy, which states
that lower densities will be acceptable where there is clear
justification, such as site-specific issues including design and
landscape matters.
This policy is considered to be considered to be consistent with
national policy and effective and therefore is considered to be
found sound.
General comments:
N/A
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Representation
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Chapter 11:
H3 - Housing
density

Legal compliance /
soundness/ duty to
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Comments
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Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/a

Yes - I wish
to
participate in
hearing
session(s)

Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

Policy H3 is not considered to be sound as it is not justified or
effective for the following reasons:
This policy sets out the minimum densities that new
development should achieve, it also set out when lower
densities may be considered acceptable. The flexibility provided
by this policy in relation to certain exceptions is noted, this will
allow developers to react to some site-specific issues. However,
further amendments could be made to create greater flexibility
to allow developers to take account of the evidence in relation
to market aspirations and viability.
The Council will also need to consider its approach to density in
relation to other policies in the plan. Policies such as open
space provision, space standards and parking provision will all
impact upon the density which can be delivered upon site.
General comments:
N/a
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Representation
ref.
Derwent Group
(submitted by
Aylward Town
Planning
Limited)
Respondent ref:
A1165

Paragraph
Chapter 11:
H3 - Housing
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Legal compliance /
soundness/ duty to
cooperate

Comments
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Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

N/A

Not specified

Is sound?:
Yes
Complies with the
duty to cooperate?:
Not specified

Representation
ref: 2316

In respect of Policy H3 (Housing Density) we are generally
supportive of the requirement to achieve a minimum
residential density of 120 units / hectare in this town centre
location in Walkden. As set out previously, this is a location
which is highly accessible and the built form is of more than
domestic scale- it is ideally placed to accept good growth and
material contribution to housing supply across the Plan period.
General comments:

Mr and Mrs S
Atkinson
Respondent ref:
A1669
Representation
ref: 2091

Chapter 11:
H3 - Housing
density

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
As Lancaster Road Oxford Road and Orient Road are actually
moving car parks for many hours of the day as traffic tries to
join the A580 and Eccles Old Road, I would ask you to look at
paragraph 11.9 which states that new housing "...will support
the achievement of goals that are partly reliant on reducing
road traffic…." and "……enhancing air quality as well as
promoting a higher quality of life".
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N/A

Not specified

This does not match with proposals to build more dwellings in
this locality. If you check your records I think you will find that
Claremont is one of the most densely populated areas in
Salford.

M Halpern
Respondent ref:
A1965
Representation
ref: 1866

Chapter 11:
H3 - Housing
density

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Policy H3 Housing density
You states that “Local housing market issues, such as a
demonstrable need for a particular type of housing that cannot
be delivered at a higher density and would otherwise not be
met” Once again, it refers to the need to ensure that the
orthodox Jewish family has a place to live without being
cramped.
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Representation
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Wainhomes
(North West)
Ltd &
Persimmon
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(submitted by
Emery Planning)
Respondent ref:
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Paragraph

Representation
ref: 2173

Chapter 11:
H3 - Housing
density

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

Remove the density policy
from the local plan as this
will need to established
through the GMSF.

Yes - I wish
to
participate in
hearing
session(s)

Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

2.14 Whilst we note that Policy H3 seeks to apply an approach
to densities in response to paragraph 123 of the NPPF, the
policy must also take account of the factors set out at
paragraph 122 of the NPPF, namely:
a. the identified need for different types of housing and other
forms of development, and the availability of land suitable for
accommodating it;
b. local market conditions and viability;
c. the availability and capacity of infrastructure and services –
both existing and proposed – as well as their potential for
further improvement and the scope to promote sustainable
travel modes that limit future car use;
d. the desirability of maintaining an area’s prevailing character
and setting (including residential gardens), or of promoting
regeneration and change; and e. the importance of securing
well-designed, attractive and healthy places. (our emphasis)
2.15 In relation to criterion a, densities directly impact upon the
type and size of dwellings. The densities proposed in Policy H3
would almost certainly result in a mix of dwellings which would
not meet identified needs. In particular, there would be a
severe lack of provision in family and aspirational housing, and
a significant overprovision of apartments.
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2.16 In terms of criterion b, the plan is not supported by a
viability assessment which assesses the viability of the
identified housing supply, taking into account the proposed
densities, and also the ability of such sites to deliver affordable
housing and other necessary planning contributions.
2.17 Turning to criterions d and e, the impact of such policies on
matters such as character and heritage has also not been
considered. For example, achieving development at the
densities proposed could have significant adverse effects upon
heritage assets or local character, particularly where the
existing character is typified by low to medium rise
development. Realistically to assess whether such a policy is
deliverable requires a detailed understanding of the housing
land supply and the specific characteristics of the areas
involved. This is not provided through the evidence base.
2.18 To conclude, we do no object to achieving higher densities
where it is viable to do so and it is consistent with sustainable
development, including the meeting of development needs.
However, the critical role of the delivery of housing, including
larger family homes and affordable housing, must be
recognised and planned for in order to meet demand and to
help retain and attract the most economically active people in
Salford.
2.19 Furthermore, and as per our representations to Policies H1
and H2, we consider that it is premature to establish a housing
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Participation
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N/A

Yes - I wish
to
participate in
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density policy without firstly establishing the required quantum
of specific types of housing, such as family housing, for which
there is an acute need in the city. We note that an almost
identical policy is proposed in the emerging GMSF in any event
(Policy GM-H 4). The soundness of that policy can only be
properly tested is when the housing land requirements and
supply are also being fully interrogated.
General comments:

The Peel Group
(submitted by
Turley)
Respondent ref:
A0394
Representation
ref: 2192

Chapter 11:
H4 Affordable
housing

Is legally
compliant?:
Yes
Is sound?:
No
Complies with the
duty to cooperate?:
Yes

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
Summary [as set out in the Executive Summary to Peel's
comments]
Peel welcomes the amendments that have been made to policy
in light of previous representations but significant concerns
remain. The viability assessment, which underpins Policy H4,
overestimates the level of affordable housing which residential
sites can viably provide. As such, the affordable housing
requirements set out in Policy H4 have not been adequately
justified; the policy is therefore unsound.
Main comments [Object]
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4.14 Turley Development Viability has prepared technical
analysis and critique of the Assessment of Residential Viability
(‘ARV’), which provides evidential support to the SLP: DMP. The
representation in respect of the ARV is attached at Appendix 1.
[Appendix 1 has been logged separately by the City Council]
4.15 Turley Development Viability previously provided a
technical representation on behalf of Peel in respect of the
previous versions of the Local Plan and supporting viability
evidence base, with the representations submitted in January
2016 and March 2019.
4.16 The methodology adopted in the current viability evidence
base appears to generally follow the same methodology as that
adopted in 2016 and 2019. However, it is acknowledged that
greater levels of transparency, a revised methodology and
revised assumptions have been provided in the ARV, which
responds positively to a number of key matters raised by Peel in
previous representations.
4.17 The most recent viability results in the AVR generate
‘maximum’ affordable housing provision on sites as set out
under the ‘2020’ column in the following table.
[Table is available to view separately in the full representation]
4.18 However, in contrast to the maximum assessment of
affordable housing provision determined within the ARV, SCC
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has proceeded to inflate the requirement for affordable
housing provision on sites within SLP: DMP Policy H4, as shown
in the following table:
[Table is available to view separately in the full representation]
4.19 The requirements set out in Policy H4 Affordable Housing
are not therefore supported by the published viability evidence
base. The policy has not been effectively assessed in
accordance with the NPPF and the Government’s PPGV. The
policy cannot therefore be considered justified or sound. This
poses a risk to the deliverability of the SLP: DMP.
4.20 In addition to ensuring that the affordable housing policies
do not exceed the levels shown to be viable within the Council’s
evidence base, the main areas requiring amendment and/or
evidential support include:
all-in construction costs are stated to be broadly
consistent with Three Dragons GMSF assumptions but the
Salford costs fall significantly below the Three Dragons
assumption and require reassessment on the basis of an
appropriate data set, such as RICS BCIS, as supported within
PPGV;
housing and apartment brownfield benchmark land
values (‘BLVs’) are insufficient, not evidenced and are applied
on a variable basis, determined by residential sales values,
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which is not regarded to be in line with market expectations;
and
no abnormal costs are assumed within the AVR, even
though all sites are assumed to be brownfield. An abnormal
cost allowance must be regarded as a standard requirement for
brownfield sites, for the BLVs adopted within the AVR cannot
be adjusted further downwards to accommodate abnormal
costs, as the existing use value (‘EUV’) of the site plus a
premium already represents the absolute minimum return to
the landowner necessary to incentivise release of sites for
development. Failure to appropriately compensate landowners
for release of land for redevelopment for residential use will
impede the supply of land for development. This poses a
substantive risk to the delivery of the SLP: DMP.
4.21 Peel request that the SLP: DMP housing policies are
amended to ensure that the required level of affordable
housing can be evidenced as viable and, therefore, deliverable.
General comments:
N/A
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Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

Is sound?:
Yes
Complies with the
duty to cooperate?:
Not specified

We welcome the clarity which has been provided in this version
of the plan, in particular with regards to the definition of mid
and high-density apartments. Bredale also welcome the
recognition that a reduced proportion of affordable housing is
acceptable where the requirements of criteria i-iv in Policy PC1
have been met. This allows for flexibility and full consideration
of viability matters which can impact on the deliverability of a
scheme.
Bredale fully the support the recognition that a different
affordable housing tenure mix (than the mix suggested in the
document) may be acceptable where there is clear evidence
that this would help to better meet specifically identified local
needs. Bredale fully support the provision of affordable housing
in line with Annex 2 of the NPPF. This is consistent with national
policy and therefore is considered to be sound.
General comments:
N/A
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H4 Affordable
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Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

The HBF recommend that
this policy is amended to
reflect the Council’s viability
evidence, this will include
removing or reducing the
affordable housing
requirement in a number of
areas or for particular house
types. The HBF considers
that the Council will need to
work closely with affordable
housing providers to help to
ensure that the affordable
housing need is being met.

Yes - I wish
to
participate in
hearing
session(s)

Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

Policy H4 is not considered to be sound as it is not justified,
effective or consistent with national policy for the following
reasons:
This policy states that all developments that provide 10 or more
net additional dwellings, or are on a site of 0.5 hectares or more
in size and provide any number of dwellings, shall deliver at
least 20% of those dwellings as affordable housing, with higher
requirements in premium, high and mid/high residential value
area.
The policy suggests these affordable homes should be split
Social Rent 37.5%; Affordable Rent 37.5% and Shared
Ownership 25%. It does state that a different affordable tenure
mix may be acceptable where there is clear evidence that this
would help to meet local needs and site-specific circumstances.
The justification for the policy states that having regard to the
characteristics of households in need and the existing tenure
mix, providing 10% of affordable homes as homes for
affordable home ownership in line with the NPPF, would
significantly prejudice the ability to meet affordable housing
needs in the city and is not considered appropriate. Given the
viability issues identified, the HBF consider that it may be
appropriate for the Council to give this statement further
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consideration as more viable forms of development may need
to be considered.
The HBF does not dispute the need for affordable housing
within Salford and indeed supports the need to address the
affordable housing requirements of the borough. The 2019
Greater Manchester SHMA identifies a need for 613 affordable
homes per annum in Salford. The NPPF is, however, clear that
the derivation of affordable housing policies must not only take
account of need but also viability. Paragraph 34 of the NPPF
(2019) established the importance of viability to ensure that
development identified in the Plan should not be subject to
such scale of obligations and policy burden that their ability to
be delivered might be threatened. However, the Assessment of
Residential Viability (Jan 2020) appears to show (Table 32) that
the 20% affordable housing requirement is not viable for a
significant number of development typologies within Salford
(two thirds of those assessed). For example, no types of
development in the low value areas are viable; no types of
development in the low/mid value areas; no types of
development in the mid value areas [mid va - houses can only
deliver 5% affordable homes); high density apartments and
mid-density apartments in the mid/high value areas; and high
density apartments in the both the high value and Premium
value areas are not viable.
General comments:
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Participation
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sessions

N/A

Yes - I wish
to
participate in
hearing
session(s)

N/a

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Policy H7 Affordable housing
Revised Draft Salford Local Plan (RDSLP) 2019 representations
Comments to be provided by Peel Group through
representations prepared by Turley.
Policy H4 Affordable housing
Salford Publication Local Plan 2020 Representations
Comments to be provided by Peel Group through
representations prepared by Turley.
Amendments Conclusion/ Status
No Comments
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Representation
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H4 Affordable
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Comments
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Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

The Council should ensure
that the viability assessment
accounts for the
consequences of the draft
Local Plan in terms of
affordable housing. The
viability work underpinning
this DPD should more fully
assess the likely costs and
returns using a “policy on”
approach. The Examination
should consider how to
proceed if it cannot be
shown to result in no impact
on the delivery of viable
development in all parts of
the District across the Plan
period. We would argue that
meeting housing need is the
overarching requirement in
that instance, to be given
more weight than providing
a proportion of units that
can be defined as affordable.

Not specified

Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

This representation has also been logged against the
Assessment of Residential Viability (January 2020)
In respect of Policy H4 (Affordable Housing), whilst we support
the general principles in terms of seeking to secure a mix of
types and tenures, we would expect that through the
Examination that the “policy on” implications of a 20%
requirement for affordable housing on town centre apartments
in Walkden (and a range of other policies) have been properly
tested.
It is evident from the Council’s Viability Assessment that
multiple scenarios have been run in terms of the extent of
affordable housing which could viably be delivered for different
type and tenure of dwellings in different market areas.
However, in respect of apartment development these appear to
be drawn entirely from what are deemed as “Premium” or
“High” value housing market areas.
The differential in terms of the affordable housing
requirements by housing market area and indeed type of
accommodation vary very substantially. However, in the case of
high density apartments the draft policy adopts the 20%
threshold across the borough. This points to soundness,
because the implications of that obligation on developers
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Participation
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Amend policy requirements
having regard to updated
viability modelling.

Not specified

outside those premium value areas has not been assessed. This
will inevitably impact upon the ability of the development to
meet other planning obligations or to provide a reasonable
developer return.
General comments:

Derwent Group
(submitted by
Aylward Town
Planning
Limited)
Respondent ref:
A1165
Representation
ref: 2337

Chapter 11:
H4 Affordable
housing

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
We say that the viability modelling for apartment development
in locations such as Walkden town centre should be re-run such
that all of the “policy on” implications of the draft Local Plan
(i.e. 20% affordable housing as a minimum) should be included.
We have not sought to undertake that resultant modelling, but
we would envisage that it would have to conclude that the
obligations which would be resultant would fail to deliver
reasonable levels of return for apartment development in
weaker housing market areas. We would therefore urge the
Council to introduce a framework so that the financial
implications of such obligations on otherwise acceptable
developments are understood at the Plan-led stage.
This being the case, it would require either that draft Policy H4
be revised to give lower contributions for weaker housing
market areas or alternatively that lower theme-based
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N/A
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contributions should be sought from developments in such
areas.
General comments:
N/A

Homes England
Respondent ref:
A1600
Representation
ref: 2128

Chapter 11:
H4 Affordable
housing

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Comments also recorded against chapter 11 Housing general
Homes England is the government’s housing accelerator. We
have the appetite, influence, expertise and resources to drive
positive market change. By releasing more land to developers
who want to make a difference, we’re making possible the new
homes England needs, helping to improve neighbourhoods and
grow communities.
Homes England Strategic Plan sets out our commitment to help
more people in England to access better homes in the right
places by supporting the housing market. We do this by
ensuring a range of investment products are available to
support housebuilding and infrastructure, including more
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affordable housing and homes for rent. To increase the delivery
of affordable housing, Homes England will continue to provide
grant funding through our existing Shared Ownership and
Affordable Homes Programme, and also our more specialist
housing grant funding programmes, to enable and support local
communities to grow.

Chapter 11:
H4 Affordable
housing
New build.
Salford Quays,
Chapel Street
and Regent
Road area.

Is legally
compliant?:
No
Is sound?:
No
Complies with the
duty to cooperate?:
No

Homes England acknowledge that there is good provision made
within the proposed local plan for affordable housing, and
therefore we do not propose to make any representations to
this point. We will however continue to engage with you and
developing organisations, to deliver affordable housing across
the City of Salford.
Comments relating to legal compliance, soundness or duty to
cooperate:
New build. Salford Quays, Chapel Street and Regent Road area.
I'm sick to death of the council lending public funds to private
developers. Who then in turn offer no affordable housing and
no social tenants.
Its now very apparent that the regeneration of certain areas in
Salford ( quays, Chapel street and down to regent road ) that
thousands of apartments have been approved to build without
any affordable housing offered, or social tenants excepted.
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This very action has now pushed Salford born residents out of
areas that have been regenerated.

they should be the benefits
of this scheme.

This has caused in alarming fact that Salford residents born and
bread have areas that they've been priced out of, deemed not
good enough to live there.

Maybe ask for a rent cap on
the to let markets to give
people on a low/average
income a chance to rent in
these areas. Again you'd
have to make sure its being
offered to Salford residents

Its disgusting that this has been aloud and every single block
that goes up 0 offered to social tenants or affordable to buy.
So who was the regeneration for. Because the people of Salford
aren't in benefit of it.
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General comments:
M Halpern
Respondent ref:
A1965
Representation
ref: 1867

Chapter 11:
H4 Affordable
housing
11.18

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

n/a
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
You state “… there will be situations where it is appropriate to
reduce or even waive the affordable housing requirement……”.
It could well be that if builders are reluctant to build larger
houses because they feel that this will minimise their profit,
then perhaps this phrase kicks in.
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6. Emerging local plan policy H4 affordable housing
6.1 Within this section of the representation, we highlight
several key issues associated with the drafting of emerging
Local Plan Policy H4 Affordable Housing.
Affordable Housing Targets
6.2 The emerging policy sets out a requirement for a minimum
of 20% affordable housing on all sites of 10 or more units or 0.5
hectares or more in size. This policy requirement does not align
with the findings of the LPVA which clearly indicates that 9 of
the 15 typologies cannot support any affordable housing based
on the currently assumed inputs.
6.3 This raises significant questions regarding the deliverability
of this policy and whether the policy can be considered ‘sound’
when the affordable housing requirements fundamentally
contradict the underpinning viability evidence. The Council’s
approach is inconsistent with the PPGV which clearly states that
the LPVA:
“should be used to ensure that policies are realistic, and that
the total cumulative cost of all relevant policies will not
undermine deliverability of the plan” (Paragraph 2).
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6.4 By setting a minimum affordable housing target of 20% for
all sites across Salford, the Council has disregarded many of the
key findings of the LPVA and has set unrealistic policy
requirements which are not viable according to the LPVA. Both
we and our clients are therefore highly concerned that the
emerging policy could fundamentally undermine new
residential development in Salford as many schemes will not be
able to satisfy the minimum required affordable housing
provision.
6.5 This is particularly the case given that the LPVA makes no
allowance for any site-specific abnormal costs and the BLVs are
set at levels which cannot absorb any additional cost
impairment. Therefore, any site which is impaired by sitespecific abnormal costs (which will be the case for the vast
majority, if not all sites) will be even more unviable than
currently shown in the LPVA. In addition, we have highlighted
other assumptions within the LPVA which, if adjusted to a
market-facing position, could further impair scheme viability.
6.6. We therefore strongly recommend that the proposed
policy targets are revisited. As a minimum, we suggest that the
targets are set in line with the results of the revised LPVA which
should be undertaken following consideration of stakeholder
responses to this consultation.
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6.7 If the current targets are retained, the Council must provide
full details of all other evidence utilised to justify the policy
requirements and demonstrate that they are deliverable.
Size of dwellings
6.8 The emerging policy H4 requires, in the first instance, that
the affordable housing mix reflects the dwelling mix across the
development as a whole. This could result in a greater
affordable housing land value impairment as the larger units
generate higher capital values which helps to drive a higher
residual land value. Further, the requirement to provide larger
units could impact on RP demand for the completed affordable
housing units.
6.9 As such, if larger units are provided as affordable housing
rather than market housing, this could impair scheme viability
and will limit the ability of development to support the
minimum affordable housing targets as well as the other
emerging policy requirements.
Commuted sums or off-site provision
6.10 The emerging policy states that affordable housing may be
provided on-site of off-site depending on site-specific
circumstances. With regards to commuted sum payments for
off-site provision, the emerging policy states that:
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Participation
at hearing
sessions

“The value of any commuted sum will be calculated on the basis
of the above table [being the tenure split of affordable
housing], or any subsequent update in a supplementary
planning document”.
6.11 No further detail is provided regarding the mechanism for
calculating commuted sum payments hence it is not possible for
stakeholders to comment on the proposed approach. We
request that full information is provided and we reserve the
right to comment again on the proposals once known.
General comments:

The Retirement
Housing
Consortium
(submitted by
the Planning
Bureau)
Respondent ref:
A2014
Representation
ref: 2126

Chapter 11:
H4 Affordable
housing

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
General comments:
It is of course well established that most forms of affordable
housing are inappropriate for a retirement housing scheme and
that the delivery of affordable housing is more appropriately
dealt with by way of an offsite financial contribution. The
nature of typical retirement housing sites is such that sites are
small and constrained making it impossible in most cases to
provide separate cores to facilitate different management
arrangements. Mixed tenure single core buildings have been
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Wainhomes
(North West)
Ltd &
Persimmon
Homes
(submitted by
Emery Planning)
Respondent ref:
A2019

Chapter 11:
H4 Affordable
housing

Representation
ref: 2174

Legal compliance /
soundness/ duty to
cooperate

Is legally
compliant?:
Not specified
Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

Comments

found to be impracticable in terms of achieving sustainable
communities due to the requirement for all residents to pay
equal service charges. As such, it is common practice to agree
to off-site contributions
or cash in lieu payments towards the provision of affordable
housing on nearby sites or to be invested in Registered Provider
of council development programmes. The including of an
allowance for offsite contributions in exceptional circumstances
is therefore encouraging.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
2.20 As per our representations to Policies H1, H2, H3 and H4,
we have concerns in relation to setting detailed policies for
matters such as affordable housing separately to addressing the
housing requirement, distribution and allocations.
2.21 The supporting text to the plan correctly identifies that
there is a very significant shortfall of affordable housing. The
evidence demonstrates quite clearly that this is intrinsically
linked to the location of type of housing being delivered ion
Salford (i.e. predominately high-density apartment schemes in
Ordsall and Irwell Riverside). In our view there is no real
prospect of those schemes delivering significantly higher levels
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N/A

Yes - I wish
to
participate in
hearing
session(s)

We encourage and support
as much flexibility as
possible in this policy to
ensure that Build to Rent
properties are provided
where possible and viable,
with a clear recognition that
in all cases, it is not possible
or viable to provide

Not specified

of affordable housing in the future. Even if affordable homes
are delivered, they will be in the form of apartments and not
family homes in the locations where they are needed most.
2.22 Therefore, if affordable housing needs are to be met a
fundamentally different approach is needed to the supply of
housing.

The Peel Group
(submitted by
Turley)
Respondent ref:
A0394

Chapter 11:
H5 - Build to
rent

Is sound?:
Not specified

Representation
ref: 2193

Bredale
Properties Ltd
(submitted by
Pegasus Group)
Respondent ref:
A0528
Representation
ref: 2158

Is legally
compliant?:
Not specified

Complies with the
duty to cooperate?:
Not specified
Chapter 11:
H5 - Build to
rent

Is legally
compliant?:
Not specified
Is sound?:
No
Complies with the
duty to cooperate?:

Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
4.22 Peel Media has made specific representation to this policy
(see Document 2). The Peel Group supports these
representations.
[Document 2 has been logged separately by the city council]
Comments relating to legal compliance, soundness or duty to
cooperate:
Bredale are generally supportive of this policy, especially where
it is noted that the development of build to rent schemes will
be particularly supported in Salford Quays. Bredale also
welcome the amendments which have been made to this policy
since the previous draft. The amended policy recognises that a
reduced proportion of affordable housing may be considered as
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Not specified

acceptable where the requirements of criteria i.iv are met in
Policy PC1. This amendment is supported as in some cases,
evidence will be available to demonstrate that level required
would make the proposed development unviable.

affordable built to rent
dwellings. This would ensure
that the policy is effective
and justified and therefore
ultimately will be found
sound.

General comments:
Peel Media
(submitted by
Turley and NJL)
Respondent ref:
A1130
Representation
ref: 2298

Chapter 11:
H5 - Build to
rent

Is legally
compliant?:
Yes
Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
Policy H8 Build to rent
Revised Draft Salford Local Plan (RDSLP) 2019 representations
PMML welcomed support for build to rent schemes in Salford
Quays but it is not necessary to form a specific policy, as the
other housing and area policies provide sufficient support for
residential development at Salford Quays. Policy requirements
are not viewed as being commercially realistic and risk not
aligning to this evolving market over the course of the plan
period.
Policy H5 Build to rent
Salford Publication Local Plan 2020 Representations
Policy on Build to Rent remains included with additional text on
scope for delivering reduced affordable housing provision
subject to meeting criteria i-v of Policy PC1. PMML welcomes
policy support for build to rent schemes within Salford Quays
but as per the previous representations submitted to the 2019
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PMML request that this
policy is removed from the
SLPDMP. Should this be
retained PMML propose an
amendment at the end of
the policy text to define built
to rent under the NPPF
definition or any further
update to this.
Additional comments
submitted on separate form
There is no requirement for
a separate policy on build to
rent as this provision can be
covered under the wider
area and housing policies.
In the event that the policy is
retained, minor
modifications to the policy
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RDSLP, this provision can be covered under the wider area and
housing policies.

text are suggested within the
submitted representations
to assist with providing
further clarification.

PMML request that this policy is removed from the SLPDMP.
Should this be retained PMML propose an amendment at the
end of the policy text to define built to rent under the NPPF
definition or any further update to this.
Amendments Conclusion/ Status
Repeat of the core points in the enclosed 2019 RDSLP
representations to remove Policy H5.
Subject to the above, PMML requests that the proposed
amendment to defining build to rent is incorporated within the
policy text.
Additional comments submitted on separate form
There is no requirement for a separate policy on build to rent as
this provision can be covered under the wider area and housing
policies.
In the event that the policy is retained, minor modifications to
the policy text are suggested within the submitted
representations to assist with providing further clarification.
General comments:
N/A
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Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

The policy should be
deleted.

Yes - I wish
to
participate in
hearing
session(s)

Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

Policy H6 is not considered to be sound as it is not justified,
effective or consistent with national policy for the following
reasons:
This policy looks for all new dwellings to meet the accessible
and adaptable standards (M4(2)), except where it can be clearly
demonstrated that this is impracticable due to site-specific
constraints.
The HBF is generally supportive of providing homes for older
people. However, if the Council wishes to adopt the higher
optional standards for accessible & adaptable homes the
Council should only do so by applying the criteria set out in the
PPG. PPG (ID 56-07) identifies the type of evidence required to
introduce such a policy, including the likely future need; the
size, location, type and quality of dwellings needed; the
accessibility and adaptability of the existing stock; how the
needs vary across different housing tenures; and the overall
viability. It is incumbent on the Council to provide a local
assessment evidencing the specific case for Salford which
justifies the inclusion of optional higher standards for accessible
and adaptable homes in its Local Plan policy.
The Housing Technical Standards report (Jan 2020) provides the
Council’s evidence in relation to housing accessibility standards.
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Whilst the report does provide some evidence of need it is not
clear why this necessitates all homes to be built to M4(2), it also
provides limited information on the requirements in terms of
size, location and type of dwellings needed. The report itself
identifies that there is no data specifically with regards to the
accessibility and adaptability of the current housing stock in
Salford. Therefore, it is questionable whether the requirements
of the PPG have been met.
As has been previously set out, the Assessment of Residential
Viability (Jan 2020) highlights the viability issues in Salford, with
8 of 15 schemes considered being identified as unviable without
the affordable housing requirement, if this was also included
the figure rises to 10 of the 15 schemes. The HBF have concerns
that requiring all new dwellings to meet the M4(2) standards
will significantly impact on the viability of development,
particularly when considered cumulatively with other
requirements, and therefore consider that the policy should
therefore be deleted.
General comments:
N/a
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Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

We would suggest that this
part of policy H6 is therefore
amended to these elements
of the HAPPI report being
strongly ‘encouraged’.

Not specified

N/a

Yes - I wish
to
participate in
hearing
session(s)

Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

Representation
ref: 2120

Overall such a policy supporting the provision of older people is
encouraging but there are aspects of the supporting text which
may constrain the delivery of this much needed
accommodation. For example: while my Clients are all
contributors to the HAPPI report, and their developments
incorporate where possible all of the ten key design elements
there needs to be flexibility within this policy for these
elements to be incorporated where possible. For example,
while balconies are utilised wherever possible, in some schemes
there are areas where balconies are not appropriate due to
their impact on the residential amenity of neighbouring
properties.
General comments:

Home Builders
Federation
Respondent ref:
A0941
Representation
ref: 2114

Chapter 11:
H9 - Self-build
and custom
housebuilding

Is legally
compliant?:
Not specified
Is sound?:
No
Complies with the
duty to cooperate?:

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
Policy H9 is not considered to be sound as it is not positively
prepared or effective for the following reasons:
This policy encourages developers of larger sites to make plots
available for custom, self-build and community-led housing as
part of their development. Many of our members will be able to
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Not specified

assist the custom build sector either through the physical
building of dwellings on behalf of the homeowner or through
the provision of plots for sale to custom builders. The HBF are,
therefore, not opposed to the idea of increasing the self-build
and custom build sector for its potential contribution to the
overall housing supply. However, the HBF have concerns in
relation to this policy approach which only changes the house
building delivery mechanism from one form of house building
company to another without any consequential additional
contribution to boosting housing supply. The HBF would
encourage the Council to engage with landowners and to work
with custom build developers to maximise opportunities.

Modifications neccessary

Participation
at hearing
sessions

N/A

Not specified

General comments:
United Utilities
Water Ltd
Respondent ref:
A0407
Representation
ref: 1855

Chapter 12
Town centres
and retail
development general
comments

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/a
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Recommended Policy TC5 – Sustainable Town Centres
In connection to the above policy, we believe that the Local
Plan should pro-actively replicate the message in CC1 by
including sufficient linkage to the policy to ensure the
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sustainable development of the boroughs town centres. There
will be a commitment for development to include suitable
provision of green infrastructure through other parts of the
Local Plan. We would wish to see a linkage within Chapter 12 to
the requirements of CC1 to ensure that opportunities as part of
any redevelopment are not missed. This will seek to ensure the
sustainable management of surface water through multifunctional benefits which are part of a high quality green / blue
water environment. Including such a policy would encourage a
cultural change in the approach to town centre
development/regeneration, ensuring environmental
considerations are at the forefront of design. We would wish
for surface water management to be a strong theme running
throughout any Climate Change policy. Green infrastructure
would almost certainly be included in such a policy as it helps to
mitigate the impacts of high temperatures, combat emissions
maintain or enhance biodiversity and reduce flood risk.
We would recommend the following is added as Policy TC5 in
the Local Plan:
"New development within the boroughs town centres should
be sustainably designed, using opportunities to create a high
quality green and blue water environment, which utilities
opportunities for the management of surface water through the
use of sustainable drainage systems, in line with Policy CC1.
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City of Trees
Respondent ref:
A1152
Representation
ref: 2269

The Peel Group
(submitted by
Turley)
Respondent ref:
A0394
Representation
ref: 2247
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Comments
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Participation
at hearing
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New development will be expected to incorporate exemplary
Sustainable Drainage methods and follow the surface water
hierarchy."

Chapter 12
Town centres
and retail
development general
comments

Is legally
compliant?:
Not specified

12.10

Complies with the
duty to cooperate?:
Not specified

Chapter 12:
TC1 - Network
of designated
centres

Is legally
compliant?:
Yes

Is sound?:
Not specified

Is sound?:
Yes

Although it is appreciated the surface water element is just one
element of a new policy in TC5, the additional policy would
encourage a holistic approach to environmental opportunities
as part of new development in the boroughs town centres. We
are happy to discuss this further with the LPA.
Comments relating to legal compliance, soundness or duty to
cooperate:

Not specified

– ‘attractive’ should include an attractive street environment
i.e. high quality GI – this is proven to increase footfall and
people to ‘linger longer’ and spend more – see Dr Kathleen
Wolf.
General comments:
Comments relating to legal compliance, soundness or duty to
cooperate:
Summary [as set out in the Executive Summary to Peel's
comments]
Peel supports the policy identifying Salford Quays as a town
centre and recognises the existing role of the Quays.
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Main comments [Support]
7.42 Peel support the identification of Salford Quays as a ‘Town
Centre’, which recognises the existing role of the Quays in
meeting the retail and leisure needs of residents, workers and
visitors and provides a supportive planning framework to
strengthen this role over the plan period.
General comments:

CAMRA
(Campaign for
Real Ale)
Respondent ref:
A0406
Representation
ref: 1830

Chapter 12:
TC1 - Network
of designated
centres

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Comments also recorded against policies AP1, AP2 and AP3.
It is noted that some reference is made to leisure uses in
development guidance for the city centre, Salford Quays and
Ordsall Waterfront, as well as in policies for the hierarchy of
town and local centres. However, the emphasis here is on new
development and these policies afford no protection for exiting
public houses located in the various communities throughout
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Properties Ltd
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Pegasus Group)
Respondent ref:
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Representation
ref: 2149
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Comments
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Participation
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the city. Therefore, without a sufficiently clear policy on the
protection of local facilities, there is a danger that these areas
will be poorly provided to meet the needs of the local
population and, importantly, risk the taking away of valuable
meeting places for a range of groups and societies. CAMRA
recognizes that there are a few occasions when a public house
becomes unviable but this is a claim too lightly and too often
made, and without any support from local plan policies, CAMRA
and other local groups often finds themselves defending pubs
against the better resourced development industry. As a result,
CAMRA has devised a viability test to assist local authorities in
terms of determining applications where such claims are
forwarded in order to be able to adequately implement pub
protection policies. This is also attached.

Chapter 12:
TC1 - Network
of designated
centres

Is legally
compliant?:
Not specified
Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

The following document was also submitted by CAMRA in
response to the Publication SLP:DMP - Public House Viability
Test. This is available to view separately.
Comments relating to legal compliance, soundness or duty to
cooperate:

it is not considered that the
proposed PSA is logical from
a purely retail planning
perspective and we request
Policy TC1 recognises the wider Salford Quays area as a town
that further justification is
centre, and identifies an existing Primary Shopping Area (PSA)
provided by the Council for
and proposed PSA extension within Salford Quays. The
the PSA, as well as
identified PSA is focused around the Lowry Outlet Mall, the
Lowry theatre and MediaCityUK, with the PSA extension located clarification as to how the
proposed PSA will be
to the east of MediaCityUK.
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As recognised at paragraph 13.14 and 13.15 of the Proposed
Salford Quays Town Centre background report (January 2020);
“retail development in Salford Quays is currently concentrated
in the Lowry Outlet Mall” whilst MediaCityUK has “a much
more limited retail function”. This limited retail function is
highlighted by the fact that there are only three retail (Use Class
A1) units within MediaCityUK as illustrated at Figure 7 of the
town centre background report. One of these units is a
hairdressers whilst the other two relate to retail stores; WH
Smith and Booths, both of which are located approximately
480m and 600m from the Lowry Outlet Mall respectively.
Whilst there are some restaurant and coffee shop type uses,
these are purely ancillary to the employment and residential
uses within MediaCityUK. The presence of two retail units
clearly does not amount to a concentration of uses in an area
spread across over 14ha.

effective and consistent with
national policy

As such, there is a clear conflict with the NPPF definition of
Primary Shopping Areas. Importantly, this is recognised in the
evidence base at paragraph 13.15 of the Proposed Salford
Quays Town Centre background report which confirms that:
“Having regard to the definition of the primary shopping area in
the NPPF, defining MediaCityUK as part of the primary shopping
area could be seen as not entirely consistent with national
guidance.” [our emphasis]
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The PSA is redefined to
properly reflect the current
concentration of retail uses.
As a result, remove
MediaCityUK from the
proposed PSA and the
‘proposed extension to the
PSA’ through MediaCityUK’s
phases 4-7.
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Given this clear and recognised conflict with the NPPF, it is
clearly necessary to consider the justification for such a
diversion and conflict. In this regard, it is surprising to note that
the PSA definition even conflicts with the definition set out in
draft Policy TC1 which defines these as follows:
‘Primary shopping areas are those parts of a defined centre
where retail development is concentrated. It is important that
the retail function of these areas is maintained to ensure that
each centre’s retail offer functions effectively and supports the
overall vitality and viability of that centre. Within primary
shopping areas, A1 retail provision is concentrated in the
primary frontages. Other complementary main town centre
uses can add to the vitality, but it is important that the retail
character and function is not eroded and continues to be the
primary form of provision within primary frontages’. [our
emphasis]
Clearly a policy approach which conflicts with the NPPF and the
emerging policy wording cannot be considered justified or
effective.
The town centre background paper seeks to provide some
justification for the approach stating that:
“…However, given that the area functions as a major hub of
activity, and having regard to the proximity to the Lowry Outlet
Mall, it is considered that MediaCityUK has a role in
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accommodating additional retail development and other main
town centre uses supporting its business role, providing
amenities for Salford Quays residents and enhancing its
attractiveness as a visitor destination.
Anticipating that Salford Quays will see ongoing developer
interest for both residential and office development, it is likely
that there will be a need for further retail, leisure and food and
drink development, and as such it is important to identify
locations where this can be accommodated. Opportunities for
expanding the retail offer at the Lowry Outlet Mall are likely to
be relatively limited, and restricted to modest increases in
floorspace achieved through the occupation of vacant units and
the remodelling and change of use within the mall.
MediaCityUK therefore represents to most accessible and well
connected area within Salford Quays to accommodate further
retail development given its proximity to and relationship with
the existing main retail area. Having regard to the above, it is
considered that the existing MediaCityUK area should form part
of the primary shopping area.”
It is considered that the town centre background paper falls
significantly short of providing justification for the conflict with
the NPPF and draft policy TC1 when it comes to justifying the
inclusion of MediaCityUK within the Primary Shopping Area,
with the justification seemingly balanced on the lack of
developable area for future extensions to Lowry Outlet Mall
and a ‘need for additional retail development’. Whilst the
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limited opportunity for extensions to the Lowry Outlet Mall may
be a factual, we have not seen any up-to-date assessment of
retail needs in Salford Quays which would justify the inclusion
of MediaCityUK to provide future expansion of the PSA, let
alone the designation of an area (MediaCityUK) where retail
development is extremely limited. From a review of the
evidence base, it is understood that the most recent Retail
Study for the City is 10 years old and cannot be considered upto-date.
As such, it is clear that there is no evidential or policy basis to
include MediaCityUK within the Primary Shopping Area and
such approach clearly cannot be considered sound. These
comments are also applicable to the ‘proposed extension to the
PSA’ through MediaCityUK’s phases 4-7 which is poorly related
to the Lowry Outlet Mall. The effect of extending the PSA, to
include MediaCityUK phases 1-7, is significant in that it
increases the PSA site area to around 31ha, from around 5.5ha
(covering the Lowry Outlet Mall and Lowry Theatre). To put this
into perspective the Trafford Centre, is located on a site of
around 46ha including its significant at surface level car parking.
To propose such a significant extension to Salford Quays,
without any up-to-date assessment of need, clearly cannot be
justified and therefore should not be considered sound.
General comments:
N/A
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Participation
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sessions

Is legally
compliant?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Yes - I wish
to
participate in
hearing
session(s)

Is sound?:
Yes
Complies with the
duty to cooperate?:
Yes

N/A
General comments:
Revised Draft Salford Local Plan (RDSLP) 2019 representations
Policy TC1 – Spatial Strategy for Designated Centres
Strong support for expansion and designation of Salford Quays
as a Main Town Centre. Support inclusion of MediaCityUK and
The Lowry area (to reflect leisure function) but propose
amendment to Annex B plan illustrating PSA to include Plots C1,
D1 and E1.
Policy TC1 also states that ‘The expansion of retailing will be
managed to ensure that it does not have a significant adverse
impact on the vitality and viability of other designated centres’.
PMML requested that this was removed.
Salford Publication Local Plan 2020 Representations
Policy TC1 – Network of Designated Centres
PMML to provide support on town centre designation and core
messages as per the 2019 RDSLP representations. It is noted
that the PSA boundary has now been amended to include Plots
C1, D1 and E1 – this is supported. This reference has now been
removed.
Amendments Conclusion/ Status
245

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

n/a

Not specified

PMML continue to provide support on town centre designation
and core messages as per the 2019 RDSLP representations.
Revised Draft Salford Local Plan (RDSLP) 2019 representations
Policy TC1 – Spatial Strategy for Designated Centres
PMML requested that policy text is amended to reflect the
importance of meeting the needs of living, working and visiting
populations given the diversity of the Salford Quays area.
Salford Publication Local Plan 2020 Representations
Policy TC1 – Network of Designated Centres
Focus on ‘meeting everyday needs of Salford’s residents’
remains, therefore PMML continue to emphasise this should
also include the living, working and visiting population.

Derwent Group
(submitted by
Aylward Town
Planning
Limited)
Respondent ref:
A1165
Representation
ref: 2319

Chapter 12:
TC1 - Network
of designated
centres
12.4 and 12.5

Is legally
compliant?:
Not specified
Is sound?:
Yes
Complies with the
duty to cooperate?:
Not specified

Amendments Conclusion/ Status
PMML requests that the policy text is reworded in line with the
proposed amendment.
Comments relating to legal compliance, soundness or duty to
cooperate:
Walkden town centre has been subject of very considerable
investment over a generational period. Whilst the Council has
played its role as planning authority, the key vehicle for that
investment has been Derwent Group which is the principal
landowner in the town centre.
It is clear that despite the significant and ongoing investment
activity, not all parts of the town centre provide the same
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contribution to local vitality and viability. Derwent is now
committed to a process where the retail uses in certain parts of
the town centre should be rationalised and opportunities taken
to introduce town centre living, potentially with an improved
evening economy offer.
We fully support the proposition of paragraph 12.4 of the
emerging Plan which is extracted below. We also include
paragraph 12.5 which is concerned with boundary definitions:
12.4 Maintaining the vitality and viability of centres will be an
ongoing challenge as shopping patterns and service delivery
models change, especially with the growth of online retailing.
Careful management of centres will be required in order to
ensure their long-term success, with a clear focus on sustaining
and creating vibrant destinations where activity can continue
into the evening, with the retention of a robust retail presence
complemented by a varied mix of uses including a strong leisure
and community offer. At the same time opportunities will be
taken to make the most of the unique identity of centres and
the key assets and opportunities within them, improve walking
and cycling access to and through centres, and deliver
improvements to the public realm.
Any comprehensive redevelopment of centres should be guided
by a masterplan endorsed by the city council. Increasing the
number of people living within and around the centres will help
to generate the footfall necessary to support a good range of
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Participation
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shops and services but it will be important that residential uses
do not displace the essential retail, leisure, employment and
community functions of the city’s designated centres. All
occupiers of residential properties should enjoy a high level of
amenity, but in these areas it is reasonable for residents to
expect a certain level of activity and noise close to their homes.
12.5 As well as identifying the boundaries of the centres
themselves, this plan also defines primary shopping areas,
primary frontages and secondary frontages for the town
centres. None of the city’s local centres are considered to be of
a sufficient scale to make a distinction between primary and
secondary frontages meaningful.
General comments:

Derwent Group
(submitted by
Aylward Town
Planning
Limited)
Respondent ref:
A1165
Representation
ref: 2320

Chapter 12:
TC1 - Network
of designated
centres

Is legally
compliant?:
Not specified
Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
We generally agree with the ambitions and objectives outlined
in the first part of Policy TC1 (Network of Centres). This
recognises and indeed encourages the opportunity for
diversification of centres in order to safeguard and enhance
their vitality and viability. However, this is an extraordinarily
detailed policy and we are unable to support the entirety of the
section of the policy which is concerned with shopping
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frontages. It might indeed be preferable if policy TC1 was split
into to separate policies.

as a “town centre
opportunity area“

In regard to the second part of policy TC1 (which is concerned
with shopping frontages) we very strongly endorse the final
sentence which states:
“Centres can evolve over time and changes to the role and
function of primary shopping areas, primary or secondary
frontages should be guided by a masterplan or comprehensive
redevelopment strategy.”
However, in the case of Walkden, we continue to argue (in the
light of previous representations) that much of the centre’s
internalised spaces are performing poorly and do not represent
any credible retail hub. We therefore say that for much of this
area it should not form part of a defined shopping frontage but
should instead be identified as a “town centre opportunity
area“.
Whilst we would assume that the intent of the following extract
from paragraph 12.6 is to seek to support in-centre investment,
it can easily be seen as being supportive of proposals to
rationalise town centres themselves to provide a more focused
and concentrated hub of vitality (ATP emphasis added by use of
underline):
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12.6 Locating retail and other community and leisure facilities
within the City Centre, town centres and local centres is
considered to be the most sustainable way of meeting the
needs of Salford’s residents. It helps to maximise the
accessibility of facilities for more people and promotes linked
trips, which in turn reduces the need to travel and can increase
footfall and hence improve trading conditions within centres.
Scattering facilities across a wider area would be likely to
adversely affect the vitality and viability of the centres, leading
to their gradual decline and reducing their ability to attract new
retail floorspace to the city and serve the needs of residents.
We also conclude that the intent of paragraph 12.9 is correct,
insofar that it recognises the need for justification material to
be commensurate with the potential effects of the proposed
development in the framework of the emerging Development
Plan. It states:
Planning applications for main town centre uses need to be
accompanied by an appropriate level of information so as to
enable the city council to determine whether their impact on
existing centres would be acceptable.
Consistency of application is important, insofar that the
development management practitioner needs to be pragmatic
and recognise that substantial justification material should not
be necessary for schemes within Walkden town centre that are
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N/A

Not specified

highly established and trade well but might technically be
identified as “edge of centre” for retail development.
General comments:
N/A

The Prudential
Assurance
Company
(submitted by
Savills Ltd)
Respondent ref:
A1614
Representation
ref: 2038

Chapter 12:
TC1 - Network
of designated
centres

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Savills Ltd sets out the representation on the Publication
SLP:DMP is to be read in conjunction with the earlier
representation submitted as part of the consultation on the
Revised Draft Local Plan and submitted on 21 March 2019 (copy
included at Appendix 1 of the representation on the Publication
SLP:DMP). The submitted representation on the SLP: DMP also
includes Appendix 2 (a plan of Regent Road Retail Park). These
appendices are available to view separately in the full copy of
the representation.
As part of discussions with the Local Planning Authority post the
submission of the previous representations, the drafting of the
wording of the emerging Local Plan has taken a direction of
travel towards supporting a greater flexibility of uses and
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residential development within the Local Centres, of which
Regent Road is designated as one under Policy TC1 of the
emerging Local Plan.
However, we consider that in order to deliver sustainable
development, ensure that greater flexibility of use can be
delivered – which ultimately ensures town centre vitality – and
the opportunity to deliver high density residential development
on brownfield land can be delivered as appropriate to the
context of the site, the amendments set out to policies below
are required.
With the above in mind, the representations relate to the
following policies in the emerging Local Plan that concern
Regent Road Retail Park:
Emerging Policy TC1 defines the network of centres within
Salford and identifies Regent Road as a Local Centre. The Policy
for Local Centres states:
'The network of local centres will have an important role in
providing local shops, leisure opportunities, food and drink uses
(subject to policy TC4) services and community facilities for the
surrounding neighbourhoods. There will be an emphasis on
maintaining a strong convenience goods retail function in each
centre, so they can continue to provide sustainable top-up
shopping facilities and minimise the need for residents to travel
further, complemented by a range of other town centre uses.
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This will be achieved through the careful management of
changes of use within the centres. Residential uses above
ground floor level will be encouraged within local centres.'
As previously confirmed, we support this designation and also
the principal policy objective for defined Local Centres. We also
welcome the broader range of uses that will be supported as
proposed in our last representation and the addition of support
for residential uses above ground floor. These are additions to
the Policy from the last consultation on the emerging Local
Plan.
However, we consider that policy consideration should be given
to ground floor residential uses (where appropriate) in the
same way that such a consideration is given to ground floor
residential uses in town centres as stated within Policy TC1.
The last sentence of Policy TC1 stated above should therefore
be amended to read:
'…Residential uses above ground floor level will be encouraged
within local centres. Housing at ground floor will be required to
complement and add to the vitality and viability of a centre.'
We consider that the above is appropriate to provide the
control over residential uses at ground floor, whilst also
acknowledging in full the role that residential development can
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Rev Ross Garner
Respondent ref:
A1959
Representation
ref: 1815
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Participation
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sessions

Eccles Parish Church and
churchyard should be
included inside the town
centre boundary.

No - I do not
wish to
participate in
hearing
session(s)

play in ensuring town centre vitality and viability as required by
Paragraph 85 of the National Planning Policy Framework.

Chapter 12:
TC1 - Network
of designated
centres
Eccles Town
Centre

Is legally
compliant?:
Yes
Is sound?:
No
Complies with the
duty to cooperate?:
Yes

In addition, we maintain our position that we do not consider
that it is appropriate for the Local Planning Authority, as it has
done in Policy TC1, to define Local Centres as Primary Shopping
Areas. The connotation from the designation is that they are
only retail centre, when they provide the opportunity to offer
sustainable community and residential facilities in addition to
retail facilities as demonstrated above. We therefore consider
that Policy TC1 should be amended to remove reference to
Local Centres being defined as Primary Shopping Areas. Put
another way, Local Centres should provide a mixed and
balanced role that does not focus primarily on retail.
Comments relating to legal compliance, soundness or duty to
cooperate:
Eccles Parish Church and churchyard are currently outside the
town centre boundary.
General comments:
n/a
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Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
We consider that the emerging Local Plan requires
amendments in order to deliver sustainable development,
namely that greater flexibility for land uses is achieved, which
ultimately ensures town centre vitality; and that enhanced
policy support is provided for Ordsall Local Centre to deliver
high density residential development on brownfield land.
With the above in mind, the representations relate to the
following policies in the emerging Local Plan that concern the
proposed Ordsall Local Centre:
Emerging Policy TC1 defines the network of centres within
Salford and identifies Ordsall as a Local Centre. The Policy for
Local Centres states:
'The network of local centres will have an important role in
providing local shops, leisure opportunities, food and drink uses
(subject to policy TC4) services and community facilities for the
surrounding neighbourhoods. There will be an emphasis on
maintaining a strong convenience goods retail function in each
centre, so they can continue to provide sustainable top-up
shopping facilities and minimise the need for residents to travel
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further, complemented by a range of other town centre uses.
This will be achieved through the careful management of
changes of use within the centres. Residential uses above
ground floor level will be encouraged within local centres.'
We support this designation and also the principal policy
objective for defined Local Centres.
However, we consider that policy consideration should be given
to ground floor residential uses (where appropriate) in the
same way that such a consideration is given to ground floor
residential uses in town centres within Policy TC1.
The last sentence of Policy TC1 stated above should therefore
be amended to read: '…Residential uses above ground floor
level will be encouraged within local centres. Housing at ground
floor will be required to complement and add to the vitality and
viability of a centre.'
We consider that the above is appropriate to provide the
control over residential uses at ground floor, whilst also
acknowledging in full the role that residential development can
play in ensuring town centre vitality and viability as required by
Paragraph 85 of the National Planning Policy Framework. This is
particularly important given the large scale and ground floor
nature of the long-term vacant Morrisons’ unit at Ordsall Local
Centre.
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Stephen J
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A1970
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Eccles Town
Centre

Legal compliance /
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Yes
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No
Complies with the
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No

Comments

Modifications neccessary

Participation
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In addition, we do not consider that it is appropriate for the
Local Planning Authority, as it has done in Policy TC1, to define
Local Centres as Primary Shopping Areas. The connotation from
the designation is that they are only retail centre, when they
provide the opportunity to offer sustainable community and
residential facilities in addition to retail facilities as
demonstrated above. We therefore consider that Policy TC1
should be amended to remove reference to Local Centres being
defined as Primary Shopping Areas.
Comments relating to legal compliance, soundness or duty to
cooperate:

Redraw the boundary to
include St Marys Church

No - I do not
wish to
participate in
hearing
session(s)

Eccles Town Centre TC1/3
Eccles town centre map
Currently, the Eccles Town Centre boundary excludes one of the
most important features of the Town, notably, St Marys Church.
This was considered at the Eccles Town Team meeting, not least
by the Church vicar and all agreed it was a bizarre decision.
General comments:
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Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

The approach to the
sequential test is amended
to accord with the NPPF (i.e.
that the PSA should be
considered in-centre for A1
retail uses only).

Not specified

Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

The Sequential and Impact Tests (Policy TC2)
The commentary provided in respect of the Primary Shopping
Area is highly relevant to bringing forward development on
sites located within Salford Quays, given the suggested
approach to the impact and sequential tests proposed through
draft Policy TC2. In particular, the current wording and
designation of the PSA will significantly limit the ability to
deliver ancillary uses, including retail, food and drink and other
leisure uses as part of mixed-use development elsewhere
within Salford Quays.
There is still a huge demand for ground floor commercial and
mixed-use schemes within the Exchange Quay area and indeed
within other areas of Salford Quays, which are located outside
of the proposed PSA and located some distance from the PSA.
For example, the Cygnet House site is located approximately a
1.2km (walking distance) from the edge of the currently defined
PSA (the Lowry Outlet). Whilst this is a relatively easy walking
distance and appropriate for those wishing to visit retail and
leisure facilities of a significant scale (e.g. Comparison retail
stores and Cinema), it is not easily accessible on foot for those
residents and employees just wishing to visit a convenience
store to pick up a small number of items (e.g. a pint of milk or
newspaper).
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The Council’s evidence base clearly highlights the benefits of
such mixed-use development with the town centre report
stating that:
“However, it is also recognised that some small-scale A1 retail
and food/drink uses outside of the primary shopping area and
expansion area within the boundary of the town centre would
add to the success of Salford Quays.”
Nevertheless, the current policy approach will specifically
hamper any efforts to deliver such small-scale uses.
As with Policy TC1, Policy TC2 further conflicts with the NPPF
regarding the application of the sequential test, whilst the
impact test is imprecise in defining the circumstances where
impact assessments are required.
Dealing first with the Sequential Test; the Table within Policy
TC2 sets out how the sequential test will be applied by use and
type of centre, confirming that within Salford Quays town
centre, ‘in-centre’ for retail, leisure and food and drink uses will
be sites located within the PSA or the extension to the PSA.
Other main town centre uses will be considered as in-centre
where they are located within the town centre boundary. This is
a specific definition relevant to Salford Quays only.
This definition of in-centre conflicts with the NPPF. Whilst the
NPPF does not define what is meant by in-centre, the definition
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of edge of centre is included within Annex 2 and confirms that
edge of centre is:
“For retail purposes, a location that is well connected to, and up
to 300 metres from, the primary shopping area. For all other
main town centre uses, a location within 300 metres of a town
centre boundary. For office development, this includes
locations outside the town centre but within 500 metres of a
public transport interchange.”
Given this, for the purposes on in-centre this must be split as
follows:
• For retail uses locations within the primary shopping area;
and,
• For all other main town centres, including leisure and food
and drink uses, locations within a town centre boundary.
Clearly Policy TC2 conflicts with the NPPF in requiring leisure
and food and drink uses to be located within the Primary
Shopping area. However, no justification has been provided in
the draft document or the town centre background report for
this conflict with the NPPF or why Salford Quays should be
considered differently to the other town centres in the City.
Indeed, such an approach would only hamper efforts to deliver
small scale uses elsewhere in the town centre, something that
the evidence base highlights support for.
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In terms of the requirement for an impact assessment, the
Policy, as currently worded, is imprecise as it is unclear when
considering what is meant by ‘any development proposal
outside the boundary of a designated centre’. It is unclear
whether this should be applied in the same manner as the
sequential approach (i.e. in-centre is only applied for retail,
food and drink and leisure uses within the Salford Quays PSA).
Depending on how the policy was meant to be drafted, it is at
least ineffective or at most, both ineffective and inconsistent
with the NPPF and therefore cannot be considered sound.
We also have concerns regarding the suggested threshold for
impact assessments. Whilst a paper has been provided in
respect of this matter, it provides little detail or justification for
the proposed threshold which varies between 250m2 and
500m2. There is no consideration of the estimated turnover of
proposals of this scale, their likely trade draw or attraction or
how this compares with the turnover and attraction of existing
centres in the City. In particular, it is noted that commentary or
justification for the threshold based for non-A1 retail uses is
even more limited. As such, and in the absence of any proper
justification, the current policy approach cannot be considered
sound.
In addition to this, there is the suggestion within part b of the
impact policy that schemes of between 250m2 and 500m2 may
require an assessment of impact, subject to various
considerations in relation to an existing centre. However, this
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Noting paragraph 85 of the
NPPF and the distinctive
character of Salford Quays as
a mixed-use area, there is an
issue on soundness in
relation to the application of
the sequential test,
particularly for residential
apartment development
located outside the PSA
which may seek to deliver an
element of ground floor
commercial uses in order to
support the creation of this
mixed-use character.

Yes - I wish
to
participate in
hearing
session(s)

part of the policy lacks precision and requires a pre-assessment
to have effectively been carried out which fails to give
applicants certainty on the circumstances where an impact
assessment may be required. Again, such an imprecise policy
cannot be considered sound.
General comments:

Peel Media
(submitted by
Turley and NJL)
Respondent ref:
A1130
Representation
ref: 2300

Chapter 12:
TC2 Development
involving main
town centre
uses

Is legally
compliant?:
Yes
Is sound?:
No
Complies with the
duty to cooperate?:
Yes

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
Revised Draft Salford Local Plan (RDSLP) 2019 representations
PMML requested that the sequential test references should
define that development within the potential extension to the
PSA must consider sites sequentially from west to east,
radiating from the PSA at MediaCityUK.
Salford Publication Local Plan 2020 Representations
No proposed amendments have been incorporated. PMML
propose to not object to this policy as long as this does not
prejudice other development from coming forward nearby.
Amendments Conclusion/ Status
PMML propose to not object to this policy as long as this does
not prejudice other development from coming forward nearby.
Revised Draft Salford Local Plan (RDSLP) 2019 representations
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The figure illustrating the proposed Salford Quays town centre
boundary identifies a potential expansion of the PSA to the east
which was supported in principle. Para. 13.3 refers to the
mixed- use character of MediaCityUK and Salford Quays which
should be reflected in Policy TC2. For example, there should not
be a requirement for ground floor commercial uses linked to
high density residential development to be subject to the
sequential
test.

representations to assist
with providing further
clarification.

Salford Publication Local Plan 2020 Representations
PMML strongly object to Policy TC2 on the basis that the policy
needs to reflect the mixed-use character of Salford Quays. In
order to create this mixed use character some ground floor
retail and other main town centre uses development is required
within Salford Quays but outside the proposed town centre, to
support mixed use developments within additional phases and
to generate activity within such phases; this should be
supported through the RDSLP. As emphasised within the
representations submitted to the 2019 RDSLP, this includes
removing the requirement for ground floor commercial uses
linked to supporting a high density apartment development to
be subject to the sequential test, as long as they are of a
moderate scale.
Amendments Conclusion/ Status

263

Participation
at hearing
sessions

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

PMML object to the application of the sequential test under
Policy TC2 and reinforce the proposed amendments and
comments.
Revised Draft Salford Local Plan (RDSLP) 2019 representations
Para. 13.3 of the Justification refers to the unique mixed-use
character of MediaCityUK and Salford Quays.
Salford Publication Local Plan 2020 Representations
PMML continue to support this description of MediaCityUK and
Salford Quays set out in Para. 12.3.
Amendments Conclusion/ Status
PMML continue to support the proposed policy in the SLPDMP
with no changes requested.
Additional comments submitted on separate form
Noting paragraph 85 of the NPPF and the distinctive character
of Salford Quays as a mixed-use area, there is an issue on
soundness in relation to the application of the sequential test,
particularly for residential apartment development located
outside the PSA which may seek to deliver an element of
ground floor commercial uses in order to support the creation
of this mixed-use character.
Minor modifications to the policy text are suggested within the
submitted representations to assist with providing further
clarification.
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We would recommend that
the phase 4 buildings to the
north-west of the site should
be identified as being part of
the Primary Shopping Area
and should also (for other
reasons we shall explore) be
identified as a primary
shopping frontage.

Not specified

General comments:
N/A

Derwent Group
(submitted by
Aylward Town
Planning
Limited)
Respondent ref:
A1165
Representation
ref: 2321

Chapter 12:
TC2 Development
involving main
town centre
uses

Is legally
compliant?:
Not specified
Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
This policy is a development management policy for main town
centre uses. With regard to the consideration of the sequential
approach to site selection, the policy appears largely consistent
with national guidance. However, the practical application of it
is challenging because in the Walkden context any proposals for
A1 uses in locations outside the “primary shopping area” would
be considered as edge-of-centre and would require justification
under the sequential approach.
By consequence of the relative vitality of the town centre, the
“phase 4” area is in practice more vibrant than some of the
underperforming internalised malls. We would recommend that
the phase 4 buildings to the north-west of the site should be
identified as being part of the Primary Shopping Area and
should also (for other reasons we shall explore) be identified as
a primary shopping frontage.
General comments:
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N/A

Not specified

N/A

Derwent Group
(submitted by
Aylward Town
Planning
Limited)
Respondent ref:
A1165
Representation
ref: 2322

Chapter 12:
TC2 Development
involving main
town centre
uses

Is legally
compliant?:
Not specified
Is sound?:
Yes
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
TC2 then moves on to consider impact assessment
requirements, and identifies requirement for impact work
based upon certain floorspace thresholds relative to location of
the proposal and the town centre boundary identified under
Policy TC1.
The construction of Policy TC1 is complicated by its scale and
the range of points it seeks to cover. As regards impact
assessment, we are interpreting “boundary of a designated
centre” through layman language i.e. the area tinted blue and
identified as “town centre boundary” rather than having
consideration of shopping frontages or primary shopping area.
We specifically ask the Council to confirm our interpretation of
this point is agreed? If the Council take a contrary view then we
are compelled to strongly object to the policy insofar as it
relates to impact assessment.
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Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Additional comments
submitted on separate form
The existing Policy TC3
ignores permitted
development rights for
changing A1 to A2 and A3
uses. Policy TC3 should
therefore be amended to
reflect permitted
development rights under
the Use Classes Order in
order to be legally
compliant.

Yes - I wish
to
participate in
hearing
session(s)

On the assumption that our interpretation is consistent with
the Council, we do not seek to object to the wording of this part
of policy TC2.
We note the comments set out at paragraphs 12.10 and 12.11.
We feel that these are important because they recognise that
centres are important but also that their role extends
considerably beyond retail uses and that there is a need for
them to be able to respond to change to generate adequate
footfall and vitality to compete in the face of online trading
platforms. We support those comments.
General comments:

Peel Media
(submitted by
Turley and NJL)
Respondent ref:
A1130
Representation
ref: 2301

Chapter 12:
TC3 - Retail
frontages,
changes of use
and
redevelopmen
ts within
designated
centres

Is legally
compliant?:
No
Is sound?:
No
Complies with the
duty to cooperate?:
Yes

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
Policy TC3 – Retail frontages, changes of use and
redevelopments within designated centres
Revised Draft Salford Local Plan (RDSLP) 2019 representations
PMML did not provide comments on Policy TC3 within previous
representations submitted to the 2019 RDSLP.
Salford Publication Local Plan 2020 Representations
PMML object to the approach taken to the Salford Quays Town
Centre Boundary map linked to Policy TC3, as this doesn’t align
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Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

with the actual profile of MediaCityUK and Salford Quays given
the inherent mix of uses present and the limited number of A1
uses.
Whilst there is a general need to align with NPPF, we would
suggest that in respect of Salford Quays Town Centre, primary
frontages and the loss of A1 uses under Policy TC3 should be
dealt with more flexibly to reflect the actual mix of uses within
the primary shopping area within Salford Quays which is driven
by A Class and business uses other than A1 retail. There is for
example, only one existing A1 use within MediaCityUK.
Paragraph 85 of the NPPF makes clear that planning policies
should allow town centres to ‘grow and diversify in a way that
can respond to rapid changes in the retail and leisure industries,
allows a suitable mix of uses (including housing) and reflects
their distinctive characters’.
While PMML support the inclusion of Salford Quays as a
primary shopping area, we would say Policy TC3 needs to
exclude Salford Quays given the range of uses present within
this area. This is principally as a result of its historical policy
context as a designated mixed-use area, and therefore a
diversity of main town centre uses should be encouraged,
together with flexibility to change uses across a range of Main
Town Centre Uses.
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In addition to the above and
in order to be considered
sound, Policy TC3 needs to
better reflect the mixed-use
character of Salford Quays
and its historical policy
context as a designated
mixed-use area. As a result
there is a justified need to
diverge from the NPPF
definition on primary
shopping areas as being
solely defined by retail uses.
This flexible approach in
allowing Salford Quays to be
exempt under Policy TC3 is
in accordance with
paragraph 85 of the NPPF
which states that planning
policies should allow town
centres to ‘grow and
diversify in a way that […]
reflects their distinctive
characters.'

Participation
at hearing
sessions

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

In the event that it is accepted by the Council that Salford
Quays Town Centre should be viewed differently from other
more traditional Town Centres, the plan defining the primary
shopping area should be relabelled to reflect the actual wider
range of uses already existing within the town centre core area.
This map could be supported with an explanation as to why
Salford Quays Town Centre is different to the traditional Town
Centres requires a different approach rather than the standard
approach as defined under the NPPF. There is no requirement
under NPPF for the Salford Local Plan to slavishly adhere to this
NPPF definition where it does not reflect actual circumstances
and mixes of uses.
In any event, the existing Policy TC3 ignores permitted
development rights for changing A1 to A2 and A3 uses. Policy
TC3 should therefore be amended to reflect permitted
development rights under the Use Classes Order.
Amendments Conclusion/ Status
PMML object to Policy TC3 and requests that the policy text is
reworded in line with the proposed amendment.
Additional comments submitted on separate form
The existing Policy TC3 ignores permitted development rights
for changing A1 to A2 and A3 uses. Policy TC3 should therefore
be amended to reflect permitted development rights under the
Use Classes Order in order to be legally compliant.
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Participation
at hearing
sessions

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

We would recommend the
Changes to the text of Policy
TC3 so that it reads as
follows:

Not specified

In addition to the above and in order to be considered sound,
Policy TC3 needs to better reflect the mixed-use character of
Salford Quays and its historical policy context as a designated
mixed-use area. As a result there is a justified need to diverge
from the NPPF definition on primary shopping areas as being
solely defined by retail uses. This flexible approach in allowing
Salford Quays to be exempt under Policy TC3 is in accordance
with paragraph 85 of the NPPF which states that planning
policies should allow town centres to ‘grow and diversify in a
way that […] reflects their distinctive
General comments:

Derwent Group
(submitted by
Aylward Town
Planning
Limited)
Respondent ref:
A1165
Representation
ref: 2323

Chapter 12:
TC3 - Retail
frontages,
changes of use
and
redevelopmen
ts within
designated
centres

Is legally
compliant?:
Not specified
Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
This policy is concerned with retail frontages and the
management of new development as well as changes of use
within designated centres. The construction of this policy is to
effectively resist proposals for change of use or redevelopment
in town centres unless specific criteria are met which all (other
than point 2) require evidence effectively of either “no harm”
or “betterment”.
This approach does not appear robust or aligned with national
policy wherein the threshold level of harm should be
“significant”. Of course, for significant proposals this type of
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The role of Salford’s centres
in meeting a wide range of
local needs will be protected
and enhanced. A strong
retail function will be
retained for each centre, and
the primary shopping areas
of the town centres will have
a particularly important role

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

approach would have some merit. However, for piecemeal
proposals (i.e. the change of use of one unit from one main
town centre use to another where no permitted development
rights are available) it would appear out of scale to require
extensive justification material or to demonstrate betterment.

in this regard. Retail uses will
be complemented by a
broad range of other
services and facilities.

We also have concerns in relation to the second part of the
policy (in relation to primary shopping frontages) largely as a
result of the fact that considerable parts of Walkden town
centre’s internalised malls are identified as having a primary
shopping frontage whereas in fact they do not (in practice)
demonstrate those mixes and footfall which would warrant
that. We would also note that the extension of clause A (in
relation to controls aligned to primary shopping frontages) to
include specific reference to vacancy figures is unnecessary. The
function of a centre is more broad-based than vacancy data and
we think this will be unhelpful moving forward.
General comments:

Changes of use and
redevelopments within
designated centres will be
carefully controlled to
ensure that they support,
rather than detract from, the
successful functioning of the
centres and their ability to
meet local needs. All such
proposals (other than for
those uses identified as main
town centre uses within
Annex 2 of the NPPF) will be
required to:
1. Create no material
adverse effect upon the
vitality, viability and diversity
of the centre;
2. Not unacceptably impact
on daytime footfall;
3. Maintain a strong role for
the centre in providing a

N/A
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Participation
at hearing
sessions
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ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

varied range of convenience
goods and meeting day-today needs;
4. Create no material
adverse effect upon the
character and appearance of
the frontage;
5. Maintain the continuity of
active frontages; and
6. Be of a scale and type of
use appropriate to the size
and function of the centre,
or part of the centre
concerned.
Within the primary shopping
frontages of town centres,
proposals that would involve
the loss of A1 retail units will
only be supported where the
development would:
A. Not be harmful to the
overall shopping function of
the centre;
B. Not result in a
concentration of non-retail
uses that would be harmful
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Participation
at hearing
sessions

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

to the vitality of the primary
shopping frontages;
C. Extend the offer and
range of activities available
to shoppers and other users
so as to enhance the visitor
experience of the centre;
and
D. Provide an active frontage
and a direct service to
visiting members of the
general public; or
E. Have no adverse effect
upon the frontage which
would continue to provide
opportunity for activity and
direct service to visiting
members of the public.
Ground floor residential uses
will be acceptable in
designated centres where
they are in frontages with
low levels of footfall, and
there is no realistic prospect
of securing an active use in
the unit. The positive use of
underused and vacant space
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Participation
at hearing
sessions

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

The Prudential
Assurance
Company
(submitted by
Savills Ltd)
Respondent ref:
A1614
Representation
ref: 2040

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

on upper floors of properties
within town or local centres,
including for housing or
mixed-use schemes including
housing, will be encouraged
and afforded positive
weight.

Chapter 12:
TC3 - Retail
frontages,
changes of use
and
redevelopmen
ts within
designated
centres

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Savills Ltd sets out the representation on the Publication
SLP:DMP is to be read in conjunction with the earlier
representation submitted as part of the consultation on the
Revised Draft Local Plan and submitted on 21 March 2019 (copy
included at Appendix 1 of the representation on the Publication
SLP:DMP). The submitted representation on the SLP: DMP also
includes Appendix 2 (a plan of Regent Road Retail Park). These
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For the purpose of permitted
development rights, the local
centres and the primary
shopping areas of town
centres are classified as key
shopping areas.
N/A
Not specified

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

appendices are available to view separately in the full copy of
the representation.
As part of discussions with the Local Planning Authority post the
submission of the previous representations, the drafting of the
wording of the emerging Local Plan has taken a direction of
travel towards supporting a greater flexibility of uses and
residential development within the Local Centres, of which
Regent Road is designated as one under Policy TC1 of the
emerging Local Plan.
However, we consider that in order to deliver sustainable
development, ensure that greater flexibility of use can be
delivered – which ultimately ensures town centre vitality – and
the opportunity to deliver high density residential development
on brownfield land can be delivered as appropriate to the
context of the site, the amendments set out to policies below
are required.
Policy TC3 sets out the policy approach to changes of use and
redevelopment in designated centres and provides criteria that
should be met when change of use and redevelopment
proposals are considered.
The Policy has been amended from to include reference to
residential development, which is a part step forward from
previous versions of the Policy. However, we consider that
stronger
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Participation
at hearing
sessions

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

reference to residential and the vital and viable role that it can
play in centres is required for consistency with other policies
and the National Planning Policy Framework.
We consider that the Policy should be amended as follows:
1. The inclusion of an addition to the first paragraph of the
Policy to state that residential uses will complement retail uses.
2. Amendments to the element of the Policy text that states:
'Ground floor residential uses will only be acceptable in
designated centres where they are in frontages with low levels
of footfall, and there is no realistic prospect of securing an
active use in the unit. The positive use of underused and vacant
space on upper floors of properties within town or local
centres, including for housing, will be encouraged.'
The Policy is a positive step forward from the previous version,
but it does not fully recognise the role that residential
development could play in town centre vitality and viability. It
may be the case that a ground floor residential use replaces a
retail operation, but has an overall positive impact on the
vitality and viability of the Local Centre. For example, there may
be a case where three existing retail units are replaced one or
two new units at ground floor as part of a residential
development, which also includes residential uses at that
ground floor level. Both the new retail provision when taken
into account with the residential uses would provide an overall
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Participation
at hearing
sessions

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

benefit to the Local Centre and the delivery of residential uses
on brownfield land. Accordingly, we consider the above
element of the Policy text should be amended as follows:
'Ground floor residential uses will only be acceptable in
designated centres where they are in frontages with low levels
of footfall, and there is no realistic prospect of securing an
active use in the unit or there would be an overall benefit to the
Local Centre in terms of creating balanced, vibrant and mixed
communities. The positive use of underused and vacant space
on upper floors of properties within town or local centres,
including for housing, and the redevelopment of existing
floorspace that provides residential uses above, will be
encouraged.'
In addition, we consider that Part A of the Policy which confirms
that the loss of Class A1 units will only be supported where it
would: ‘Not be harmful to the overall shopping function of the
centre having regard to the number and duration of vacancies’
should be amended to reflect the positive strategy required
under the terms of Part B of Paragraph 85 of the NPPF.
A policy approach that requires Landlords to wait for vacancies
to arise, keep them on the market long-term before the Local
Planning Authority allows an alternative, valuable economic
producing use, that ensures town centre vitality and viability
and promotes social interaction is counter-productive to the
objective to ensure town centre vitality and viability and is
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Representation
ref.
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Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

therefore inconsistent with the requirements of Paragraph 85
of the NPPF.
To put it another way, Landlords will often keep a tenant in a
retail unit on a ‘rates only’ deal (i.e. non rent paying) whilst it
attempts to find an alternative tenant, or redevelopment
solution. It can’t therefore be a reasonable policy approach to
penalise a Landlord that keeps a tenant in situ on a non rent
paying deal, by then requiring that unit to become vacant for a
period of time before the alternative solution can be delivered.
The better option in land use terms would be to enable the
Landlord to keep the unit in occupation even if that derives no
immediate financial gain to that Landlord on that unit as it is of
benefit to the wider centre and then enable them to deliver a
new option on that site without requiring that unit to first be
vacant.
Accordingly, references to vacancies in Part A of the Policy
should be removed as it would be counter-productive and have
an unintended negative effect on the Local Centre. As is now
well understood, a centre is much more than a ‘shopping’
location, particularly a Local Centre. Therefore, insofar as Local
Centres are concerned and as stated above, the Council should
remove Local Centres from being part of Primary Shopping
Frontages / Areas, as outlined above. Including Local Centres
within such a definition does not accord with their community
function, nor ensure their vitality as required by the National
Planning Policy Framework.
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Participation
at hearing
sessions

N/A

Not specified

With the above in mind, the representations relate to the
following policies in the emerging Local Plan that concern
Regent Road Retail Park:

Savills
Investment
Management
(submitted by
Savills Ltd)
Respondent ref:
A1963
Representation
ref: 1994

Chapter 12:
TC3 - Retail
frontages,
changes of use
and
redevelopmen
ts within
designated
centres

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
We consider that the emerging Local Plan requires
amendments in order to deliver sustainable development,
namely that greater flexibility for land uses is achieved, which
ultimately ensures town centre vitality; and that enhanced
policy support is provided for Ordsall Local Centre to deliver
high density residential development on brownfield land.
With the above in mind, the representations relate to the
following policies in the emerging Local Plan that concern the
proposed Ordsall Local Centre:
Policy TC3 sets out the policy approach to changes of use and
redevelopment in designated centres and provides criteria that
should be met when change of use and redevelopment
proposals are considered.
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Representation
ref.
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soundness/ duty to
cooperate

Comments

Modifications neccessary

We consider that stronger reference to residential uses and the
vital and viable role that it can play in town centres is required
for consistency with other policies and the National Planning
Policy Framework. We therefore consider that the Policy should
be amended as follows:
1. The inclusion of an addition to the first paragraph of the
Policy to state that residential uses will complement retail uses.
2. Amendments to the element of the Policy text that states:
'Ground floor residential uses will only be acceptable in
designated centres where they are in frontages with low levels
of footfall, and there is no realistic prospect of securing an
active use in the unit. The positive use of underused and vacant
space on upper floors of properties within town or local
centres, including for housing, will be encouraged.'
The Policy does not fully recognise the role that residential
development could play in town centre vitality and viability. It
may be the case that a ground floor residential use replaces a
retail operation, but has an overall positive impact on the
vitality and viability of the Local Centre. For example, there may
be a case where three existing retail units are replaced one or
two new units at ground floor as part of a residential
development, which also includes residential uses at that
ground floor level. Both the new retail provision when taken
into account with the residential uses would could provide an
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overall benefit to the Local Centre and the delivery of
residential uses on brownfield land. Accordingly, we consider
the above element of the Policy text should be amended as
follows:
'Ground floor residential uses will only be acceptable in
designated centres where they are in frontages with low levels
of footfall, there is no realistic prospect of securing an active
use in the unit or there would be an overall benefit to the Local
Centre in terms of creating balanced, vibrant and mixed
communities. The positive use of underused and vacant space
on upper floors of properties within town or local centres,
including for housing, and the redevelopment of existing
floorspace that provides residential uses above, will be
encouraged'.
In addition, we consider that Part A of the Policy which confirms
that the loss of Class A1 units will only be supported where it
would: 'Not be harmful to the overall shopping function of the
centre having regard to the number and duration of vacancies'
should be amended to reflect the positive strategy required
under the terms of Part B of Paragraph 85 of the NPPF.
A policy approach that requires Landlords to wait for vacancies
to arise, keep them on the market long-term before an
alternative, valuable economic producing use, that ensures
town centre vitality and viability and promotes social
interaction is counter-productive to the objective to ensure
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town centre vitality and viability and therefore inconsistent
with the requirements of Paragraph 85 of the NPPF.
To put it another way, Landlords will often keep a tenant in a
retail unit on a ‘rates only’ deal (i.e. non rent paying) whilst it
attempts to find an alternative tenant, or redevelopment
solution. It can’t therefore be a reasonable policy approach to
penalise a Landlord that keeps a tenant in situ on a non rent
paying deal, by then requiring that unit to become vacant for a
period of time before the alternative solution can be delivered.
The better option in land use terms would be to enable the
Landlord to keep the unit in occupation even if that derives no
immediate financial gain to that Landlord on that unit as it is of
benefit to the wider centre and then enable them to deliver a
new option on that site.
Accordingly, references to vacancies in Part A of the Policy
should be removed as it would be counter-productive and have
an unintended negative effect on the Local Centre. As is now
well understood, a centre is so much more than a ‘shopping’
location, particularly a Local Centre and therefore, insofar as
Local Centres are concerned, the Council should remove Local
Centres from being part of Primary Shopping Frontages / Areas,
as outlined above. Including Local Centres within such a
definition does not accord with their function, nor ensure their
vitality as required by the National Planning Policy Framework.
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Derwent Group
(submitted by
Aylward Town
Planning
Limited)
Respondent ref:
A1165

Paragraph
Chapter 12:
TC4 - Food and
drink uses
within
designated
centres

Representation
ref: 2353

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

N/A

Not specified

Is sound?:
Yes
Complies with the
duty to cooperate?:
Not specified

Representation
ref: 2324
Sport England
Respondent ref:
A0403

Legal compliance /
soundness/ duty to
cooperate

Chapter 13 A
learning city general
comments

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

We support policy TC4, subject to the changes we have
proposed in relation to Policy TC3.
General comments:
N/A

Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Late rep submitted on the 23 April as correction to initial
comments provided on the 20 March 2020
Policy ED2 Schools and further education facilities – No further
comments.
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Chapter &
policy

Representation
ref.
City of Trees
Respondent ref:
A1152

Paragraph

Representation
ref: 2271

Chapter 13 A
learning city general
comments

Legal compliance /
soundness/ duty to
cooperate

Comments

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Modifications neccessary

Participation
at hearing
sessions
Not specified

Please can you reference the importance of the natural
environment at schools from a learning and health perspective.
Forest school facilities should now be the norm at schools.
Hedges at schools can provide buffers against harmful air
pollution. A high quality green environment in and around
schools is proven to improve cognitive functionality and
improve pupils’ behaviour.
General comments:

M Halpern
Respondent ref:
A1965
Representation
ref: 1869

Chapter 13 A
learning city general
comments
13.12

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Pupil Planning Area (PPA)
Does this include the area lived in by orthodox Jewish families
and include privately funded schools?
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N/A

Not specified
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Chapter &
policy

Representation
ref.
M Halpern
Respondent ref:
A1965

Paragraph

Representation
ref: 1868

Chapter 13:
ED1 - Early
years, schools
and post-16
education
facilities

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

The policy should include a
clear methodology for
calculating the level of
financial contribution which
developments will be
expected to make towards
increasing school place
provision. If this is to be
detailed within a separate
SPD, this should be made
clear within the policy or its
explanatory text.

Yes - I wish
to
participate in
hearing
session(s)

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

The Peel Group
(submitted by
Turley)
Respondent ref:
A0394
Representation
ref: 2248

Chapter 13:
ED2 Residential
development
and school
places

Is legally
compliant?:
Yes
Is sound?:
No
Complies with the
duty to cooperate?:
Yes

N/A
General comments:
PAGE 115
The document needs to have a section that encourages the
building of schools and conversion of existing buildings into
schools, to accommodate local children. The need to avoid
children travelling massive distances to their schools on a daily
basis is self-understood.
Comments relating to legal compliance, soundness or duty to
cooperate:
Summary [as set out in the Executive Summary to Peel's
comments]
Peel supports the revised approach contained in Policy ED2, but
maintains that the policy should include a clear methodology
for calculating the level of financial contributions which
developments will be expected to make.
Main comments [Support with modifications]
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Participation
at hearing
sessions

n/a

Not specified

7.43 In Peel’s representations to the DSLP, Peel advised that
Policy ED2 (as it was then) should be amended to confirm that
education contributions will be sought only where there is
evidence of need.
7.44 Peel supports the revised approach proposed within Policy
ED3 of the RDSLP and the supporting text which confirms that
new housing developments will be required to support the
delivery of the additional school places for which they generate
demand.
7.45 Consistent with Peel’s previous representations, the policy
should include a clear methodology for calculating the level of
financial contribution which developments will be expected to
make towards increasing school place provision. If this is to be
detailed within a separate SPD, this should be made clear
within the policy or its explanatory text.
General comments:

The Manchester
Bolton and Bury
Canal Society
Respondent ref:
A0013

Chapter 13:
ED3 University of
Salford

Is legally
compliant?:
Not specified
Is sound?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
n/a
General comments:
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Respondent /
ref.

Chapter &
policy

Representation
ref.
Representation
ref: 1804

Paragraph

Canal and River
Trust
Respondent ref:
A0215

Chapter 13:
ED3 University of
Salford

Representation
ref: 2018

Peel Media
(submitted by
Turley and NJL)
Respondent ref:
A1130
Representation
ref: 2302

Legal compliance /
soundness/ duty to
cooperate

Comments

Complies with the
duty to cooperate?:
Not specified

University of Salford Policy ED3 point 7 cites Manchester Bolton
and Bury canal. This also refers back to policy AP1 (G) and again
pleased to see the canal quoted in this context.

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Chapter 13:
ED3 University of
Salford

Is legally
compliant?:
Yes
Is sound?:
No
Complies with the
duty to cooperate?:

Modifications neccessary

Participation
at hearing
sessions

n/a

No - I do not
wish to
participate in
hearing
session(s)

Amendments Conclusion/
Status
PMML continue to object to
Policy ED3 and propose that
this policy is amended to
include the MediaCityUK
campus as per the
representations submitted

Yes - I wish
to
participate in
hearing
session(s)

n/a
General comments:
The Trust supports inclusion of the reference to the Manchester
Bolton & Bury Canal in criteria 7 of the policy and its potential
to open up new green infrastructure through the campus,
together with inclusion of the line of the Manchester Bolton &
Bury Canal in associated Figure 12 - University of Salford
Comments relating to legal compliance, soundness or duty to
cooperate:
Revised Draft Salford Local Plan (RDSLP) 2019 representations
Policy ED4 University of Salford
PMML previously commented on the notable omission of
reference to the MediaCityUK campus under Policy ED4. It was
requested that this Policy is updated to reflect the importance
of the MediaCityUK campus to the University of Salford.
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PMML commented on the opportunity to reference the Salford
Innovation Triangle (SIT) within the policy to add weight to its
status and support the promotion of the SIT agenda on a
national and international platform.
Salford Publication Local Plan 2020 Representations
Policy ED3 University of Salford
There remains no reference to the MediaCityUK campus under
Policy ED3 albeit SIT is now covered separately under Policy
AP4.
Amendments Conclusion/ Status
PMML continue to object to Policy ED3 and propose that this
policy is amended to include the MediaCityUK campus as per
the representations submitted under the 2019 RDSLP
consultation.
Additional comments submitted on separate form
Not sound by reason of not being consistent with other policies
within the plan and the city’s positive growth strategy.
Minor modifications to the policy text are suggested within the
submitted representations to assist with providing further
clarification.
General comments:
N/A
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under the 2019 RDSLP
consultation.
Additional comments
submitted on separate form
Not sound by reason of not
being consistent with other
policies within the plan and
the city’s positive growth
strategy.
Minor modifications to the
policy text are suggested
within the submitted
representations to assist
with providing further
clarification.
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Sport England
Respondent ref:
A0403

Paragraph

Representation
ref: 2354

Chapter 14
Health general
comments

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

N/A

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

CAMRA
(Campaign for
Real Ale)
Respondent ref:
A0406
Representation
ref: 1831

Chapter 14
Health general
comments

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
Late rep submitted on the 23 April as correction to initial
comments provided on the 20 March 2020
Chapter 15 Health – No further comments, Sport England
acknowledge the feedback and the changes made to this and
other parts of the Local Plan in respect of ‘Active Design’.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
It is also noted in the policies put forward to promote a
healthier city, one of the aims is to promote social and
economic inclusion. CAMRA is committed to promoting
responsible drinking and also has been campaigning on the
social benefits provided by pubs. This latter point was recently
backed up by a study by Oxford University.
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City of Trees
Respondent ref:
A1152
Representation
ref: 2272

Legal compliance /
soundness/ duty to
cooperate

Representation
ref: 1999

Modifications neccessary

Participation
at hearing
sessions

It is CAMRA’s view that drinking regulated measures in pubs in
a social setting is likely to lead to a greater level of responsible
drinking than drinking heavily discounted supermarket alcohol
at home alone. Pubs are often one of the few places for people
who lead isolated lives to experience social interaction and
many pubs support local football, cricket and hockey teams,
and raise money for hospitals, hospices and health charities.

Chapter 14
Health general
comments
14.4

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Eric Lowndes
Respondent ref:
A1033

Comments

Chapter 14:
HH1 Development
and health

Is legally
compliant?:
Yes
Is sound?:
No

It would be helpful if these roles played by public houses could
be articulated in some way in the new plan.
Comments relating to legal compliance, soundness or duty to
cooperate:

Not specified

14.4 bullet 2 – can you say that GI should be strategically
located to intercept and disperse polluted air. The All our Trees
maps shows where trees should be focused to help address
poor air. Can this be referenced?
General comments:
Comments relating to legal compliance, soundness or duty to
cooperate:
All the good intent within this policy is smothered if building
upon the Green Belt is allowed.
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I would leave this intact if
the Green Belt is protected.

Yes - I wish
to
participate in
hearing
session(s)

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

McDonald’s
Restaurants Ltd
(submitted by
Planware Ltd)
Respondent ref:
A1980
Representation
ref: 2014

Chapter 14:
HH1 Development
and health

Legal compliance /
soundness/ duty to
cooperate

Comments

Complies with the
duty to cooperate?:
Yes

I would submit that this entire section is redundant if green belt
land in Irlam and Cadishead is not protected.

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

Modifications neccessary

Participation
at hearing
sessions

The final part of the policy
should be removed.

Not specified

General comments:

1 Introduction
1.1 We have considered proposed Policy HH1 with regard to the
principles set out within the Framework. We fully support the
policy’s aim of promoting healthier living. However, the
proposed policy approach of restricting certain use classes in
proximity to schools is unsound and fails to provide an
evidence-based way of achieving the policy’s objective. It has
also been found unsound by several planning inspectors. It is
too restrictive and prevents local planning authorities from
pursuing more positive policy approaches. The London Borough
of Waltham Forest has had such a policy in place for over a
decade and its application has proven ineffective in tackling
obesity to date.
1.2 Within these broad points we have the following policy
objections to draft Policy HH1:
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A. To restrict use classes in proximity to other use classes is
inconsistent with national planning policy
B. The policy is inconsistent, discriminatory and
disproportionate.
C. Examination of other plans have found similar policy
approaches to be unsound.
D. There needs to be further exploration into policies that are
more positive, have a reputable evidence base and that comply
with the Framework.
1.3 In summary, Planware Ltd consider there is no sound
justification for a policy such as Policy HH1 which seeks to
restrict certain uses. The requirement of the Health Impact
Assessment should be sufficient without having to go further
with direct unsound land use implications.
1.4 However, as stated in the opening paragraph, Planware Ltd
supports the aim of promoting healthier living. We
acknowledge that planning can have a role in furthering these
objectives. We would therefore welcome and support any
studies between obesity and their relationship with
development proposals, including examination of how new
development can best support healthier lifestyles. When a
cogent evidence base has been assembled, this can then inform
an any appropriate policy response. This has still not emerged.
1.5 Given the lack of any clear agreement between experts on
the indices of obesity or poor health, analysing the evidence is a
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necessary part of this objection by way of background. This will
all be highlighted in the below text.
2 Contribution of McDonald’s UK to the United Kingdom
2.1 This section of the objection sets out some background
context relating to McDonald’s own business, its contribution to
United Kingdom, and information on the nutritional value and
healthy options of the food that it offers in its restaurants. This
evidence is relevant to understanding the adverse and
unjustified impacts proposed under draft Policy HH1.
Economic and Environmental Benefits
2.2 The first store in the United Kingdom was first opened in
1974 in Woolwich, London. The store is still opened and was
interestingly the 3,000th store across the world.
2.3 With over 36,000 McDonald’s worldwide, it operates in over
100 countries and territories. Approximately 120,000 people
are employed by McDonald’s UK, compared to just over 1
million employees worldwide.
2.4 McDonald’s and its franchisees have become important
members of communities in the United Kingdom: investing in
skills and developing our people, supporting local causes and
getting kids into football.
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2.5 Nationally, the company operates from over 1,300
restaurants in the UK. Over 80% of restaurants are operated as
local businesses by franchisees, that’s around 1,100 franchised
restaurants.
2.6 McDonald’s is one of few global businesses that continues
to anchor itself in high streets and town centres across the
United Kingdom. Not just serving the general public but
creating jobs and seeking to improve the communities around
them.
2.7 All McDonald’s restaurants conduct litter picks covering an
area of at least 100 metres around the site, at least three times
a day, picking up all litter, not just McDonald’s packaging.
2.8 McDonald’s is a founding member of the anti-littering
campaign, Love Where You Live. As part of this, our restaurants
regularly organise local community litter picks. The campaign
has grown and in 2017, 430 events took place across the UK
with around 10,000 volunteers involved. Since the campaign
started, 2,600 events have taken place with around 80,000
volunteers involved.
2.9 McDonald’s restaurants are operated sustainably. For
example, their non-franchised restaurants use 100% renewable
energy, combining wind and solar and use 100% LED lighting
which means we use 50% less energy than fluorescent lighting.
All of their used cooking oil is converted into biodiesel for use
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by delivery lorries. Their entire fleet of lorries runs on biodiesel,
40% of which comes from McDonald’s cooking oil. This creates
over 7,500 tonnes fewer CO2 emissions than ultra-low sulphur
diesel.
2.10 All new McDonald’s restaurants in the United Kingdom are
fully accessible and we are working toward delivering this same
standard for all existing restaurants.
2.11 McDonald’s restaurants provide a safe, warm and brightly
lit space for people, especially those who may feel vulnerable or
threatened waiting for a taxi or outside.
2.12 Many of their toilets are open to all members of the public.
They are one of few night time premises that offer this service
and given the fact restaurants are located in some of the
busiest parts of the country, McDonald’s are helping to keep
the United Kingdom cleaner.
Nutritional Value of Food and Healthy Options
2.13 McDonald’s offers a wide range of different food at its
restaurants.
2.14 Nutritional information is easy to access and made
available online, and at the point of sale on advertising boards,
as well as in tray inserts. Information is given on calorie content
and key nutritional aspects such as salt, fat and sugar content.
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This enables an individual is able to identify and purchase food
items and combinations that fit in with their individualised
calorie or nutritional requirements.
2.15 The menu offer includes a range of lower calorie options,
some of which are set out in the on the next page.
2.16 The restaurants now suggest meal bundles to assist
customers in making informed, healthier choices. McDonald’s
have suggested “favourites” meal bundles, across the breakfast
and main menu that enable the choice of low-calorie options to
be made even more easily. These 3-piece meal combinations
will all be under 400kcals on the breakfast menu, and all under
600kcals on the main menu (with many options under 400kcals
on the main menu also), and all individual items on these menu
bundles with be either green (low) or amber (medium) on the
Food Standards Agency traffic light system for food labelling.
2.17 Examples of low calorie (less than 400kcals) breakfast
options (where no single item is red for FSA) include any
combination of the following:
- Egg & Cheese McMuffin / Egg & cheese snack wrap / bagel
with Philadelphia / porridge; with fruit bag; and a medium black
coffee, or espresso or regular tea or water.
2.18 Examples of low calorie (less than 600kcals) main menu
options (where no single item is red for FSA) are included in the
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table below. Some 90% of our standard menu is under 500
calories.
[The table can be viewed separately in the full copy of the
representation]
2.19 Those specifically wanting a meal low in either fat, salt, or
sugar, can tailor their choices accordingly. Any combination of
menu items sold at McDonald’s can be eaten as part of a calorie
controlled nutritionally balanced diet. Customers alternatively
eat anything from the menu allowing for this within their
overall daily, or weekly nutritional requirements.
Quality of Ingredients and Cooking Methods
2.20 McDonald’s are always transparent about both their
ingredients and their processes and strive to achieve quality.
Their chicken nuggets are made from 100% chicken breast
meat, burgers are made from whole cuts of British and Irish
beef. Coffee is fair trade and their milk is organic. McDonald’s
want their customers to be assured about what they are
consuming. The ‘Good to Know’ section on our website https://www.mcdonalds.com/gb/en-gb/good-to-know/aboutour-food.html - provides a range of information about their
processes and where produce is sourced from.
Menu Improvement and Reformulation
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2.21 McDonald’s is actively and continuously engaged in menu
reformulation to give customers a range of healthier options.
Louise Hickmott, Head of Nutrition, at McDonald’s UK, has
provided a letter giving examples of the steps that have been
taken in recent years. The information is summarised below.
2.22 In recent years McDonald’s has made great efforts to
reduce fat, salt and sugar content across their menu.
- 89% of their core food and drink menu now contains less than
500 kcals.
- Supersize options were removed from their menu in 2004;
- 72% of the Happy Meal menus are classified as not high in fat,
salt or sugar according to the Government’s nutrient profile
model;
- Since October 2015, 50% of the options on the drinks fountain
have been no added sugar (Diet Coke, Coke Zero and Sprite Z);
- Recent years have seen the introduction of new items,
offering more choice that has included porridge, salads, grilled
chicken wraps, carrot sticks, fruit bags including apple and
grape, pineapple sticks, and melon chunks, as well as orange
juice, mineral water and organic semi-skimmed milk;
- Customers can swap fries for fruit bags, carrot sticks or shake
salad on the main menu, or the hashbrown for a fruit bag or
carrot sticks on the breakfast menu, at no additional cost;
- In 2014, McDonald’s introduced “Free Fruit Fridays” resulting
in 3.7 million portions of fruit being handed out. Since then,
discounted fruit is now available with every Happy Meal.
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Fat
2.23 A recent meta-analysis and systematic review of 72 studies
(45 cohort studies and 27 controlled trials) demonstrated that
with the exception of Trans Fatty Acids (TFA), which are
associated with increased coronary disease risk, there was no
evidence to suggest that saturated fat increases the risk of
coronary disease, or that polyunsaturated fats have a cardioprotective effect, which is in contrast to current dietary
recommendations (Chowdrey et al, 2014).
2.24 However, UK guidelines currently remain unchanged; men
should consume no more than 30g of saturated fat per day, and
women no more than 20g per day (NHS Choices, 2013). It
should be remembered that all fats are calorie dense (9kcal/g)
and that eating too much of it will increase the likelihood of
weight gain and therefore obesity, indirectly increasing the risk
of coronary heart disease, among other co-morbidities.
2.25 What have McDonald’s done?
- Reduced the saturated fat content of the cooking oil by 83%;
- Signed up to the Trans Fats pledge as part of the
Government’s “Responsibility Deal”;
- The cooking oil has been formulated to form a blend of
rapeseed and sunflower oils to reduce levels of TFA to the
lowest level possible;
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- They have completely removed hydrogenated fats from the
vegetable oils;
- Reduced the total fat in the milkshakes by 32% per serving
since 2010;
- Organic semi-skimmed milk is used in tea/coffee beverages
and in Happy Meal milk bottles, with lower saturated fat levels
compared with full fat variants.
Sugar
2.26 Dietary carbohydrates include sugars, starches and fibre,
and each has approximately 4kcals/g.
2.27 The Scientific Advisory Commission on Nutrition (SACN)
currently recommends that approximately 50% of total dietary
energy intake should be from carbohydrates (SACN Report,
2015). In 2015 SACN recommended that the dietary reference
value for fibre intake in adults be increased to 30g/day
(proportionally lower in children) and that the average intake of
“free sugars” (what used to be referred to as non-milk extrinsic
sugars) should not exceed 5% of total dietary energy, which was
in keeping with the World Health Organisation (WHO)
recommendations.
2.28 Current average intake of free sugars far exceeds current
recommendations, and excess intake is associated with dental
issues and excess calorie intake which can lead to weight gain
and obesity.
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2.29 Over the last 10 years our reformulation work has resulted
in 787 tonnes less sugar across our menu in 2017 versus 2007.
What have McDonald’s done?
- Reducing the sugar in our promotional buns, this removed 0.6
tonnes of sugar
- Their Sweet Chilli Sauce has been reformulated to reduce
sugar by 14% this equates to 155 tonnes of sugar removed
- Their Festive Dip has removed 4 tonnes of sugar
- Their famous McChicken Sandwich Sauce has reduced in sugar
45%
- Their Tomato Ketchup has reduced in sugar by 20% which
equates to 544 tonnes of sugar removed from the system
- Their Chucky Salsa has reduced in sugar by 28%
- Since 2016 they have reduced the sugar content of Fanta by
54%
- The Toffee Syrup in their Toffee Latte has been reformulated
to remove 20% of the sugar
- McDonald’s have also reformulated their Frozen Strawberry
Lemonade this has led to 8% sugar reduction per drink
Salt
2.30 A number of health-related conditions are caused by, or
exacerbated by, a high salt diet. The strongest evidence links
high salt intake to hypertension, stroke and heart disease,
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although it is also linked with kidney disease, obesity and
stomach cancer (Action on Salt website).
2.31 Salt is often added to food for either taste or as a
preservative, and in small quantities it can be useful. Adults in
the UK are advised not to exceed 6g of salt per day, but the
average intake at a population level is consistently higher than
this.
2.32 Salt does not directly lead to obesity; however, it does lead
to increased thirst, and not everyone drinks water or caloriefree “diet” beverages. If our thirst increases and leads to
increased consumption of calories from extra fluid intake, then
this may lead to increased weight and obesity. 31% of fluid
drunk by 4-18-year-old children is sugary soft drinks (He FJ et al,
2008), which has been shown to be related to childhood obesity
(Ludwig DS et al, 2001).
2.33 What have McDonald’s done?
- The salt content across the UK menu has been reduced by
nearly 35% since 2005;
- Customers can ask for their fries to be unsalted;
- The salt added to a medium portion of fries has been reduced
by 17% since 2003;
- The average Happy Meal now contains 19% less salt than in
2006
- Chicken McNuggets contain 52% less salt than in 2003.
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2.34 The process continues. McDonald’s have recently made
the following changes to further improve their menu
- Making water the default drink in the Happy Meals;
- Making it easier for people to understand the existence of a
wide range of under 400 and 600 calorie meal options that are
available.
Third Party Opinions of McDonald’s
2.35 McDonald’s regularly receive supportive comments from
independent third parties.
2.36 Professor Chris Elliott, of the Department for Environment,
Food & Rural Affairs’ independent Elliott Review into the
integrity and assurance of food supply networks: interim report,
December 2013:
“Each supply chain is unique, showing that there is no single
approach to assuring supply chain integrity. The review has
seen many examples of good industry practice that give cause
for optimism. There is not space within this final report to
reference all the good industry practices but those that have
stood out include McDonald’s and Morrisons.”
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2.37 Jamie Oliver, the TV chef, food writer and campaigner
speaking in January 2016 at the Andre Simon Food & Drink
Book Awards to the Press Association:
“Everyone always liked to poke at McDonald's. McDonald's has
been doing more than most mid and small-sized businesses for
the last 10 years. Fact. But no one wants to talk about it. And I
don't work for them. I'm just saying they've been doing it 100% organic milk, free range eggs, looking at their British and
Irish beef.”
2.38 Raymond Blanc, the TV chef and food writer, speaking in
2014, after having presented McDonald’s UK with the
Sustainable Restaurant Association’s Sustainability Hero award:
“I was amazed. All their eggs are free-range; all their pork is
free-range; all their beef is free-range.
“[They show that] the fast-food business could change for the
better. They’re supporting thousands of British farms and
saving energy and waste by doing so.
“I was as excited as if you had told me there were 20 new
three-star Michelin restaurants in London or Manchester.”
2.39 Marco Pierre White, TV chef and food writer, speaking in
2007:
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“McDonald's offers better food than most restaurants and the
general criticism of the company is very unfair.
"Their eggs are free range and the beef is from Ireland, but you
never hear about that. You have to look at whether restaurants
offer value for money, and they offer excellent value.”
These comments below represent independent opinions
Supporting Active and Healthy Lifestyles among Employees and
Local Communities
2.40 McDonald’s is focused on its people and is proud to have
been recognised for being a great employer. For example:
Great Place to Work 2017 ‘Best Workplaces’ – McDonald’s are
ranked 4th on the Great Place to Work 2017 ‘Best Workplaces’
list (large organisation). This is our 11th year on the list.
- The Sunday Times Best Company to Work for List 2017 - we
have made The Sunday Times 30 Best Big Companies to Work
for list for the seventh consecutive year, achieving 6th position.
- Workingmums.co.uk Employer Awards 2017- Innovation in
Flexible Working - in November 2017, we were awarded the
Top Employer for Innovation in Flexible Working by
workingmums.co.uk. The judges specifically recognised our
approach to Guaranteed Hours contracts.
- The Times Top 100 Graduate Employers - the Times Top 100
Graduate Employers is the definitive annual guide to Britain’s
most sought after employers of graduates.
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- Investors in People Gold - Investors in People accreditation
means we join a community of over 15,000 organisations across
75 countries worldwide and it is recognised as the sign of a
great employer.
- School leavers Top 100 Employees - McDonald's UK has been
certified as one of Britain’s most popular employers for school
leavers in 2017, for the third consecutive year. An award voted
for by 15-18 year olds in the UK.
2.41 In April 2017, McDonald’s began to offer employees the
choice between flexible or fixed contracts with minimum
guaranteed hours. This followed trials in 23 restaurants across
the country in a combination of company owned and franchised
restaurants. All of their employees have been offered this
choice and around 80% have selected to stay on flexible
contracts.
2.42 Over the past 15 years, McDonald’s has been proud
partners with the four UK football associations: The English
Football Association; The Scottish Football Association; The
Football Association of Wales; and The Irish Football
Association.
2.43 This partnership has seen them support over one million
players and volunteers. In London since 2014, more than 1,000
people have attended their Community Football Days and have
distributed 3,328 kits to accredited teams in the Capital. Of the
171 McDonald’s restaurants within the M25, approximately 88
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are twinned and actively supporting a local football club. This
serves as an example of the company’s willingness to confront
the obesity crisis by a multitude of different approaches.
2.44 McDonald’s do this work because increasing standards will
ultimately create a better experience for young footballers,
leading to increased participation and retention of children and
young people in sport.
2.45 Their Community Football programme helps to increase
participation at all levels. McDonald’s remain absolutely
committed to it and are in the final stages of planning a new
programme for future years.
Marketing
2.46 As a business, McDonald’s are committed to ensuring their
marketing will continue to be responsible and will be used as a
positive influence to help our customers make more informed
choices.
2.47 McDonald’s recognise that marketing has a part to play in
influencing customers’ choices. They comply, and go beyond,
the UK’s stringent regulations on marketing to children and use
their marketing to help families understand more about the
range of food options they have to offer.
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2.48 McDonald’s never market products classified as high in fat,
salt or sugar to children in any media channel, at any time of
the day. They are committed to ensuring that marketing is
always responsible as well as informative, and that it reinforces
positive food messages.
2.49 In addition, they go beyond the regulations in a lot of
cases. For example, when advertising a Happy Meal, they only
ever do so with items such as carrot sticks, a fruit bag, milk or
water to ensure McDonald’s are not marketing HFSS food to
children. This has been done voluntarily since 2007.
Summary
2.50 In the light of the above it is clear that McDonald’s
restaurants offer the district considerable and substantial
economic benefits, are supportive of active and healthy
lifestyles. They also enable customers to make informed,
healthy decisions from the wide-ranging menu options
available. It is important that this is acknowledged, given the
assumption in proposed Policy HH1, that all A5 uses should face
restrictions based on the location of schools and youth facilities.
Given the policy aim – which McDonald’s supports – of
promoting healthier lifestyles and tackling obesity, other
alternatives would be more effective than allowing blanket
bans in school areas, which in turn will have negative land use
consequences.
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2.51 Based on the Salford Hot Food Takeaway SPD it is assumed
this would reinforce a 400m exclusion zone.
2.52 We turn now to the main points of the objection.
3 The 400m Exclusion Zone is Inconsistent with National Policy
Introduction
3.1 This section of the objection considers the proposed policy
against national policy. The lack of evidence to support the
policy is also discussed in the next section.
3.2 National policy contains no support for a policy approach
containing a blanket ban or exclusion zone for A5 (or indeed
any other) uses.
3.3 Planware Ltd feel that restricting hot food takeaways near
schools or youth facilites is in direct conflict with the framework
as the approach is not positive, justified, effective or consistent.
These points are further explained in this objection.
Practical Impacts
3.4 As outlined in point 2.51 it is assumed that the policy
wording would be read alongside the SPD. The practical impacts
on a 400m exclusion zone around schools and youth facilities
would have unacceptable negative land use consequences.
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3.5 Consideration should be given to school rules in terms of
allowing children outside of the school grounds at lunch times.
This is overly restrictive on secondary schools and colleges,
where a some of pupils will be legally classed as an adult.
Additionally, some college and sixth form pupils will have access
to a car, making such a restriction unsound.
3.6 No consideration is given to how the restriction is
measured. Guidance should be provided as to whether this is a
straight line or walking distance, as this can vary greatly.
3.7 The Framework does not support the use of planning as a
tool to limit people’s dietary choices. In addition to this, other A
class uses can provide unhealthy products, therefore, there is
limited justification for the proposed Policy HH1 to focus upon
hot food takeaways (A5) in terms of health.
Conflict with National Policy
3.8 The local policy team do not appear to have fully assessed
the potential impact of the policy. It essentially creates a
moratorium against A5 uses leaving limited reasonable space
for them to locate.
3.9 Restricting the location of new A5 proposals is not a positive
approach to planning, thus failing to comply with the
Framework.
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3.10 The suggested restriction within proposed Policy HH1,
takes an ambiguous view of A5 uses in relation to the proximity
to schools and youth facilities. The policy would apply an overgeneric approach to restrict A5 development with little sound
planning reasoning or planning justification. This is contrary to
paragraph 11 of the Framework that advises authorities to
positively seek opportunities to meet development needs of
their area.
3.11 Thus, is consistent with paragraph 80-81 of the
Framework.
3.12 Para 80 states:
Planning policies and decisions should help create the
conditions in which businesses can invest, expand and adapt.
Significant weight should be placed on the need to support
economic growth and productivity, taking into account both
local business needs and wider opportunities for development.
The approach taken should allow each area to build on its
strengths, counter any weaknesses and address the challenges
of the future.”
3.13 Para 81 states:
Planning policies should:
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“a) set out a clear economic vision and strategy which positively
and proactively encourages sustainable economic growth,
having regard to Local Industrial Strategies and other local
policies for economic development and regeneration;
b) set criteria, or identify strategic sites, for local and inward
investment to match the strategy and to meet anticipated
needs over the plan period;
c) seek to address potential barriers to investment, such as
inadequate infrastructure, services or housing, or a poor
environment; and
d) be flexible enough to accommodate needs not anticipated in
the plan, allow for new and flexible working practices (such as
live-work accommodation), and to enable a rapid response to
changes in economic circumstances.”
3.14 As explained in this objection, there is a lack of evidence to
demonstrate the link between fast food, school proximity and
obesity. The need for evidence is emphasised in paragraph 31
of the Framework that states that each local plan should be
based on adequate, up-to-date and relevant evidence. Neither
the policy nor the supporting text address this point.
3.15 Policy needs to be based on evidence and the lack of
evidence should highlight a red flag concerning the draft policy.
3.16 The policy is likely to be damaging to the district’s
economy due to the fact that it is restricting hot food
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takeaways to an unprecedented level without regard to the
local area or the economy.
3.17 The Framework cannot be interpreted to provide generic
restrictions on a particular use class. There is no basis for such a
blanket ban approach in the Framework or Planning Practice
Guidance. In fact, the Planning Practice Guidance emphasises
that planning authorities should look at the specifics of a
particular proposal and seek to promote opportunity rather
than impose blanket restrictions on particular kinds of
development. In the section on “Health and Wellbeing”:
3.18 Paragraph: 002 (Reference ID: 53-002-20140306) states
that in making plans local planning authorities should ensure
that:
“opportunities for healthy lifestyles have been considered (eg.
planning for an environment that supports people of all ages in
making healthy choices, helps to promote active travel and
physical activity, and promotes access to healthier food, high
quality open spaces, green infrastructure and opportunities for
play, sport and recreation);”
3.19 Paragraph: 006 (Reference ID: 53-006-20170728) says that
a range of criteria should be considered, including not just
proximity to schools but also wider impacts. It does not support
a blanket exclusion zone. Importantly, the criteria listed are
introduced by the earlier text which states:
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3.19 The above guidance serves to emphasise why it is
important to look at particular proposals as a whole, rather
than adopting a blunt approach that treats all proposals that
include an A5 use as being identical.
4 The Policy is Inconsistent, Discriminatory and
Disproportionate
4.1 The policy aims to address healthy living but instead simply
restricts new development that comprises an element of A5
use. Yet A1 retail outlets and A3 food and drink uses can also
sell food that is high in calories, fat, salt and sugar, and low in
fibre, fruit and vegetables, and hot food from an A3 unit can be
delivered to a wide range of locations, including schools. This
means that the policy takes an inconsistent approach towards
new development that sells food and discriminates against
operations with an A5 use. It also means that the policy has a
disproportionate effect on operations with an A5 use.
4.2 The test of soundness requires that the policy approach is
“justified”, which in turn means that it should be the most
appropriate strategy when considered against the reasonable
alternatives and based on proportionate evidence (paragraph
35 of the Framework).
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4.3 Given the objectives of the policy, it ought to apply equally
to all relevant food retailers. It is unclear how the policy would
be implemented and work in a real life scenario.
4.4 The table below shows the kind of high calorie, low
nutritional value food that can be purchased from a typical A1
high street retailer at relatively low cost. It is contrasted with
the kind of purchase that could be made at a McDonald’s. The
evidence provided at Appendix 1 confirms that 70% of
purchases by students in the school fringe are purchased in
non-A5 shop [Footnote 1 - The School Fringe: What Pupils Buy
and Eat From Shops Surrounding Secondary Schools, July 2008,
Sarah Sinclair and Professor J T Winkler, Nutrition Policy Unit of
London Metropolitan University].
[The table can be viewed separately in the full copy of the
representation]
4.5 If the policy is to be based on Use Classes, then the
proposed policy should place restrictions on other use classes in
addition to class A5. In fact, by restricting A5 uses only, the
policy would encourage food purchases at other locations and
allows for the overarching objectives to be compromised.
4.6 Finally, it is important that for the majority of days in the
year (weekends and school holidays combined) schools are not
open at all. Research by Professor Peter Dolton of Royal
Holloway College states that “At least 50% of the
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days in a year kids don’t go to school if we count weekends and
holidays and absence. They are only there for 6 hours and all
but 1 are lessons. So only around 2-3% of the time can
[children] get fast food at school.” [Footnote 2 - Peter Dolton,
Royal Holloway College, University of London & Centre for
Economic Performance, London School of Economics,
Childhood Obesity in the UK: Is Fast Food a Factor?
http://www.made.org.uk/images/uploads/2_Prof_P_Dolton_pr
esentation.ppt]
4.7 For the minority of the year when schools are open, it is
important to recognise that many schools have rules preventing
children from leaving the school grounds during the school day,
and in any event proximity to schools has no conceivable
relevance outside of the particular times when children are
travelling to or from school in circumstances where their route
takes them past the development proposal.
4.8 The policy fails to acknowledge that the opportunity for
children to access A5 development, as part of a school day, is
extremely limited. The complete ban is wholly disproportionate
to the circumstances when the concern underlying the policy
might become a more prominent matter. Only limited
purchases of food are made at A5 restaurants on journeys to
and from school. Further details are set out in Appendix 2.
5 The Policy is not Justified because of a Lack of an Evidence
Base
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5.1 The test of soundness requires policy to be evidence based.
There is no evidence of any causal link between the presence of
A5 uses and schools and youth facilities. Also, with no basis to
indicate over-concentrated areas gives rise to obesity or poor
health outcomes, justification is evidently incomplete. In fact,
the studies that have considered whether such a causal
connection exists [between proximity of a hot food takeaway
and poor health outcomes], have found none.
5.2 Public Health England (PHE), which is part of the
Department of Health and Social Case, expressly accept that the
argument for the value of restricting the growth in fast food
outlets is only “theoretical” based on the “unavoidable lack of
evidence that can demonstrate a causal link between actions
and outcomes.” [Footnote 3 - Public Health England & LGA,
Healthy people, healthy places briefing: Obesity and the
environment: regulating the growth of fast food outlets, page 5,
November 2013]
5.3 A systematic review of the existing evidence base by Oxford
University (December 2013), funded by the NHS and the British
Heart Foundation ‘did not find strong evidence at this time to
justify policies related to regulating the food environments
around schools.’ It instead highlighted the need to ‘develop a
higher quality evidence base’. [Footnote 4 - Williams, P
Scarborough, A Matthews, G Cowburn, C Foster, N Roberts and
M Rayner, Nuffield Department of Population Health, University
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of Oxford, page 13, 11th December 2013. A systematic review
of the influence of the retail food environment around schools
on obesity-related outcomes.]
5.4 The range of US and UK studies used to support many
beliefs about obesity, including the belief that the availability of
fast food outlets increased obesity, was comprehensively
reviewed in papers co-written by 19 leading scientists in the
field of nutrition, public health, obesity and medicine. Their
paper “Weighing the Evidence of Common Beliefs in Obesity
Research” (published in the Critical Review of Food, Science and
Nutrition (Crit Rev Food Sci Nutr. 2015 December 6; 55(14)
2014-2053) found that the current scientific evidence did not
support the contention that the lack of fresh food outlets or the
increased number of takeaway outlets caused increase obesity
(see pp16-17 of the report).
5.5 There appears to have been no critical assessment of
whether the underlying evidence supports the proposed policy
approach.
5.6 In this context, it is important to consider the evidence from
the Borough of Waltham Forest, which introduced a school
proximity policy in 2008 – about a decade ago. Over that
period, the Public Health England data for the borough shows
that there has been no discernible impact on childhood obesity
rates – with these worsening in recent years. The borough’s
Health Profile for 2017 records childhood obesity (year 6) at
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26.1% up from 20.3% in 2012, the year London hosted the
Olympic Games.
5.7 While it is accepted that the causes of obesity are complex,
it is clear that the school exclusion zone policy had no
discernible effect in Waltham Forest. More research and
investigation is needed before such a policy approach can be
justified by evidence.
6 Similar Policies Have Been Found Unsound When Promoted in
Other Plans
6.1 The lack of evidence between proximity of takeaways to
local schools and its impact on obesity has been confirmed in a
number of planning decisions.
6.2 In South Ribble the Planning Inspectorate raised concerns
about a 400m school proximity restriction on fast food, stating
‘the evidence base does not adequately justify the need for
such a policy’, and due to the lack of information, it is
impossible to ‘assess their likely impact on the town, district or
local centres’.[Footnote 5 - Letter to South Ribble Borough
Council, 29th April 2013, from Susan Heywood, Senior Housing
& Planning Inspector, The Planning Inspectorate.]
6.3 Similarly, research by Brighton & Hove concluded that ‘the
greatest influence over whether students choose to access
unhealthy food is the policy of the individual schools regarding
319

Participation
at hearing
sessions

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

allowing students to leave school premises during the
day’.[Footnote 6 - Brighton & Hove City Council & NHS Sussex,
Hot-food takeaways near schools; An impact study on
takeaways near secondary schools in Brighton and Hove, page
30, September 2011]
6.4 The recent Inspectors response to the London Borough of
Croydon (January 2018) regarding a similar prohibition on A5
uses, (where a similar campaign to persuade takeaway
proprietors to adopt healthy food options existed) confirmed
that the councils own ‘healthy’ plans would be stymied by the
proposed policy, as would purveyors of less healthy food. The
policy failed to distinguish between healthy and unhealthy
takeaway food, and “confounds its own efforts to improve
healthiness of the food provided by takeaway outlets” and
failed to “address the demand for the provision of convenience
food”. The Inspector concluded that because the reasons for
the policy do not withstand scrutiny, they must be regarded as
unsound.
6.5 The inspector at Nottingham City Council stated “There is
insufficient evidence to support the link between childhood
obesity and the concentration or siting of A3, A4 and A5 uses
within 400m of a secondary school to justify the criterion of
policy LS1 that proposals for A3, A4 and A5 uses will not be
supported outside established centres if they are located within
400m of a secondary school unless it can be clearly
demonstrated that the proposal will not have a negative impact
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on health and well-being the criterion and justification should
therefore be deleted/amended”.
6.6 The inspector at Rotherham stated “Policy SP25 sets out
various criteria against which proposals for hot food takeaways
will be assessed. One of the criteria is designed to prevent hot
food takeaways within 800 metres of a primary school,
secondary school or college when the proposed site is outside a
defined town, district or local centres. Having carefully
considered the material before me and the discussion at the
Hearing I do not consider there is sufficient local evidence to
demonstrate a causal link between the proximity of hot food
takeaways to schools and colleges and levels of childhood
obesity. Although I accept that levels of childhood obesity need
to be tackled by both local and national initiatives I do not
consider there are sufficient grounds at the present time to
include this particular aspect of land use policy in the RSPP”.
6.7 In Guildford, the inspector stated “Finally, the submitted
Plan contains a requirement common to Policy E7 Guildford
town centre, E8 District Centres and E9 Local Centres and
isolated retail units that resists proposals for new hot food
takeaways within 500 metres of schools. However, the evidence
indicates that childhood obesity in Guildford is lower than the
average for England. Childhood obesity may be a product of a
number of factors, not necessarily attributable to takeaway
food; takeaways often sell salads as well as nutritious foods; not
all kinds of takeaway food are bought by children; children have
321

Participation
at hearing
sessions

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

traditionally resorted to shops selling sweets and fizzy drinks,
which would be untouched by the policy; and the policy would
have no bearing on the many existing takeaways. In this context
there is no evidence that the requirement would be effective in
safeguarding or improving childhood health. It would be an
inappropriate interference in the market without any
supporting evidence and would therefore be unsound”.
6.8 The proposed approach is in direct conflict with the
Framework. As mentioned in the above text, there is enough
reputable information to demonstrate a current evidence base
that fails to demonstrate the link between fast food and school
proximity.
7 Alternative Approaches
7.1 Planware Ltd considers there is no sound justification for
the restriction of hot food takeaways with schools and youth
facilities.
7.2 Planware Ltd would welcome and support proposals for a
wider study of the causes of obesity and their relationship with
development proposals, including examination of how new
development can best support healthy lifestyles and the
tackling of obesity. When a cogent evidence base has been
assembled, this can then inform an appropriate policy
response. That time has not yet been reached.
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7.3 It is considered until such a time has been reached, the final
part of the policy should be removed.
8 Conclusion
8.1 McDonald’s supports the policy objective of promoting
healthier lifestyles and tackling obesity. It does not consider
that the proposed Policy HH1 is a sound way of achieving those
objectives. The underlying assumption in the policy is that all A5
uses (and any restaurants with an element of A5 use) are
inherently harmful to health. In fact, this is not supported by
evidence. McDonald’s own business is an example of a
restaurant operation which includes A5 use but which offers
healthy meal options, transparent nutritional information to
allow healthy choices, and quality food and food preparation.
The business itself supports healthy life styles through the
support given to its staff and support given to football in the
communities which the restaurants serve.
8.2 In addition, the policy fails to acknowledge the wider
benefits that restaurants can have, including benefits relevant
to community health and wellbeing. McDonald’s own business
is an example of a restaurant operation that supports
sustainable development through the use of renewable energy,
the promotion of recycling, the use of energy and water saving
devices. The economic benefits of its restaurants in supporting
town centres and providing employment opportunities and
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training are substantial, and important given that improved
economic circumstances can support improved health.
8.3 The policy fails to acknowledge that food choices which are
high in calories and low in nutritional value are made at
premises trading with A1 and A3 consents and can be delivered
from the latter. The policy makes no attempt to control these
uses.
8.4 For the reasons given in this objection the proposed policy
is very clearly inconsistent with government policy on positive
planning, on supporting economic development and the needs
of businesses, on supporting town centres, and on the
sequential approach. There is no justification in national policy
for such restrictions to be applied to A5 uses. The effect of the
policy had it existed in the past would have been to exclude
restaurants such as McDonald’s from major commercial and
tourist areas.
8.5 For the reasons given in this objection the proposed policy
lacks a credible evidence base, and similar policies have been
found to be unsound by inspectors who have examined other
plans. In the one London Borough that has had a similar policy,
concerning a school exclusion zone, for around a decade (LB
Waltham Forest). It has had no discernible effect on obesity
levels, which have in fact increased since its introduction.
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8.6 Given the overall objective of improving lifestyles and
lowering obesity levels, restrictive policy regarding A5
development is a narrow-sighted approach. There is no
mention of other possible reasons behind the national high
levels of obesity. To discriminate against hot food takeaways
alone is worrying and using the planning system to influence
people’s daily lifestyle choices is not acceptable.
Appendix 1 – Food in the School Fringe Tends to be Purchased
in Non-A5 Properties
1. Research by Professor Jack Winkler (London Metropolitan
University) into the ‘school fringe’ – found just 3/10 purchases
by students in a 400m school fringe were made in A5
properties.[Footnote 7 - The School Fringe: What Pupils Buy and
Eat From Shops Surrounding Secondary Schools, July 2008,
Sarah Sinclair and Professor J T Winkler, Nutrition Policy Unit of
London Metropolitan University]
2. 70% of purchases in the school fringe were made in non-fast
food outlets, and the same research concluded ‘the most
popular shop near Urban was the supermarket, with more visits
than all takeaways put together’.
3. Professor Winkler’s findings are not an isolated case. A report
by Public Health England and the LGA states that fast food
school proximity restrictions do ‘not address sweets and other
high-calorie food that children can buy in shops near schools.’
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[Public Health England & LGA, Healthy people, healthy places
briefing: Obesity and the environment: regulating the growth of
fast food outlets, page 5, November 2013]
4. Research by Brighton and Hove found that ‘Newsagents were
the most popular premises [in the school fringe], with more
pupils visiting newsagents than any A5 premises’.[Footnote 9 Brighton & Hove City Council & NHS Sussex, Hot-food
takeaways near schools; An impact study on takeaways near
secondary schools in Brighton and Hove, page 28, September
2011]
5. Likewise, research for the Food Standards Agency on
purchasing habits in Scotland found that ‘Supermarkets were
the place that children reported they most frequently bought
food or drinks from at lunchtime’.[Footnote 10 - Jennie
Macdiarmid et al. Food Standards Agency. Survey of Diet
Among Children in Scotland (2010) http://www.esds.ac.uk/doc/7200/mrdoc/pdf/7200_final_repor
t_part_2.pdf]
6. Indeed, there are several more researchers who have found
no evidence to support the hypothesis that less exposure to fast
food, or better access to supermarkets are related to higher
diet quality or lower BMI in children. [Footnote 11 - Forsyth, A.,
et al., Do adolescents who live or go to school near fast-food
restaurants eat more frequently from fast-food restaurants?
Health and Place,, 2012. 18(6): p. 1261-9; Footnote 12 - An, R.
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and R. Sturm, School and residential neighborhood food
environment and diet among California youth. American
Journal of Preventative Medicine, 2012. 42(2): p. 129-35;
Footnote 13 - Timperio, A.F., et al., Children's takeaway and
fast-food intakes: associations with the neighbourhood food
environment. Public Health Nutrition,, 2009. 12(10): p. 1960-4.]
Appendix 2 – Food Purchases made on School Journeys
Only a limited number of journeys to and from school involve a
purchase at a food outlet.
1. This has been confirmed in research by the Children’s Food
Trust, which found that only 8% of all journeys to and from
school included a purchasing visit to a food outlet.[Footnote 14
- Children’s Food Trust – November 2011, page 1
http://www.childrensfoodtrust.org.uk/assets/researchreports/journey_to_school_final_findings.pdf]
[The table can be viewed separately in the full copy of the
representation]
2. Of the food purchases made on school journeys,
confectionary was the most popular item sold – which
McDonald’s does not offer on its menu.
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3. Likewise, research by Ashelsha Datar concluded that children
‘may not purchase significant amounts of junk food in school’ –
partly due to ‘fewer discretionary resources to purchase
them’.[Footnote 15 - Ashelsha Datar & Nancy Nicosia, Junk
Food in Schools and Childhood Obesity, page 12, May 2013]
4. Indeed, even where purchases were made, ‘children may not
change their overall consumption of junk food because junk
food purchased in school simply substitutes for junk food
brought from home.’
5. Similarly, research by Fleischhacker highlighted the need for
future school-based studies to ‘gather information on whether
or not the students attending the studied schools actually eat at
the restaurants near their schools.’[Footnote 16 - S
Fleischhacker et al. A systematic review of fast food access
studies, page 9, 17th December 2009]
6. This was also highlighted in the systematic review by Oxford
University, which states ‘future work should also incorporate a
child’s usual mode of travel to and from school into decisions
about appropriate buffer distances.’ The review added that age
should also be taken into consideration, as this can impact on
travel time and the availability of pocket change.[Footnote 17 J Williams, P Scarborough, A Matthews, G Cowburn, C Foster, N
Roberts and M Rayner, Nuffield Department of Population
Health, University of Oxford, page 13-14, 11th December 2013.
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Participation
at hearing
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Delete the last paragraph of
draft Policy HH1

Yes - I wish
to
participate in
hearing
session(s)

A systematic review of the influence of the retail food
environment around schools on obesity-related outcomes.]
General comments:
N/A

Kentucky Fried
Chicken
Respondent ref:
A2013
Representation
ref: 2119

Chapter 14:
HH1 Development
and health

Is legally
compliant?:
Yes
Is sound?:
No
Complies with the
duty to cooperate?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:
POSITIVELY PREPARED: No assessment has been made of how
many hot food takeaways (HFTs) (a) are needed to serve the
Borough in retail or nutritional terms, (b) might be refused due
to the policy (via the SPD), (c) how many might be in
sequentially-preferred locations or (d) what the social,
economic or environmental impacts of that might be, so it is
impossible to balance these with any supposed health benefits.
JUSTIFIED: The only evidence provided specific to the effect of
proximity comprises references in the HFT SPD to studies that
actually found that children allowed to leave the school site
mostly purchased food in shops, not HFTs. We agree with
planned concentration controls for all retail uses in centres or
across non-centre geographies based on research in retail and
health studies, but evidence for proximity controls is weak and
conflicting. The Marmot Review (Marmot, 2010, p 132) is clear
studies that show association should be approached with
caution as they do not show causality. Later evidence reviews
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(Williams, J et al, 2014) did not find evidence to justify policies
based on proximity to schools.
EFFECTIVE: Food for immediate consumption is available in
restaurants or bakeries in Class A3 or A1, not just HFTs. Recent
research (Robinson et al, 2018) shows that high calorie content
is a general problem, so working with all food and drink
operators on this is likely to be effective, but singling out HFTs is
not. Failing to differentiate operators that offer healthier
options and portion sizes and reduce energy density, fat, salt or
sugar provides no incentive to adopt good practice.
CONSISTENT: The NPPF seeks to enable healthier lifestyles by
improving accessibility (particularly on foot) to all services, not
restricting it. The PPG allows controls on specific uses to limit
proliferation in the interests of health, but only in areas of
proliferation, over-concentration and high obesity. No evidence
of all three is provided in this case.
General comments:
N/a
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Participation
at hearing
sessions

Is legally
compliant?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:

Provide sufficient details to
explain how the developer
would assess whether it
must provide health care
facilities. In particular, what
scale of demand would
trigger a need for provision
and how would this be
assessed? The policy states
‘additional demand’, but
how would this be
measured? Additional
information should be
included within the policy or
explanatory text.

Yes - I wish
to
participate in
hearing
session(s)

Is sound?:
No
Complies with the
duty to cooperate?:
Yes

Summary [as set out in the Executive Summary to Peel's
comments]
The policy should be amended to be clear how the need for
health care facilities will be calculated. There should not be a
default assumption that contributions towards new provision
are justified, rather the need should be considered on a caseby-case basis having regard to existing facilities in the area and
their level of utilisation.
Main comments [Support with modifications]
7.46 Policy HH3 requires new developments that would
generate a significant additional demand for primary health
care, including all those involving 300 or more dwellings, to
incorporate appropriate primary health care facilities, unless
satisfactory provision can be made elsewhere within the local
area.
7.47 However, the policy does not yet provide sufficient details
to explain how the developer would assess whether it must
provide health care facilities. In particular, what scale of
demand would trigger a need for provision and how would this
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Participation
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N/A

Not specified

be assessed? The policy states ‘additional demand’, but how
would this be measured?
7.48 Additional information should be included within the
policy or explanatory text.
General comments:

M Halpern
Respondent ref:
A1965
Representation
ref: 1870

Chapter 14:
HH2 Provision of
health and
social care
facilities

Is legally
compliant?:
Not specified

14.7

Complies with the
duty to cooperate?:
Not specified

Is sound?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
14.7
This paragraph seems to encourage small and sole-practitioner
GP practices to merge into larger units.
There are many health-related issues, when the patient is an
orthodox Jewish patient that require specific training and
expertise. There are relatively few small and sole-practitioner
GP practices in orthodox Jewish areas and it is extremely
important for those to be encouraged to remain so, rather than
merging into larger practices.
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Sport England
Respondent ref:
A0403

Chapter 15
Accessibility general
comments

Representation
ref: 2356

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

N/A

Not specified

There should be a caveat to this paragraph, that there are
exceptions to the rule. It is not always desirable to merge into
larger practices.

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Late rep submitted on the 23 April as correction to initial
comments provided on the 20 March 2020
Chapter 16 Accessibility – Sport England acknowledge your
feedback in respect of these comments and our request for
specific references to GM Moving (2016-2021). Sport England
understands that this is because this would lie beyond the likely
progress on the Local Plan 2019-2037; but also that the
concepts of this are already included in various policies in the
Local Plan.
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Representation
ref: 2210

Chapter 15
Accessibility general
comments

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/a

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/a
General comments:
Highways England has been appointed by the Secretary of State
for Transport as a strategic highway company under the
provisions of the Infrastructure Act 2015. Highways England is
responsible for operating, maintaining and improving the
Strategic Road Network (SRN) in England, in accordance with
the Licence issued by the Secretary of State for Transport (April
2015) and Government policies and objectives.
Highways England’s approach to engaging with the planning
system is governed by the advice and guidance set out in: The
Strategic Road Network Planning for the Future - A guide to
working with Highways England on planning matters (2015).
Our response to the Salford Local Plan is written in the context
of statutory responsibilities as set out in Highways England’s
Licence, and in the light of Government policy and regulation,
including the:
• National Planning Policy Framework (NPPF);
• Town and Country Planning Development Management
(Procedure) Order (England) 2015 (DMPO); and
334

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
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Comments

Modifications neccessary

• DfT Circular 02/2013 The Strategic Road Network and the
delivery of sustainable development (‘the Circular’).
As a statutory consultee in the planning system, Highways
England has a regulatory duty to co-operate. Consequently,
Highways England are obliged to give consideration to all
proposals received and to provide appropriate, timely and
substantive responses.
Highways England’s desire to be a proactive planning partner
goes beyond this statutory role, but follows the spirit of the
Licence which stipulates that Highways England should:
“Support local and national economic growth and
regeneration”
Highways England encourages all parties promoting and
preparing Plans that may have an impact on the SRN to engage
with it as early as possible, to enable collaborative working and
to deliver positive outcomes as quickly as possible.
Highways England are committed to working with local
authorities and plan-making bodies prior to and between
formal consultation periods to contribute to the thinking, and
support the analysis of options and development of strong
plans and proposals that take full account of highways issues.
I attach for your information a copy of Highways England’s full
review of the Publication Salford Local Plan, undertaken on our
behalf by our consultants WSP. The review makes a number of
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Highways
England
Respondent ref:
A0643

Chapter 15
Accessibility general
comments

Representation
ref: 2211

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

N/a

Not specified

comments regarding policies and allocations that may have
relevance on the operation of the SRN, which will go into
further detail about the issues listed below. The key conclusion
is that insufficient evidence has been provided at this stage to
enable us to determine what the impact to the SRN may be at
an individual site allocation level, or on a cumulative basis.
Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
N/a
General comments:
During the previous consultation we raised concerns that there
was a lack of transport evidence within the Local Plan
documents to enable us to reach a definitive conclusion about
the levels of intervention necessary to allow allocations to
come forward. Our concerns do not appear to have been
addressed. Without a thorough assessment of infrastructure
requirements as part of the Local Plan process, there is a
significant risk that the SRN will be unable to cope with the
additional demand.
It is stated that updates have been made to the Local Plan
evidence base following the consultation of the Draft Local
Plan, however these updates do not include the publication of
any transport evidence. It is however stated that:
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Comments
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Policy A1 requires that development is phased with the
provision of sufficient transport infrastructure and the specific
requirements will generally be determined through a transport
assessment at the planning application stage.
Comments also suggest that there will be no specific transport
evidence produced to support the Local Plan, but there will
instead be a reliance on the work being undertaken to support
the GMSF and the Highways England North West Quadrant
Study. It is not sufficient to rely on the outcomes of ongoing or
future studies in lieu of undertaking specific analysis of the
direct impact of the Local Plan, as there is no guarantee that
any funding will be in place for any of the interventions
identified. It is also important to note that Highways England’s
policy advice states:
Capacity enhancements and the infrastructure required to
deliver strategic growth should be identified at the local plan
stage. In this way options for road capacity enhancement or
other transport infrastructure to support strategic development
sites can be considered long before the planning application
stage.
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Representation
ref: 2213

Highways
England
Respondent ref:
A0643
Representation
ref: 2216

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/a

Not specified

N/a

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Chapter 15
Accessibility general
comments

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/a
General comments:
The accessibility chapter makes reference to the SRN in regard
to its existing condition, but it does not specifically state
whether future infrastructure improvements are likely to be
required.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/a
General comments:
Under this chapter, the Council seeks to create a fairer Salford
by:

Improving access for everyone to employment, retail
and leisure opportunities within and around Salford

Providing increased opportunities for walking and
cycling, thereby helping to support healthier lifestyles and
reduce the cost of travel

Increase the proportion of trips that can be made by
public transport, to increase inclusivity (especially for the 27%
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Highways
England
Respondent ref:
A0643
Representation
ref: 2217

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

N/a

Not specified

of Salford households that do not have access to a car) and
reduce reliance on the private car

Minimising the negative impacts of car use on quality of
life
The chapter recognises that the Borough is well served by road,
rail, water and air infrastructure which are already under
significant pressure with “some parts of the motorway network
are amongst the busiest and most congested in the country.”

Chapter 15
Accessibility general
comments

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

The accessibility chapter makes reference to the SRN in regard
to its existing condition but does not specifically state whether
future infrastructure improvements are likely to be required. As
quoted above, the chapter recognises the maturity of the
motorway network within the Borough and it would be
expected for the evidence base to show the extent of these
issues and what additional infrastructure is required to support
the level of proposed growth.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/a
General comments:
The chapter outlines its policies within an emphasis on the
following themes:


A1 – Supporting sustainable transport;
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Legal compliance /
soundness/ duty to
cooperate

Comments







Chapter 15
Accessibility general
comments

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Modifications neccessary

Participation
at hearing
sessions

N/a

Not specified

A2 – Transport hierarchy and sustainable streets;
A3 – Walking and Cycling;
A4 – Transport;
A5 – Sustainable movement of freight;
A6 – Highway Network;

It is noted that the policies, in contrast to the previous
consultation review in 2019, have shifted more-towards public
transport and active travel which is an approach that is
supported by Highways England as it has the potential to
reduce highway traffic impacts associated with development.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/a
General comments:
The perceived lack of progress relating to the transport
evidence base for the Borough is of concern from the
perspective of Highways England, particularly in light of the
emerging GMSF and a possibility that the work being
undertaken by TfGM as part of the GMSF is being by the Local
Authority as also the transport evidence for their respective
local plan.
If not thoroughly assessed, there is a significant risk to
Highways England that the transport and highway traffic
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Chapter 15
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Comments
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Participation
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N/A

Not specified

impacts for the emerging Local Plan for Salford are not fully
assessed as part of the development process, particularly at the
SRN and interfacing local roads.

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
The following comments were set out in a letter from Highways
England to the city council dated 28 May 2020. This letter is an
addendum to representations from the Highways Agency dated
19 March 2020.
Publication Salford Local Plan: Development Management
Policies and Designations – Highways England Addendum
Response.
I write regarding Highways England’s response to the
Publication Salford Local Plan (‘the Plan’), dated 19 March 2020.
This addendum reply follows a meeting held between
representatives of Highways England and Salford City Council
on 21 May 2020.
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Our previous concerns centred around the lack of transport
evidence to enable Highways England to come to an informed
decision about whether we could support the Plan in its current
form. Following discussions, we acknowledge that this ‘Part 1’
of the Local Plan is written to establish the Council’s proposed
policies and does not seek to allocate any specific sites for
future development. ‘Part 2’ of the Local Plan, when drafted,
will set out the Council’s vision for the future by allocating
specific sites for development, though this will likely not come
forward until the Greater Manchester Spatial Framework has
been published. As such, I am pleased to confirm that Highways
England has no issue with the Plan in its current form with
regard to its transport evidence base.
Going forward, we will look to work with Salford City Council as
you develop the transport evidence required for ‘Part 2’. This
will enable us to ensure that the Strategic Road Network is not
severely impacted by its proposed allocations and can act as an
enabler of growth within Salford.
We are also supportive of the Plan’s policies where they seek to
encourage sustainable methods of transport, including walking,
cycling and public transport, enhancing accessibility and
reducing congestion. This is an approach supported by
Highways England, as it has the potential to reduce highway
traffic impacts associated with development.
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N/a

Not specified

I trust this clarifies Highways England’s position regarding the
Local Plan, and we look forward to working with you as it
progresses.

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
N/a
General comments:
Chapter 15 Accessibility
Sustainable Transport:
We agree that improving accessibility via sustainable modes of
transport is essential for the delivery of sustainable
development and for supporting economic growth. We
therefore welcome the policies that are designed to support
sustainable transport and improve public transport
infrastructure.
We recognise that given the reduced scope focusing on how
development should be managed, there are elements related to
the overall transport strategy for Salford that were included
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Manchester
Airport
Respondent ref:
A0656

Chapter 15
Accessibility general
comments

Representation
ref: 2055

Figure 13

Legal compliance /
soundness/ duty to
cooperate

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments

within policy A1 of the previous Draft Revised Local Plan which
have been omitted from this part of the Plan, notably the
inclusion of Manchester Airport as an important priority
destination for access improvements. We therefore ask that
this is addressed within the Core Strategy and Site Allocations.
Manchester Airport is a key transport hub and international
gateway, playing a major role in boosting the North West’s
connectivity and meeting the economic and social needs of
Salford’s residents. Ensuring that there are effective transport
links and improved accessibility between Manchester Airport
and Salford is therefore extremely important and should be
recognised in Part 2 of the Plan.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/a
General comments:
We welcome the label “to Manchester Airport” on Figure 13 –
Transport infrastructure. Manchester Airport is a key
international gateway and major transport hub. It is therefore
appropriate for this label to be featured on the map and this
should be retained

344

Modifications neccessary

Participation
at hearing
sessions

N/a

Not specified

Respondent /
ref.

Chapter &
policy

Representation
ref.
Mr and Mrs S
Atkinson
Respondent ref:
A1669
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Representation
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Chapter 15
Accessibility general
comments

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
These comments have also been recorded as general comments
against Chapter 11 (Housing).
Salford Council have already fulfilled their requirement for HDT
2016-2019 by 186%, at the detriment of the residents of Salford
and their quality of life. The city is being transformed into a grid
lock on the road network throughout the city. You cannot keep
blaming the current Government saying that they are forcing
you to pass these planning applications, as it is clear that the
Council have more than covered their requirements.
If Salford Council are committed to their responsibilities with
regards to the Environment then surely you should be looking
at reducing traffic congestion, for every house that is built you
can probably expect at least two more cars on the road.
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Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
No

Comments relating to legal compliance, soundness or duty to
cooperate:

Inclusion of he above that
considers the needs of Deaf
and disabled people. A
statement that says there
MUST be provision within
design to make development
accessible from the planning
stage. This way items are
"PLANNED" and that
"RETROSPECTIVE WORKS"
are not required. Making
things accessible for Deaf
and disabled people means
its accessible for everyone.

Yes - I wish
to
participate in
hearing
session(s)

Is sound?:
No
Complies with the
duty to cooperate?:
No

Comments also recorded against the plan as a whole, and
chapters 4 and 19 (as general comments).
There is nothing here about compliance with the Equalities ACT
2010. the duty to provide reasonable access. i.e. Ramps instead
of steps, Audio and visual information for Deaf and blind
people, Loops ad well as subtitled information.
No reference to the work of the current Mayor Charles
McIntyre in the developing boroughs and pedestrian areas to
no have street furniture in the way of buggies, wheelchairs and
people who use guide canes etc..
There is nothing about a Method of scrutiny at the planning
stage that developments public, private of commercial will be
rejected if not disabled friendly. Noise and the effect for
Autistic people, Dementia friendly environments.
Each planning application should have an accessibility
segment/statement, early showing that access has been
considered, planned
General comments:
N/A
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Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

N/A

Yes - I wish
to
participate in
hearing
session(s)

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Representation
ref: 1969

7.1. National planning policy sets out the focus on the need for
sustainable transport, and for this to be considered early in the
plan-making process. This includes a focus on the sustainable
travel via a range of modes other than the private car. Planning
policies should also support an appropriate mix of uses across
an area and within larger scale sites. Significant development
should be focused on locations which are or can be made
sustainable through limiting the need to travel and offering a
choice of transport modes.
7.2. The policies contained in the PDLP, and the Council’s site
allocations, should reflect this national policy guidance.
General comments:

Peel Media
(submitted by
Turley and NJL)
Respondent ref:
A1130
Representation
ref: 2303

Chapter 15: A1
- Supporting
sustainable
transport

Is legally
compliant?:
Yes
Is sound?:
Yes
Complies with the
duty to cooperate?:

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Policy A1
Revised Draft Salford Local Plan (RDSLP) 2019 representations
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Yes

Policy A1 – Sustainable Transport Strategy
PMML support Figure 13 and the opportunity for a transport
interchange and orbital routes to be delivered within Salford
Quays, albeit there are concerns over the lack of strategy within
the plan to deliver this.
Cautious that the growth strategy is not yet informed by
transport strategy with a defined list of projects and an
evidence base that demonstrates that those projects are
sufficient to support the development proposed.
Salford Publication Local Plan 2020 Representations
Policy A1 – Supporting sustainable transport
It is noted that reference to the proposed transport interchange
has now been removed from Figure 13 – Accessibility within the
SDLPMP. In the absence of a clear transport strategy to show
how the proposals of Figure 13 could be delivered, PMML
support this amendment.
Amendments Conclusion/ Status
PMML continue to support the proposed policy in the SLPDMP
with no changes requested.
Additional comments submitted on separate form
No comments. The accompanying Infrastructure Delivery Plan
makes reference to the Greater Manchester Transport Strategy:
Draft Delivery Plan which sets out the delivery of key transport
infrastructure proposed under the policy. The policy is
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therefore considered sound in terms of being both justified and
effective in its delivery over the plan period.

Is legally
compliant?:
Not specified
Is sound?:
Yes
Complies with the
duty to cooperate?:
Not specified

Representation
ref: 2325

The Casey
Group
(submitted by
Grimster
Planning)
Respondent ref:
A1978

Legal compliance /
soundness/ duty to
cooperate

Chapter 15: A1
- Supporting
sustainable
transport

Is legally
compliant?:
Not specified
Is sound?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Derwent supports the ambitions of policies A1-A3 inclusive, and
notes that the highly accessible location of Walkden town
centre would provide strong contribution to those objectives.
Proposed developments in such locations should be both
supported under those policies and strong positive weight
should be afforded to the planning balance exercise.
General comments:
N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
Policy A1 – Supporting Sustainable Transport
7.3. This Policy focuses on ensuring that new development is
located in locations which reduce the need to travel, including
the distance travelled between home and the workplace. To
this end, the Council’s development and spatial strategy should
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focus on the future development of land which is well-related
to the existing urban areas, providing new employment
opportunities close to people’s homes to reduce the need for
significant travel.

Modifications neccessary

Participation
at hearing
sessions

We would suggest that
additional wording should be
added to the policy to allow
for more flexibility in the
event that electric charging
points cannot be delivered
on a particular site due to
site specific considerations.
This will ensure that the
policy is effective and
justified and therefore will
be found sound.

Not specified

7.4. Whilst it will still require a conscious choice from people to
travel by public transport, walking or cycling as an alternative to
the private car, the location of employment opportunities
relative to their home will ultimately have a role to play in
informing that decision.
General comments:
Bredale
Properties Ltd
(submitted by
Pegasus Group)
Respondent ref:
A0528
Representation
ref: 2159

Chapter 15:
A10 - Electric
vehicle
charging
points

Is legally
compliant?:
Not specified
Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
This policy states that new development should make provision
for electric vehicle charging infrastructure, using dedicated
charge points. For residential developments with shared
parking areas, at least one dedicated charge point per 10
dwellings must be provided. Whilst Bredale do not oppose the
provision of electric charging points, we would encourage the
Council to work with the appropriate infrastructure providers to
ensure a balanced and flexible energy infrastructure has
capacity to meet actual requirements as they arise in different
locations. It should also be ensured that sufficient capacity is in
place to meet any standards and requirements set by the
350

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

N/a

Not specified

Council, so as to not impede on the delivery of homes or to
slow down delivery rates.
General comments:
N/A

Highways
England
Respondent ref:
A0643
Representation
ref: 2223

Chapter 15:
A10 - Electric
vehicle
charging
points

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
N/a
General comments:
The chapter also outlines its policy on the following transport
themes:

A7 – Motor vehicle parking provision and drop-off
facilities in new developments;

A8 – City Centre car parking;

A9 – Park and ride facilities;

A10 – Electric vehicle charging points;

A11 – Barton Aerodrome;

A12 – Protection of aviation safety at Manchester
Airport; and

A13 – Safeguarding potential transport routes.
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N/a

Yes - I wish
to
participate in
hearing
session(s)

WSP have reviewed these policies and consider no further
comment is required at this stage.

Is legally
compliant?:
Not specified
Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
Policy A10 is not considered to be sound as it is not justified,
effective or consistent with national policy for the following
reasons:
This policy requires provision for electric charging points for
dwellings with a garage or driveway with at least one dedicated
charge point per dwelling, for residential developments with
shared parking areas, provision will be at least one charge point
per ten dwellings. In order to ensure that this policy can deliver
at the rates proposed and not impede on the delivery of homes,
the HBF would encourage the Council to work with the
appropriate infrastructure providers to ensure a balanced and
flexible optimised energy system that has sufficient capacity to
meet any standards and requirements set by the Council in this
policy and others.
The Council will be aware that the Government has consulted
on Electric Vehicle Charging in Residential and Non-Residential
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Buildings
[https://www.gov.uk/government/consultations/electricvehicle-chargepoints-in-residential-and-non-residentialbuildings]. This consultation set out the Government's
preferred option to introduce a new functional requirement
under Schedule 1 to the Building Regulations 2010, which is
expected to come into force in 2020. The inclusion of Electric
Vehicle Charging Point (EVCP) requirements within the Building
Regulations 2010 will introduce a standardised consistent
approach to EVCP in new buildings across the country. The
requirements proposed apply to car parking spaces in or
adjacent to buildings and the intention is for there to be one
charge point per dwelling rather than per parking space. It is
proposed that charging points must be at least Mode 3 or
equivalent with a minimum power rating output of 7kW
(expected increases in battery sizes and technology
developments may make charge points less than 7 kW obsolete
for future car models, 7 kW is considered a sufficiently futureproofed standard for home charging) fitted with a universal
socket to charge all types of electric vehicle currently on the
market and meet relevant safety requirements. All charge
points installed under the Building Regulations should be untethered and the location must comply with the Equality Act
2010 and the accessibility requirements set out in the Building
Regulations Part M. The Government has estimated installation
of such charging points add on an additional cost of
approximately £976. The HBF therefore consider that this policy
is unnecessary.
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Participation
at hearing
sessions

General comments:
N/a

Derwent Group
(submitted by
Aylward Town
Planning
Limited)
Respondent ref:
A1165

Chapter 15:
A10 - Electric
vehicle
charging
points

Representation
ref: 2329
M Halpern
Respondent ref:
A1965
Representation
ref: 1873

Chapter 15:
A10 - Electric
vehicle
charging
points

Is legally
compliant?:
Not specified
Is sound?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:
Derwent supports ambitions in terms of Policy A10, and has in
fact already commenced installation of charging points within
many of its developments.

Complies with the
duty to cooperate?:
Not specified

General comments:

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
Not specified
Complies with the
duty to cooperate?:

N/A

N/A

N/A
General comments:
Policy A10 Electric vehicle charging points
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N/A

Not specified

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

The Casey
Group
(Submitted by
Grimster
Planning)
Respondent ref:
A1978

Chapter 15:
A10 - Electric
vehicle
charging
points

Representation
ref: 1973

Legal compliance /
soundness/ duty to
cooperate

Comments

Not specified

2) “For residential developments with shared parking areas, the
provision of at least one dedicated charge point per ten
dwellings.”.
It seems out of proportion. If there should normally be one
dedicated charge per dwelling, then why would one per ten
dwellings be sufficient, it ought to be 3 or 5.

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Modifications neccessary

7.8. On review of Policy A10,
it is noted that part 3)
requires at least one
Policy A10 – Electric Vehicle Charging Points
dedicated charging point for
7.7. Paragraph 105(a) of the NPPF sets out the requirement for 1,000m2 of gross internal
Local Plan policies to ensure that provision is made for charging floorspace, with a reduction
below this allowed for in
plug-in and other ultra-low emission vehicles.
exceptional circumstances.
Our Client has no objection
7.8. On review of Policy A10, it is noted that part 3) requires at
least one dedicated charging point for 1,000m2 of gross internal to the requirement for
electric vehicle charging as
floorspace, with a reduction below this allowed for in
part of new commercial
exceptional circumstances. Our Client has no objection to the
schemes. However, the PDLP
requirement for electric vehicle charging as part of new
needs to recognise that the
commercial schemes. However, the PDLP needs to recognise
Government operates a
that the Government operates a Workplace Charging Scheme
Workplace Charging Scheme
which can cover up to 75% of the costs of installing electric
which can cover up to 75%
charging points. This process can take time to secure the grant
of the costs of installing
funding once planning permission has been granted;
electric charging points. This
accordingly, this needs to be reflected in the Council’s
timescales for the installation of
process can take time to
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Comments

Modifications neccessary

electric vehicle charging points on a site. This should, as a
minimum, be a pre-occupation requirement for a new-build
development, and in all new-build cases allow a period of at
least 12 months before the charging points must be available
and operational.

secure the grant funding
once planning permission
has been granted;
accordingly, this needs to be
reflected in the Council’s
timescales for the
installation of
electric vehicle charging
points on a site. This should,
as a minimum, be a preoccupation requirement for
a new-build development,
and in all new-build cases
allow a period of at least 12
months before the charging
points must be available and
operational.
Policy should be renamed
‘City Airport and Heliport’ to
reflect its correct title.

General comments:
N/A

The Peel Group
(submitted by
Turley)
Respondent ref:
A0394
Representation
ref: 2251

Chapter 15:
A11 - Barton
Aerodrome

Is legally
compliant?:
Yes
Is sound?:
No
Complies with the
duty to cooperate?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:
Summary [as set out in the Executive Summary to Peel's
comments]
Peel supports Policy A11 but maintains that this policy should
be renamed ‘City Airport and Heliport’ to reflect its correct title
and seek further amendments to recognise its importance,
functionality and potential.

356

The policy could be more
positively worded by
referring to business use of
the facility as it is an
important transport and
economic asset for the City
and GM.
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to
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Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Main comments [Support with modifications]

It is proposed that Policy A11
should read:

7.54 Peel supports Policy A11, but maintains that this policy
should be renamed ‘City Airport and Heliport’ to reflect its
correct title.
7.55 Peel supports the recognition within Policy A11 that
Barton Aerodrome (City Airport and Heliport) will be ‘protected
and improved’ as a general aviation facility; however, the policy
could be more positively worded by referring to business use of
the facility as it is an important transport and economic asset
for the City and GM.
7.56 Such an approach would be consistent with the Council’s
vision and objectives and the NPPF which states at paragraph
104(f) that planning policies should:
“recognise the importance of maintaining a national network of
general aviation airfields, and their need to adapt and change
over time – taking into account their economic value in serving
business, leisure, training and emergency service needs, and
the Government’s General Aviation Strategy.[Footnote 22 General Aviation Strategy (Department for Transport, 2015)”
7.57 City Airport already provides a role serving business,
leisure, training and emergency service needs but it is a role
which can be grown over the Local Plan period. Such growth
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“City Airport and Heliport
will be retained and
enhanced as a general and
business aviation facility.
Development which
enhances its general and
business aviation role will be
supported in principle.
Development should not
have an unacceptable impact
in operational integrity,
safety or heritage value.”
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can further complement the growth of Manchester Airport and
Liverpool John Lennon Airport as the regions two international
airports.
7.58 City Airport and Heliport has been the subject of
considerable investment in recent years, notably through the
new Heliport facility and Greater Manchester Police helicopter
facilities. The Control Tower and original hangar, both of which
are listed buildings, have also been refurbished. Over the next
15 years, further investment will take place to ensure City
Airport can grow sustainably. This may involve the following:
• New or realigned runway
• Additional hangarage and other built operational facilities
• Enhanced passenger facilities
• Tourism/leisure/education facilities
• Additional car parking
• Landscaping and A57 frontage enhancements
7.59 As owner and operator of both Port Salford and City
Airport (and an experienced operator of major ports and
airports across the UK), Peel considers that the growth of Port
Salford and City Airport can be achieved in a complementary
manner. Detailed technical and design issues will need to be
taken into account as proposals come forward.
7.60 In addition, the City Airport also has the potential to be
used for aviation events such as air shows and non-aviation
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Participation
at hearing
sessions

N/a

Not specified

events such as firework shows, music concerts and other
temporary attractions. Policy A11 should reflect this.
7.61 It is proposed that Policy A11 should read:
“City Airport and Heliport will be retained and enhanced as a
general and business aviation facility. Development which
enhances its general and business aviation role will be
supported in principle. Development should not have an
unacceptable impact in operational integrity, safety or heritage
value.”
General comments:

Highways
England
Respondent ref:
A0643
Representation
ref: 2224

Chapter 15:
A11 - Barton
Aerodrome

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
N/a
General comments:
The chapter also outlines its policy on the following transport
themes:

A7 – Motor vehicle parking provision and drop-off
facilities in new developments;

A8 – City Centre car parking;
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Highways
England
Respondent ref:
A0643
Representation
ref: 2225

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

N/a

Not specified


A9 – Park and ride facilities;

A10 – Electric vehicle charging points;

A11 – Barton Aerodrome;

A12 – Protection of aviation safety at Manchester
Airport; and

A13 – Safeguarding potential transport routes.

Chapter 15:
A12 Protection of
aviation safety
at Manchester
Airport

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

WSP have reviewed these policies and consider no further
comment is required at this stage.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/a
General comments:
The chapter also outlines its policy on the following transport
themes:

A7 – Motor vehicle parking provision and drop-off
facilities in new developments;

A8 – City Centre car parking;

A9 – Park and ride facilities;

A10 – Electric vehicle charging points;

A11 – Barton Aerodrome;

A12 – Protection of aviation safety at Manchester
Airport; and

A13 – Safeguarding potential transport routes.
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Participation
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N/a

Not specified

WSP have reviewed these policies and consider no further
comment is required at this stage.

Manchester
Airport
Respondent ref:
A0656
Representation
ref: 2056

Chapter 15:
A12 Protection of
aviation safety
at Manchester
Airport

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
N/a
General comments:
Manchester Airport:
We strongly support the inclusion of Policy A12 (Protection of
aviation safety at Manchester Airport). This policy is
appropriate, justified and must be retained. Manchester Airport
is an officially safeguarded aerodrome and parts of its
safeguarded area fall within Salford. Consequently, this may
influence the type of development that is allowed in certain
areas. It is therefore essential to have a suitable and robust
policy relating to aerodrome safeguarding within your Local
Plan to ensure that aviation interests are protected. We confirm
that the wording of Policy A12 is appropriate – “Development
that would have an unacceptable impact on the operational
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Manchester
Airport
Respondent ref:
A0656
Representation
ref: 2058

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

N/a

Not specified

integrity or safety of Manchester Airport will not be permitted”.
No modifications to Policy A12 are therefore required.

Chapter 15:
A12 Protection of
aviation safety
at Manchester
Airport

Is legally
compliant?:
Not specified

15.31

Complies with the
duty to cooperate?:
Not specified

Is sound?:
Not specified

We also acknowledge that all of the alterations that we have
previously recommended have been made to the supporting
text, which we greatly appreciate. No further modifications to
the supporting text relating to Policy A12 are therefore
required.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/a
General comments:
Policies Map
The Policies Map usefully shows the boundaries of Manchester
Airport’s safeguarded area and we support the inclusion of this
on the map. We also welcome the caveat that is appropriately
included within the Plan (paragraph 15.31) to advise that the
extent of the boundaries of the various safeguarding zones are
subject to review and may be amended in the future. This
addresses the advice that we gave during the previous phase of
consultation and we therefore have no further comments to
make regarding the content of the Policies Map.
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England
Respondent ref:
A0643

Paragraph

Representation
ref: 2226

Chapter 15:
A13 Safeguarding
potential
transport
routes

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/a

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/a
General comments:
The chapter also outlines its policy on the following transport
themes:

A7 – Motor vehicle parking provision and drop-off
facilities in new developments;

A8 – City Centre car parking;

A9 – Park and ride facilities;

A10 – Electric vehicle charging points;

A11 – Barton Aerodrome;

A12 – Protection of aviation safety at Manchester
Airport; and

A13 – Safeguarding potential transport routes.
WSP have reviewed these policies and consider no further
comment is required at this stage.
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Representation
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Derwent Group
(submitted by
Aylward Town
Planning
Limited)
Respondent ref:
A1165

Paragraph
Chapter 15: A2
- Transport
hierarchy and
sustainable
streets

Representation
ref: 1972

Comments

Modifications neccessary

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Is sound?:
Yes
Complies with the
duty to cooperate?:
Not specified

Representation
ref: 2326

The Casey
Group
(submitted by
Grimster
Planning)
Respondent ref:
A1978

Legal compliance /
soundness/ duty to
cooperate

Chapter 15: A2
- Transport
hierarchy and
sustainable
streets

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Participation
at hearing
sessions

Derwent supports the ambitions of policies A1-A3 inclusive, and
notes that the highly accessible location of Walkden town
centre would provide strong contribution to those objectives.
Proposed developments in such locations should be both
supported under those policies and strong positive weight
should be afforded to the planning balance exercise.
General comments:
N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
Policy A2 – Transport Hierarchy and Sustainable Streets
7.5. Our Client supports the need for new development to
maximise the opportunity to encourage sustainable travel by
walking, cycling and public transport. This forms part of the
overall sustainability agenda, whilst also offering health and
well-being benefits.
7.6. However, and as outlined above, this will require careful
consideration in relation to the location of new development
across the City, ensuring that new employment and housing
development is directed towards sites and locations which are
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wish to
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hearing
session(s)

well-related to existing urban areas and communities in order
to maximise the opportunity for sustainable travel.
General comments:
N/A

The Manchester
Bolton and Bury
Canal Society
Respondent ref:
A0013

Chapter 15: A3
-Walking and
cycling

Is sound?:
Not specified

Representation
ref: 1805

Canal and River
Trust
Respondent ref:
A0215
Representation
ref: 2022

Is legally
compliant?:
Not specified

Chapter 15: A3
-Walking and
cycling

Comments relating to legal compliance, soundness or duty to
cooperate:
n/a
General comments:

Complies with the
duty to cooperate?:
Not specified

Policy A3 (point 4) page 134 cites using waterways as
walking/cycling routes. We're always pleased to see canals cited
like this so long as it doesn't impede the waterway itself.

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

n/a
General comments:
The Trust supports Policy A3 and bullet point 4 which refers
developing the potential of the city's waterways as walking and
cycling routes and policy.
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Derwent Group
(submitted by
Aylward Town
Planning
Limited)
Respondent ref:
A1165

Chapter 15: A3
-Walking and
cycling

Representation
ref: 1871

Comments

Modifications neccessary

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Is sound?:
Yes
Complies with the
duty to cooperate?:
Not specified

Representation
ref: 2327

M Halpern
Respondent ref:
A1965

Legal compliance /
soundness/ duty to
cooperate

Chapter 15: A3
-Walking and
cycling

Is legally
compliant?:
Not specified
Is sound?:
Not specified

Participation
at hearing
sessions

Derwent supports the ambitions of policies A1-A3 inclusive, and
notes that the highly accessible location of Walkden town
centre would provide strong contribution to those objectives.
Proposed developments in such locations should be both
supported under those policies and strong positive weight
should be afforded to the planning balance exercise.
General comments:
N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Policy A3 Paragraph 7
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Respondent /
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Chapter &
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Representation
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The Manchester
Bolton and
Bury Canal
Society
Respondent ref:
A0013

Complies with the
duty to cooperate?:
Not specified

Chapter 15: A4
- Public
transport

Representation
ref: 1847

Is legally
compliant?:
Not specified
Is sound?:
Not specified

Comments

Comments relating to legal compliance, soundness or duty to
cooperate:

Participation
at hearing
sessions

n/a

Not specified

N/A

Yes - I wish
to
participate in
hearing
session(s)

n/a
General comments:
Policy A4 (point 3c) page 136 transforming Salford Crescent
Station into major interchange worries me. Again refer to page
48 7) so as to safeguard restoration of the canal itself.

Chapter 15: A4
- Public
transport

Is legally
compliant?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:

15.3

Is sound?:
Yes
Complies with the
duty to cooperate?:
Yes

Modifications neccessary

Every street should have street name signage at each end and
on both sides of the street, thus visible to anyone travelling in
either direction along a street “at right angles”.

Complies with the
duty to cooperate?:
Not specified

Representation
ref: 1802
Professor David
Yates
Respondent ref:
A0032

Legal compliance /
soundness/ duty to
cooperate

N/A
General comments:
In 15. 3 (p129) major transformation of the city’s transport
infrastructure is considered unrealistic. I agree. Why, therefore,
is there a proposal in Policy A4 / 1 (b) (p 136) [and in AP4 / 3 (ii),
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Professor David
Yates
Respondent ref:
A0032

Chapter 15: A4
- Public
transport

Representation
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soundness/ duty to
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Comments
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N/A
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p 60] to introduce a tram link from Salford Crescent station to
Media City? This would certainly be a major transport
infrastructure project!

Is legally
compliant?:
Yes
Is sound?:
Yes
Complies with the
duty to cooperate?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Criterion 5 - This should specifically mention Eccles where
disabled access is not provided. The train service should also be
emphasised. The most important “facility” at a station is a train
- yet only one of the five which pass through Eccles every hour
actually stops! Making Eccles a rail / tram / bus interchange
with much more frequent stopping services would be a much
cheaper option than a new tram link to Salford Crescent.
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Network Rail
Respondent ref:
A0402

Paragraph
Chapter 15: A4
- Public
transport

Representation
ref: 1822

Sovereign Point
Residents
Association
Respondent ref:
A1047
Representation
ref: 1902

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

N/A

Not specified

Is sound?:
Not specified

Chapter 15: A4
- Public
transport

N/A
General comments:

Complies with the
duty to cooperate?:
Not specified

Network Rail encourages all third party investment that has a
positive impact upon the network.

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
The comments below have also been recorded against policy
AP2
Many thanks for the opportunity to comment on the latest
version of the Salford Local Plan, January 2020. This letter
represents the views of Sovereign Point Residents Association
(SPRA). Sovereign Point adjoins the Lowry Outlet Mall on the
eastern side. SPRA is properly constituted and is a fully
recognised residents association by the City Council and other
bodies.
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As residents of Salford Quays we are particularly concerned to
see any policies which make The Quays a more attractive place
to live and work; which improve the general physical
environment of the area; which increase its connectivity with
other parts of the conurbation; and which help to reduce crime
and antisocial behaviour. To that extent we are pleased to see
that many of the stated intentions of the Local Plan appear to
support these aims.
We welcome, in particular, the plans to provide a new
Metrolink line connecting Salford Quays with Salford Crescent
Railway Station; transform Salford Crescent Station itself;
extend the Trafford Park Metrolink line; and improve the local
bus network. Any measures that can help to improve Salford
Crescent Station are to be embraced. The Station is a disgrace.
Since its recent 'refurbishment' it lacks a proper waiting room;
there is no roof over the bridge and staircase; the steps become
miniature paddling pools whenever it rains; there are no
refreshment facilities; there are no public toilets! This is not the
first impression of Salford that new visitors to the city need to
experience. Neither is it something that regular commuters
should have to put up with.
The bus services on The Quays are pretty limited, too, with only
the Number 50 offering frequent, regular connections to
Salford and Manchester city centres. Faster, more direct, more
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Peel Media
(submitted by
Turley and NJL)
Respondent ref:
A1130
Representation
ref: 2304

Legal compliance /
soundness/ duty to
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Comments
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N/A
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to
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frequent services are also needed to Salford Royal hospital and
to Eccles as well as the city centre.

Chapter 15: A4
- Public
transport

Is legally
compliant?:
Yes
Is sound?:
Yes
Complies with the
duty to cooperate?:
Yes

But while we applaud many of the stated aims of the Local Plan
we do have issues with the separate publication of key
elements of the documentation; key policy gaps; policy
implementation (based on past experience); and contradictions
and practical consequences of following some of the policies
through. We also have a few queries regarding policy
application.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Revised Draft Salford Local Plan (RDSLP) 2019 representations
Policy A5 Public transport
Previous representations submitted on behalf of PMML to the
2019 RDSLP were highly supportive of Policy A5.
Salford Publication Local Plan 2020 Representations
Policy A4 Public transport
There have been no significant changes to the policy text and
therefore PMML continue to remain highly supportive of the
policy.
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N/A

Not specified

Amendments Conclusion/ Status
PMML continue to support the proposed policy in the SLPDMP
with no changes requested.

M Halpern
Respondent ref:
A1965

Chapter 15: A4
- Public
transport

Is legally
compliant?:
Not specified

Representation
ref: 1872

15.11

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Additional comments submitted on separate form
No comments. The accompanying Infrastructure Delivery Plan
makes reference to the Greater Manchester Transport Strategy:
Draft Delivery Plan which sets out the delivery of key transport
infrastructure proposed under the policy. The policy is
therefore considered sound in terms of being both justified and
effective in its delivery over the plan period.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
15:11
I would like to bring to your notice that there is no easy way for
someone living in North Manchester say along the Bury New
Road, Leicester Road corridor to travel to Piccadilly Station or to
Manchester Airport by public transport. Perhaps there could be
a bus that runs at half hour intervals that goes directly to the
airport. At present, almost everyone has to use their own car
or take a taxi. This is obviously not desirable.
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David Steel
Respondent ref:
A0564
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Representation
ref: 1884

Chapter 15: A5
- Sustainable
movement of
freight

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Highways
England
Respondent ref:
A0643
Representation
ref: 2218

Chapter 15: A5
- Sustainable
movement of
freight

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:

N/A
General comments:
Page 163 16.16
You say with respect to the Ship Canal “There is a potential to
considerably increase Freight along its length”
In my opinion the operative word ‘potential’ needs to be
carefully considered for I ask is the Ship Canal ever going to
have an increase in traffic to the Warehouse utopia the
company proposes?
OR perhaps once the company gets its first toe hold on OUR
Greenbelt will it then simply operate the site as a truck park and
then if SCC relinquish Barton Moss to said company will it not
then use this site as a stepping stone to gain more and more of
our Greenbelt to concrete over?
Comments relating to legal compliance, soundness or duty to
N/a
cooperate:
N/a
General comments:
Policy A5 relating to freight places an emphasis on the use of
the Manchester Ship Canal and the tri-modal freight
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Not specified

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

The Peel Group
(submitted by
Turley)
Respondent ref:
A0394

Chapter 15: A6
- Highway
network

Representation
ref: 2250

Legal compliance /
soundness/ duty to
cooperate

Comments

Not specified

interchange at Port Salford. Continued emphasis on the role of
the Manchester Ship Canal and the wider Port Salford
development is important to minimising the impact of highway
traffic impacts generated by the freight sector which are likely
to require use of the SRN for a proportion of a trip.

Is legally
compliant?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
No
Complies with the
duty to cooperate?:
Yes

Summary [as set out in the Executive Summary to Peel's
comments]
Peel generally welcomes the content of Policy A6 which notes
that development will be unacceptable where residual
cumulative impacts are severe having regard to proposed
mitigation measures. This policy test aligns with the NPPF.
However, the detailed wording of the policy should be
amended to reflect that the Council will continue to work with
its partners (including Peel) to secure the delivery of further
phases of the Western Gateway Infrastructure Scheme.
Main comments [Support with modifications]
7.49 Peel generally welcomes the content of Policy A6 of the
SLP: DMP which notes that development will be unacceptable
where residual cumulative impacts are severe having regard to
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Modifications neccessary

Participation
at hearing
sessions

Any mitigation required to
be delivered as part of any
development proposal
should be proportionate to
the impact of that proposal
only. Developments should
not be expected to fund
mitigation which addresses
existing network capacity
issues.

Yes - I wish
to
participate in
hearing
session(s)

Delete criterion iii) from the
policy and add a new section
of wording to say that “the
Council will work with its
partners to secure the
delivery of further phases of
the Western Gateway
Infrastructure Scheme”.

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

proposed mitigation measures. This policy test aligns with the
NPPF.
7.50 Any mitigation required to be delivered as part of any
development proposal should be proportionate to the impact
of that proposal only. Developments should not be expected to
fund mitigation which addresses existing network capacity
issues.
7.51 Policy A6 also states that “in the case of a link across the
Manchester Ship Canal, all junction and other highway
improvements in Salford that are required to manage the
resulting traffic flows are completed and operational before the
opening of the cross canal link.”
7.52 The only proposal for a link across the Manchester Ship
Canal is the one that has already been completed called “Part
WGIS” (Western Gateway Infrastructure Scheme). As the
Council is aware, in order to connect Part WGIS to the wider
network and deliver its full benefit, the “Full WGIS” phase is
also required. This phase has not yet secured funding and there
is no clear programme for its delivery.
7.53 As such, the identified wording of Policy A6 should be
deleted and a new section of wording added to say that “the
Council will work with its partners to secure the delivery of
further phases of the Western Gateway Infrastructure Scheme”.
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ref.
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Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

N/A

Yes - I wish
to
participate in
hearing
session(s)

General comments:
N/A

Peel Media
(submitted by
Turley and NJL)
Respondent ref:
A1130
Representation
ref: 2305

Chapter 15: A6
- Highway
network

Is legally
compliant?:
Yes
Is sound?:
Yes
Complies with the
duty to cooperate?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Revised Draft Salford Local Plan (RDSLP) 2019 representations
Policy A7 Highway network
A clear and comprehensive strategy for the City’s highway
network is required which should sit alongside the public
transport strategy.
PMML are supportive of aspirations to see improvements to the
highway network and connectivity, however, there is no plan
illustrating how this will be delivered. Such a plan must be
integrated with the public transport strategy and must look at
interventions across a wide area as well as those closer to
Salford Quays.
Salford Publication Local Plan 2020 Representations
376

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

N/A

Not specified

Policy A6 Highway network
Reference to highway network improvements linking into
Salford Quays have been removed under Policy A6.
In the absence of a clear transport strategy to show how these
highway network improvements could be delivered, PMML
support this amendment.
Amendments Conclusion/ Status
PMML continue to support the proposed policy in the SLPDMP
with no changes requested.

United Utilities
Water Ltd
Respondent ref:
A0407
Representation
ref: 1857

Chapter 15: A7
- Motor
vehicle
parking
provision and
drop off
facilities in
new
developments

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:

Additional comments submitted on separate form
No comments. The accompanying Infrastructure Delivery Plan
makes reference to the Greater Manchester Transport Strategy:
Draft Delivery Plan which sets out the delivery of key transport
infrastructure proposed under the policy. The policy is
therefore considered sound in terms of being both justified and
effective in its delivery over the plan period.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
United Utilities welcomes the approach taken to A7 and the
inclusion of our recommended wording from previous
377

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Highways
England
Respondent ref:
A0643

Chapter 15: A7
- Motor
vehicle
parking
provision and
drop off
facilities in
new
developments

Representation
ref: 2220

Legal compliance /
soundness/ duty to
cooperate

Comments

Not specified

responses on surface water management for schemes involving
basement car parks.

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/a
General comments:
The chapter also outlines its policy on the following transport
themes:

A7 – Motor vehicle parking provision and drop-off
facilities in new developments;

A8 – City Centre car parking;

A9 – Park and ride facilities;

A10 – Electric vehicle charging points;

A11 – Barton Aerodrome;

A12 – Protection of aviation safety at Manchester
Airport; and

A13 – Safeguarding potential transport routes.
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N/a

Not specified

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Derwent Group
(submitted by
Aylward Town
Planning
Limited)
Respondent ref:
A1165

Chapter 15: A7
- Motor
vehicle
parking
provision and
drop off
facilities in
new
developments

Representation
ref: 2328

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

WSP have reviewed these policies and consider no further
comment is required at this stage.

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
With regard to Policy A7, it will be important to ensure that the
implementation is pragmatic and gives equal regard to the
quantitative parking standards set out in Annex C and the text
within paragraph 15.18 which states:
“The level of parking provision within developments should
ensure that sufficient car and motorcycle parking is provided to
promote social inclusion and support the successful functioning
of developments, whilst also discouraging unnecessary private
car journeys and the inefficient use of land. Minimum standards
for car parking for disabled people must always be met so as to
ensure that developments are inclusive. “
General comments:
N/A
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Respondent /
ref.

Chapter &
policy

Representation
ref.
Highways
England
Respondent ref:
A0643

Paragraph

Representation
ref: 2221

Chapter 15: A8
- City centre
car parking

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/a

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/a
General comments:
The chapter also outlines its policy on the following transport
themes:

A7 – Motor vehicle parking provision and drop-off
facilities in new developments;

A8 – City Centre car parking;

A9 – Park and ride facilities;

A10 – Electric vehicle charging points;

A11 – Barton Aerodrome;

A12 – Protection of aviation safety at Manchester
Airport; and

A13 – Safeguarding potential transport routes.
WSP have reviewed these policies and consider no further
comment is required at this stage.
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Respondent /
ref.

Chapter &
policy

Representation
ref.
Highways
England
Respondent ref:
A0643

Paragraph

Representation
ref: 2219

Chapter 15: A9
- Park and ride
facilities

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/a

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/a
General comments:
Policy A9 states that park and ride schemes will be supported,
with the following key policy elements that are of interest from
the perspective of Highways England:

Form part of a wider strategy for promoting public
transport use and/or cycling, developed in conjunction with
Transport for Greater Manchester and where appropriate,
other organisations such as Highways England and Network
Rail;

Would contribute to a reduction in overall traffic levels;
and

Would not result in an unacceptable level of traffic
congestion around the park and ride site.
If park and ride sites are further considered that are likely to
impact the SRN, it would beneficial for Highways England to be
consulted to examine whether such sites are likely to have
benefits and/ or dis-benefits from a transport perspective and
other key considerations such as the continued safe and
efficient operation of the SRN.
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Chapter &
policy

Representation
ref.
Highways
England
Respondent ref:
A0643

Paragraph

Representation
ref: 2222

Chapter 15: A9
- Park and ride
facilities

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/a

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/a
General comments:
The chapter also outlines its policy on the following transport
themes:

A7 – Motor vehicle parking provision and drop-off
facilities in new developments;

A8 – City Centre car parking;

A9 – Park and ride facilities;

A10 – Electric vehicle charging points;

A11 – Barton Aerodrome;

A12 – Protection of aviation safety at Manchester
Airport; and

A13 – Safeguarding potential transport routes.
WSP have reviewed these policies and consider no further
comment is required at this stage.
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Chapter &
policy

Representation
ref.
The Peel Group
(submitted by
Turley)
Respondent ref:
A0394

Paragraph

Representation
ref: 2199

Chapter 17
Energy general
comments

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:

See separate specific
representation to policies
EG1 and EG2.

Yes - I wish
to
participate in
hearing
session(s)

Is sound?:
No
Complies with the
duty to cooperate?:
Yes

6.1 Peel recognise and fully support the need for the built
environment within Salford to respond positively to the climate
emergency and take significant steps to reduce carbon
emissions and improve climate resilience.
6.2 With respect to the SLP: DMP, Peel note that the general
direction of travel for the climate change policies within the
Plan is to implement the strategic policy objectives of the GMSF
which is to make GM carbon neutral by 2038 with all new
development to be carbon neutral by 2028. Peel have
submitted representations to the GMSF and, with respect to
the carbon neutral target have noted that, whilst laudable, the
target is not supported by any evidence that demonstrates that
this is technically and commercially viable within the GM area.
Paragraph 31 of the NPPF clearly states that any policy within a
Local Plan that seeks a target above the regulatory minimum
must be accompanied by a full viability assessment.
Regrettably, the GMSF did not have this necessary supporting
evidence base and hence the carbon target and associated
policies in its current form are unsound.
6.3 Given that the GMSF is currently unadopted, the SLP: DMP
runs a significant risk in implementing this unfounded policy.
Peel note however that the SLP: DMP does have its own
evidence base document titled ‘Renewable and Low Carbon
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Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Energy Opportunities, January 2020. Paragraph 1.1 of this
document states that:
“This report set out further justification and background to
Publication Salford Local Plan: Development Management
Policies and Designations (SLP: DMP) policies EG1 (Sustainable
energy), EG2 (Renewable and low carbon energy) and
Figure 14 (locations with the greatest potential for renewable
and low carbon energy).”
6.4 In the absence of any other evidence base documents, Peel
assume that this document is the main evidence base to
support Policies CC1, EG1 and EG2.
6.5 Peel have reviewed this document and note that no specific
evidence is provided to justify the carbon neutral target of 2028
and 2038 respectively and the carbon reduction target as set
out in Policy CC1 (A6) (which is discussed in more detail below).
With respect to the 19% reduction stated in this element of
policy, there appears to be no evidence demonstrating that this
is both viable and deliverable in accordance with Paragraph 31
of the NPPF. With respect to the carbon neutral target it would
appear that the Council is relying on the adoption of the GMSF
as the strategic policy document to justify its inclusion and
therefore not developing a Salford specific evidence base. As a
result, Peel consider this approach unsound and believe that
the Council must either wait for the GMSF to be found sound
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Comments
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Participation
at hearing
sessions

before implementing this policy target or develop their own
evidence base to justify its inclusion.
6.6 Notwithstanding the issue above, Peel have carefully
reviewed the policies within the SLP: DMP that address climate
change, energy and sustainable design and construction and its
comments are provided below.
General comments:

City of Trees
Respondent ref:
A1152
Representation
ref: 2273

Chapter 17
Energy general
comments

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
A reference is needed to the benefit that trees, green walls,
green roofs etc can play in terms of insulation, moderating
temperature through shade and reducing solar gain.
General comments:
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Not specified

Respondent /
ref.

Chapter &
policy

Representation
ref.
The Peel Group
(submitted by
Turley)
Respondent ref:
A0394

Paragraph

Representation
ref: 2201

Chapter 17:
EG1 Sustainable
energy in new
development

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:

Without an evidence base,
Peel believe that the target
for carbon neutral
development by 2028 and
the 19% improvement over
Building regulations should
be removed and replaced
with a requirement to meet
Building Regulations as a
minimum.

Yes - I wish
to
participate in
hearing
session(s)

Is sound?:
No
Complies with the
duty to cooperate?:
Yes

Summary [as set out in the Executive Summary to Peel's
comments]
Peel fully support the ambition of the SLP: DMP to ensure
Salford mitigates and adapts to climate change and delivers
renewable and low carbon infrastructure. However, to make
the policies sound, Peel have suggested a number of
modifications to this suite of policies.

6.9 Peel fully support the need for new development to apply
the principles of the energy hierarchy and reduce carbon
emissions using commercially and technically viable
technologies. Peel note that this policy contains a number of
specific targets to which Peel would like to comment as follows:

Criterion B): the Council
should show flexibility with
the implementation of this
policy and allow buildings in
certain circumstances to
achieve carbon savings
above Building regulations in
lieu of any BREEAM
certification.

• The target for carbon neutral development by 2028 and the
19% improvement over Building regulations are all laudable
ambitions however these targets are not supporting by any
specific evidence base studies in accordance with
Paragraph 31 of the NPPF. Without this evidence base, Peel
believe these targets should be removed and replaced with a
requirement to meet Building Regulations as a minimum.

Insert the following text:
“Standalone low carbon or
renewable energy schemes
promoted via Policy EG2 do
not, by definition, need to
accord with the energy
hierarchy in Policy EG1.”

Main comments [Support with modifications]
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• Policy EG1 (B) requires development greater than 1,000m2 to
implement BREEAM Very Good as a minimum. Peel have
utilised BREEAM on many of their developments and have a
company policy to achieve Very Good or better.
However, Peel believe that the Council should show flexibility
with the implementation of this policy and allow buildings in
certain circumstances to achieve carbon savings above Building
regulations in lieu of any BREEAM certification.

Peel would therefore urge
the Council to carefully
consider the type of
technology used within the
district heat network
development is designed to
include or accommodate at a
later stage, air or ground
source heating systems.
Indeed the use of hydrogen
as a fuel to produce heat
should be encouraged.

• To ensure clarity, Peel recommend that the following text be
inserted into Policy EG1:
“Standalone low carbon or renewable energy schemes
promoted via Policy EG2 do not, by definition, need to accord
with the energy hierarchy in Policy EG1.”
The inclusion of this text avoids the need for renewable energy
infrastructure to apply the principles of the energy hierarchy.
6.10 A significant aspect of Policy EG1 is the requirement for
new development greater than 1,000m2 to connect into a heat
network that may be present. Peel would like to reiterate that
there is unambiguous evidence to demonstrate that the built
environment must move away from the use of natural gas to an
all-electric economy in order to benefit from the rapid
decarbonisation of the national grid. The UK Climate to
stopping global warming’ that with respect to heating of
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buildings (page 23) the UK must move toward heating systems
powered by technologies such as air and ground source heat
pumps. Peel would therefore urge the Council to carefully
consider the
type of technology used within the district heat network
development is designed to include or accommodate at a later
stage, air or ground source heating systems. Indeed the use of
hydrogen as a fuel to produce heat should be encouraged.
6.11 As part of a sustainable approach to energy supply and
demand, Peel believe that the policy should be amended to
encourage the use of waste heat from buildings and industrial
processes to support decentralised energy systems. Peel would
recommend the following text is included:
“Existing industrial and commercial processes that are located
within district heat networks areas, and generate waste heat,
shall be encouraged to use that waste heat to contribute
towards meeting local energy needs.”
General comments:
N/A
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(submitted by
Pegasus Group)
Respondent ref:
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Representation
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Chapter 17:
EG1 Sustainable
energy in new
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Legal compliance /
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cooperate

Comments
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Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

Provide further details of
heat networks. Fully
consider and justify the cost
implications of connecting to
a heat network.

Not specified

Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

This policy states that where there is an existing or proposed
district heat network, development (including new build,
conversions and changes of use) involving ten or more
dwellings and/or over 1000 m2 of non-residential floorspace
shall connect into the heat network. Bredale ask that additional
information is provided with regards to the heat network and
what connecting to this network would involve. The Cygnet
House site is located within a heat network and therefore we
request that additional information is provided in this regard.
Bredale also echo the concerns raised by the HBF in relation to
viability. The HBF note how the costs for enabling or
safeguarding the space for connections to the heat network is
likely to be significant and could have implications for the
viability of the development. This needs to be fully considered
and justified before the introduction of a policy requiring
connectivity to the heat network.
General comments:
N/A
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Home Builders
Federation
Respondent ref:
A0941

Paragraph

Representation
ref: 2117

Chapter 17:
EG1 Sustainable
energy in new
development

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/a

Yes - I wish
to
participate in
hearing
session(s)

Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

Policy EG1 is not considered to be sound as it is not justified,
effective or consistent with national policy for the following
reasons:
This policy states that all residential development: Exceed the
fabric energy efficiency required under Part L of the Building
Regulations 2013 by at least 19%, and exceed the standard
required by any subsequent revision to Part L. The HBF
concerns in relation to this element of the policy have already
been set out in relation to Policy CC1.
This policy also goes on to require developments involving ten
or more dwellings to connect into the heat network. The HBF
do not consider that Salford should be requiring developments
to connect to or restricting the use of particular heating
methods. The HBF consider that consideration needs to be
given to the justification to this policy. If the policy is to be
taken forward then consideration needs to be given not just to
whether the development is technically viable but also
financially viable and subject to viability testing. The HBF also
consider that this policy may cause issues for future occupants
as it is restricting future consumer choice to that particular
provider of heat.
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Participation
at hearing
sessions

In addition, whilst we are
supportive of the general
principles that underpin this
policy, we would expect that
through the Examination
that the “policy on”
implications of this policy
and other policies have been
rigorously assessed in regard
to their effect upon delivery
of Plan objectives.

Not specified

The HBF consider that the cost for enabling or safeguarding the
space for such connections is likely to be significant and could
have implications for the viability of development. The HBF also
have concerns that given the availability of district heating
networks that even if buildings are designed to allow for future
connections they may never be utilised leading to unnecessary
costs to the developer and purchaser.
General comments:

Derwent Group
(submitted by
Aylward Town
Planning
Limited)
Respondent ref:
A1165
Representation
ref: 2330

Chapter 17:
EG1 Sustainable
energy in new
development

Is legally
compliant?:
Not specified
Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

N/a
Comments relating to legal compliance, soundness or duty to
cooperate:
This policy has some overlap and similarities with the ambitions
and objectives set out by Policy CC1 within chapter 5
(concerned with climate change). As is the case with policy CC1,
there is considerable emphasis on taking reasonable
opportunity to deliver development which provides positive
environmental performance. Whilst Policy CC1 and EG1 are
aligned in terms of the standards they seek, they differ insofar
that policy CC1 recognised that the stated measures did not
necessarily represent the best metric to measure sustainable
development and provided the latent opportunity to utilise a
different metric.
We therefore object to policy EG1 as it fails to provide the
flexibility espoused by other policies within the emerging Plan.
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Participation
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sessions

Remove explicit policy
statement concerning
decommissioning of
temporary generating
facilities.

Yes - I wish
to
participate in
hearing
session(s)

General comments:
N/A

The Peel Group
(submitted by
Turley)
Respondent ref:
A0394
Representation
ref: 2202

Chapter 17:
EG2 Renewable
and low
carbon energy
schemes

Is legally
compliant?:
Yes
Is sound?:
No
Complies with the
duty to cooperate?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:
Summary [as set out in the Executive Summary to Peel's
comments]
Peel fully support the ambition of the SLP: DMP to ensure
Salford mitigates and adapts to climate change and delivers
renewable and low carbon infrastructure. However, to make
the policies sound, Peel have suggested a number of
modifications to this suite of policies.
Main comments [Support with modifications]
6.12 Peel supports the generality of this policy in as much as it
seeks to facilitate the increased roll-out of renewable energy
generating technologies, but makes the following observations
and suggestions:
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With regards to hydropower
schemes make reference to
pumped storage hydropower
generation. Objectives such
as allowing for movements
of fish and modifying river
channels are at best
irrelevant or, worse, will act
as an impediment to this
sort of development.
Make reference to electricity
storage technologies. We
suggest that provision is
made for “electricity storage
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6.12.1 There is no need for an explicit policy statement
concerning decommissioning of temporary generating facilities.
This matter is more properly dealt with by imposition of a
planning condition that sets out the appropriate time to
prepare and agree the decommissioning plan as well as its
subsequent implementation.

development” and that the
Council will actively support
such schemes, subject to
other relevant development
plan policies, at
whatever scale they are
proposed.

6.12.2 The policy wording in relation to hydropower schemes
ignores pumped storage hydropower generation. Consequently,
objectives such as allowing for movements of fish and
modifying river channels are at best irrelevant or,
worse, will act as an impediment to this sort of development.
6.12.3 The policy is entirely silent on electricity storage
technologies. These will be critical to meeting climate change
objectives, facilitating the rapid roll-out of renewable
generation from intermittent sources (primarily solar and wind)
and balancing electricity distribution networks. We suggest that
provision is made for “electricity storage development” and
that the Council will actively support such schemes, subject to
other relevant development plan policies, at
whatever scale they are proposed.
General comments:
N/A
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National Grid
(submitted by
Avison Young)
Respondent ref:
A1445
Representation
ref: 1841

Chapter 17:
EG2 Renewable
and low
carbon energy
schemes

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/a

Not specified

N/A

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Chapter 17:
EG2 Renewable
and low
carbon energy
schemes

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/a
General comments:
Chapter 17 Energy
With regard to Policy EG2, and specifically the wind energy part
of this policy, we strongly endorse the requirement for wind
energy developments to demonstrate that there are no
unacceptable impacts on air traffic safety and radar before they
are permitted. The addition of these matters at point 3 under
the ‘Wind’ sub-header addresses our comments made during
the previous phase of consultation and we are therefore
supportive of the policy wording that has been used. No further
modifications are required.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
National Grid Electricity Transmission plc (NGET) owns and
maintains the electricity transmission system in England and
Wales. The energy is then distributed to the electricity
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Chapter &
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Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

distribution network operators, so it can reach homes and
businesses.
National Grid Gas plc (NGG) owns and operates the highpressure gas transmission system across the UK. In the UK, gas
leaves the transmission system and enters the UK’s four gas
distribution networks where pressure is reduced for public use.
National Grid Ventures (NGV) is separate from National Grid’s
core regulated businesses. NGV develop, operate and invest in
energy projects, technologies, and partnerships to help
accelerate the development of a clean energy future for
consumers across the UK, Europe and the United States.
Proposed development sites crossed by or in close proximity to
National Grid assets
Following a review of the above Development Plan Document,
we have identified that one or more proposed development
sites are crossed or in close proximity to National Grid assets.
Details of the sites affecting National Grid assets are provided
below.
Electricity Transmission
Development Plan Document Site Reference: Policy EG2 Renewable and low carbon energy schemes: Wind energy
development involving one or more turbines is potentially
suitable in all parts of Salford except for Chat Moss.
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N/A

Yes - I wish
to
participate in
hearing
session(s)

Asset Description: ZQ ROUTE TWR (011 - 050): 400Kv Overhead
Transmission Line route: CARRINGTON - KEARSLEY

The Peel Group
(submitted by
Turley)
Respondent ref:
A0394
Representation
ref: 2252

Chapter 18:
WA1 Delivering the
North West
River Basin
Management
Plan

Is legally
compliant?:
Yes
Is sound?:
Yes
Complies with the
duty to cooperate?:
Yes

The representation was accompanied by an illustrative plan
showing details of the site locations and details of National
Grid’s assets, and also information outlining further guidance
on development close to National Grid assets. These can be
viewed separately in the full copy of the representation.
Comments relating to legal compliance, soundness or duty to
cooperate:
Summary [as set out in the Executive Summary to Peel's
comments]
Peel now supports the amended wording of the policy which
now broadly reflect previous representations.
Main comments [Support]
7.62 Peel supports the amendments that have been made to
the policy, which broadly reflect Peel’s representations on the
equivalent policy in the RDSLP (Policy WA2). The revised policy
wording confirms that long-term improvements in oxygen levels
and litter reduction at Salford Quays and along the rest of the
Manchester Ship Canal, provided these are compatible with the
shipping function and safety of the MSC.

396

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
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N/A

Not specified

General comments:
N/A

United Utilities
Water Ltd
Respondent ref:
A0407
Representation
ref: 1854

Chapter 18:
WA2 - Water
supply and
water
efficiency

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Maintaining and improving water quality and the treatment of
water and wastewater in the face of population growth,
changing environmental legislation and climate change
pressures will be an ongoing challenge for the development
industry over the coming years. As our customers’ expectations
change, there is likely to be greater demand from customers for
environmental improvements which is likely to be reflected in
increased environmental standards over time.
It is important that United Utilities maintains the ability to
flexibly respond to environmental and growth drivers both now
and in the future. Future development within the region will
need to be managed to enhance the environmental quality of
the immediate area and manage the effects of climate change.
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Representation
ref.
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Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

United Utilities would seek to encourage the use of systems like
rainwater harvesting and grey water recycling that help to
reduce pressure on public water supply and the public
sewerage system. Additional benefits result in a reduced
environmental impact by making sure that valuable resources
are used efficiently, at time reducing the costs associated with
improving local water infrastructure for a new development as
they require less mains water. Additional benefit is that such
measures will reduce future occupants' costs for both water
bills and energy bills (through heating water).
Whilst the approach to WA2 is welcomed, we would
recommend the following addition to ensure water supply
measures are fully considered in the design of new
development. We recommend the below wording is inserted at
your preference:
"The design of new development should consider the inclusion
of water efficiency measures in the development of new
buildings. New development can become more resilient to
climate change by encouraging water efficiency measures
including water saving and recycling measures to minimise
water usage. Such a proactive approach is designed to mitigate
and adapt to climate change, taking into account the long-term
implications for water supply in the borough."
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Representation
ref.
United Utilities
Water Ltd
Respondent ref:
A0407

Paragraph

Representation
ref: 1852

Chapter 18:
WA5 -Surface
water and
sustainable
drainage

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
As the LPA will be aware, a sewerage company is reliant on the
planning system to effect control over the approach to surface
water drainage and ensuring the surface water hierarchy is
followed. Planning policy and the attachment of conditions are
therefore critical to ensure any approach to surface water
drainage is controlled and indeed to ensure connection to the
public sewer is prevented wherever possible.
United Utilities therefore welcomes the approach taken within
the plan to split the issues of flood risk and surface water
management into two policies. We appreciate Policy WA5
outlining the requirement to deal with surface water in
accordance with the hierarchy which encourages the inclusion
of sustainable drainage systems. We are of the belief that using
such an approach to drainage will create consistency for all new
development, rather than applications within certain criteria.
Consistent with the last draft version of the Local Plan, United
Utilities is supportive of the Policy WA5 and is in agreement
with much of its content, would like to suggest a minor change
to encourage more sustainable design of SuDS features. There
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Comments
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Participation
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sessions

are practical issues with the management of underground
solutions to store surface water. We would wish for WA5 to
remove any uncertainty for future applicants and specifically
reference ‘above ground storage’ to avoid circumstances were
underground solutions are proposed. We are happy to discuss
the suggested change in further detail.
Given the above, criterion 2 should be amended to reads as
follows: "Above ground storage of rainwater for later use onsite"

Derwent Group
(submitted by
Aylward Town
Planning
Limited)
Respondent ref:
A1165
Representation
ref: 2331

Chapter 18:
WA5 -Surface
water and
sustainable
drainage

Is legally
compliant?:
Not specified
Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

We would like to add that we are grateful for comments raised
in the previous representation from us have been incorporated
into WA5. The changes made to WA5 ensures that applicants
are provided evidence to demonstrate that the surface water
hierarchy has been fully exhausted before seeking to discharge
to the combined sewer.
Comments relating to legal compliance, soundness or duty to
cooperate:
Policy WA5 is concerned with surface water flooding and
sustainable drainage.
Clause B of policy WA5 would require a very high level of
betterment in relation to proposals located upon previously
developed land. It is commonplace in our experience for plans
to set ambitions of 30% reduction, but 50% appears extremely
onerous and should be properly justified.
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Clause B) - It is commonplace Not specified
in our experience for plans
to set ambitions of 30%
reduction, but 50% appears
extremely onerous and
should be properly justified.
This policy has not been
properly tested for the
“policy on” implications and
puts an unreasonable onus

Respondent /
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Chapter &
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Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Whilst we welcome the exception clauses (notably clause a) it
does reinforce the view that this policy has not been properly
tested for the “policy on” implications and puts an
unreasonable onus on developers to have to justify an
approach which would be compliant with current standards and
those accepted by numerous other authorities across the
region.

Participation
at hearing
sessions

on developers to have to
justify an approach which
would be compliant with
current standards and those
accepted by numerous other
authorities across the region.

General comments:
City of Trees
Respondent ref:
A1152
Representation
ref: 2274

Chapter 19
Design general
comments
19.2

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
Amenity 19.2 – There should be reference here to the fact that
building height and massing affects the viability of any GI
delivered at Ground level.
General comments:
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Respondent /
ref.

Chapter &
policy

Representation
ref.
Derwent Group
(submitted by
Aylward Town
Planning
Limited)
Respondent ref:
A1165

Paragraph
Chapter 19
Design general
comments

Representation
ref: 2332
Mr Andrew
Higgins
Respondent ref:
A1964
Representation
ref: 1840

Chapter 19
Design general
comments

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Is sound?:
Not specified

N/A
General comments:

Complies with the
duty to cooperate?:
Not specified

Derwent of course welcomes the opportunity to deliver good
design.

Is legally
compliant?:
No

Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
No
Complies with the
duty to cooperate?:
No

Participation
at hearing
sessions

Comments also recorded against the plan as a whole, and
chapters 4 and 15 (as general comments).
There is nothing here about compliance with the Equalities ACT
2010. the duty to provide reasonable access. i.e. Ramps instead
of steps, Audio and visual information for Deaf and blind
people, Loops ad well as subtitled information.
No reference to the work of the current Mayor Charles
McIntyre in the developing boroughs and pedestrian areas to
no have street furniture in the way of buggies, wheelchairs and
people who use guide canes etc..
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Inclusion of he above that
considers the needs of Deaf
and disabled people. A
statement that says there
MUST be provision within
design to make development
accessible from the planning
stage. This way items are
"PLANNED" and that
"RETROSPECTIVE WORKS"
are not required. Making
things accessible for Deaf
and disabled people means
its accessible for everyone.

Yes - I wish
to
participate in
hearing
session(s)

Respondent /
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Chapter &
policy

Representation
ref.
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soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

N/A

Not specified

There is nothing about a Method of scrutiny at the planning
stage that developments public, private of commercial will be
rejected if not disabled friendly. Noise and the effect for
Autistic people, Dementia friendly environments.
Each planning application should have an accessibility
segment/statement, early showing that access has been
considered, planned
General comments:

Sport England
Respondent ref:
A0403

Chapter 19: D1 Is legally
- Design
compliant?:
Not specified
principles

Representation
ref: 2343

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Late rep submitted on the 23 April as correction to initial
comments provided on the 20 March 2020
1a Vision – active design.
I acknowledge that active design whilst not having been
incorporated into the Vision has been brought into policy D1;
along with references made to Sport England’s Active Design
Guidance, although the link embedded in the LP document is
broken
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Respondent /
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Chapter &
policy

Legal compliance /
soundness/ duty to
cooperate

Representation
ref.
Sport England
Respondent ref:
A0403

Paragraph

Chapter 19: D1 Is legally
- Design
compliant?:
principles
Not specified

Representation
ref: 2357

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

United Utilities
Water Ltd
Respondent ref:
A0407
Representation
ref: 1856

Chapter 19: D3 Is legally
- Layout and
compliant?:
access
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments

Modifications neccessary

Participation
at hearing
sessions

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

N/A

Not specified

N/A
General comments:
Late rep submitted on the 23 April as correction to initial
comments provided on the 20 March 2020
Chapter 20 Design - Sport England welcome the revisions made
and the inclusion of the additional principle 11 relating to active
design.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
United Utilities are of the opinion that drainage should be a
consideration at an early stage when considering housing
layout, as topography will be significant factor to determining
the most sustainable drainage solution for new development.
There is a culture at present where drainage can be an
afterthought, at times addressed once permission has been
granted. This can result in changes to the layout post decision
and lead to delays in delivery, at times reducing the
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Bredale
Properties Ltd
(submitted by
Pegasus Group)
Respondent ref:
A0528
Representation
ref: 2162

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
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Whilst we fully support the
need and requirement to
protect the amenity of
existing and future residents,
we would encourage the
Council to be flexible with
separation distances, in
particular in high density
areas such as Salford Quays.
This will ensure that the
policy is effective and has
been positively prepared and
therefore sound.

Not specified

developable area. We therefore urge the LPA to consider the
below addition to D3 to ensure a design or layout leads to the
most sustainable drainage solution. This was also
recommended in the previous response and we recommend
this is discussed further with your colleagues who act the Lead
Local Flood Authority (LLFA).

Chapter 19: D5 Is legally
- Amenity
compliant?:
Not specified
Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

"Demonstrate consideration for site topography to understand
any naturally occurring flow paths and any low lying areas
within the proposal where water will naturally accumulate.
Resulting layouts should ensure the most sustainable drainage
solution is achieved by mimicking existing circumstances such
as topography, landscaping and ground conditions."
Comments relating to legal compliance, soundness or duty to
cooperate:
Bredale supports this policy and the need for new
developments to ensure that all potential uses have an
acceptable level of amenity and that the development does not
have an unacceptable impact on the amenity of the users of
other buildings. The policy provides minimum distances
between principle facing windows of habitable rooms: 13
metres to other walls that are one storey higher and 9 metres
to other walls of a similar height.
Bredale support the recognition that shorter distances than
those provided above will be permitted where they are
consistent with the character of the area (for example Salford
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N/A

Not specified

Quays), provided that it can be demonstrated that an
appropriate level of amenity for occupiers would be achieved.
General comments:
N/A

Sovereign Point
Residents
Association
Respondent ref:
A1047
Representation
ref: 1905

Chapter 19: D5 Is legally
- Amenity
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
These comments have also been recorded against policy AP2.
2. Policy gaps
Salford Quays has long needed a comprehensive spatial
planning framework to update and replace the master plan of
1985. Too many recent planning decisions, it seems to us, have
been made in the absence of a document that has the backing
of the local community and provides the basis for sound, longer
term, sustainable development in the public interest.
The section on The Quays in the chapter on Area Policies
contains useful guidance on transport and environmental
matters but is fairly brief (no more than two pages of text) and
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Comments
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generally fairly anodyne. There is little indication of the scale of
development envisaged, the need for community support
services to accompany it, where the green spaces it proposes
might be found, etc. While The Quays provides many
opportunities for leisure, shopping and recreation for visitors,
the facilities for local residents are rather limited. There are no
doctors, dentists, or chemists on The Quays, for example. The
southern loop of The Quays highway is in a poor state or repair.
And although there are a couple of convenience stores on the
periphery of the area, opportunities for weekly shopping
requirements are scanty.
There has been very significant residential development on The
Quays over the last few years and the social infrastructure has
failed to keep pace. The Local Plan could say much more than it
currently does about the need to match housing development
with appropriate services and infrastructure improvements for
the growing local community.
Much of this new residential development has been in the form
of high rise apartments, and many more are planned. The
section on tall buildings under Amenity in Chapter 19 on Design
offers no guidance on what might constitute an acceptable
maximum height for these structures on The Quays, nor where
they might best be located.
In the absence of any indication to the contrary, we assume
that guidance on these matters is still provided by the adopted
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F Halpern
Respondent ref:
A1966

Chapter 19: D5 Is legally
- Amenity
compliant?:
Not specified

Representation
ref: 1911

Is sound?:
Not specified

Comments

Modifications neccessary

Participation
at hearing
sessions

N/A

Not specified

supplementary planning guidance published in 2008
(Supplementary Planning Guidance document: Design "Shaping Salford), formally adopted in March 2008 and which
forms part of the approved development plan1. If that is the
case, perhaps the new Local Plan should recognise this and
cross reference it?

Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Chapter 19, entitled "Design" extols the virtues of good design.
However, a change appears to the Council's Amenity policy
(Policy D5 in the Local Plan) which contravenes the stated policy
of using good design to create safer places with higher levels of
amenity. To explain. The city council's policy is that
"Development shall ensure that it..1) provides all potential
users with an acceptable level of amenity and 2) does not have
an unacceptable impact on the amenity of the users of other
buildings and spaces." Indeed, the council require that
"Development shall maintain suitable separation distances
between windows of habitable rooms in dwellings and the
windows and walls of other properties to ensure that an
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appropriate level of amenity is provided for all residential
occupiers"
With regard to separation distances however, there is a
significant change to the definition of habitable rooms.:The council wish to adopt a policy where kitchens would only
be considered as habitable rooms where there is no separate
dining room. This is in contrast to the council's existing stated
policy that kitchen areas may be considered habitable rooms
depending on their function in the household. This change is
likely to cause a significant rise in the number of people whose
amenity is adversely affected by a neighbour's house extension.
There are many situations where the kitchen is effectively a
habitable room and being used as such. If such a kitchen is no
longer to be classified as a habitable room not withstanding its
function in the household the requisite separation distance for
a neighbour's extension may be significantly reduced. The
effect could well be to allow a neighbour's extension close to
such a live in kitchen; that extension is likely to be overbearing
and cause overshadowing and loss of light and loss of privacy.
This is certainly not in keeping with the council's requirement
that the amenity of the users of other developments be
protected. In contrast to the council's stated policy such
development usually will "have an unacceptable impact on the
amenity of the users of other buildings in the vicinity.
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The Peel Group
(submitted by
Turley)
Respondent ref:
A0394

Chapter 19: D7 Is legally
- Housing
compliant?:
Yes
design

Representation
ref: 2253

Legal compliance /
soundness/ duty to
cooperate

Is sound?:
No
Complies with the
duty to cooperate?:
Yes

Comments

The existence of a dining room will hardly mitigate the adverse
effect for neighbouring users who actually eat and live in their
kitchen. They should not have to "move" to a different part of
their house to preserve their privacy etc.
Even more importantly, where a dining room is used as a
bedroom e.g. by a disabled or elderly resident who requires a
ground floor bedroom, it is not at all unusual that the kitchen
therefore needs to be used for "living in". Certainly in such
instances it is a habitable room and it needs to be considered as
such. It would be contrary to natural justice and wrong to do
otherwise. The change to the definition of habitable rooms, as
it relates to kitchens, should not be adopted.
Comments relating to legal compliance, soundness or duty to
cooperate:
Summary [as set out in the Executive Summary to Peel's
comments]
The policy is not supported by robust evidence to justify the
policy and therefore unsound.
Main comments [Objects]
7.63 The policy would require all new housing to meet the
nationally described space standards and requirement M4(2) of
the 2010 Building Regulations.
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The introduction of any
optional technical standards
must be fully justified, tested
for viability and consider a
number of matters such as
site-specific topography
which may prevent the use
of accessibility standards on
certain sites.

Not specified

7.64 The Council has failed to provide robust evidence to justify
this position; contrary to Planning Practice Guidance [Footnote
23 - PPG, Reference ID: 56-020-20150327]. As such, this
element of Policy D7 is not ‘justified’ and, therefore, unsound.
General comments:

Bredale
Properties Ltd
(submitted by
Pegasus Group)
Respondent ref:
A0528
Representation
ref: 2163

Chapter 19: D7 Is legally
- Housing
compliant?:
design
Not specified
Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
Policy D7 repeats a number of matters contained in other
policies in the Publication Draft, including the need to meet the
nationally described space standards, accessibility standards
and energy efficiency standards. We have commented on some
these matters in other sections of these Representations, albeit
reiterate the HBF’s stance that in parts this policy seems
unnecessarily repetitive. Furthermore, we reiterate that the
introduction of any such optional technical standards must be
fully justified, tested for viability and consider a number of
matters such as site-specific topography which may prevent the
use of accessibility standards on certain sites.
General comments:
N/A
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Comments relating to legal compliance, soundness or duty to
cooperate:

N/a

Yes - I wish
to
participate in
hearing
session(s)

Policy D7 is not considered to be sound as it is not justified,
effective or consistent with national policy for the following
reasons:
This policy requires residential development to meet the NDSS,
the HBF response to this is set out in response to Policy H2.
This policy requires all residential development to be accessible
and adaptable in accordance with requirement M4(2) except
where it can be clearly demonstrated that this is impracticable
due to site specific factors. PPG (ID 56-07) identifies the type of
evidence required to introduce such a policy, including the
likely future need; the size, location, type and quality of
dwellings needed; the accessibility and adaptability of the
existing stock; how the needs vary across different housing
tenures; and the overall viability. It is incumbent on the Council
to provide a local assessment evidencing the specific case for
Salford which justifies the inclusion of optional higher standards
for accessible and adaptable homes in its Local Plan policy. If
the Council can provide the appropriate evidence and this
policy is to be included, then the HBF recommend that an
appropriate transition period is included within the policy.
The PPG also identifies other requirements for the policy
including the need to consider site specific factors such as
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Expect that through the
Examination that the “policy
on” implications of this
policy and other policies
have been rigorously
assessed in regard to their
effect upon delivery of Plan
objectives.

Not specified

vulnerability to flooding, site topography and other
circumstances; and that policies for wheelchair accessible
homes should only be applied to dwellings where the local
authority is responsible for allocating or nominating a person to
live in that dwelling.
This policy requires all residential developments to exceed the
fabric energy efficiency required under Part L of the Building
Regulations by at least 19%, the HBF response to this is set out
in response to Policy CC1 and EG1.
There appears to be a significant proportion of unnecessary
repetition within this policy, and the HBF would query if many
elements of this policy are required.
General comments:

Derwent Group
(submitted by
Aylward Town
Planning
Limited)
Respondent ref:
A1165
Representation
ref: 2333

Chapter 19: D7 Is legally
- Housing
compliant?:
design
Not specified
Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

N/a
Comments relating to legal compliance, soundness or duty to
cooperate:
We do note the requirements within Policy D7 to exceed the
Part L requirements using the measures set out by other
policies in the emerging Plan (CC1 and EG1). In similar vein, we
are compelled to state our concern. We would expect that
through the Examination that the “policy on” implications of
this policy and other policies have been rigorously assessed in
regard to their effect upon delivery of Plan objectives.
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N/A

Not specified

General comments:
N/A

M Halpern
Respondent ref:
A1965

Chapter 19: D7 Is legally
- Housing
compliant?:
design
Not specified

Representation
ref: 1874

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Policy D7 Housing design
Designing for larger families. In addition to building larger
houses, in the first place the City Council should support all
changes to existing houses that can make all the difference.
The addition of lofts is very important. Adding on a front porch
to a house (even if this is in front of the imaginary building line)
could make all the difference to a family’s accommodation. If
one has single prams, or indeed double buggies, there needs to
be an area in which to bring them into and to store them. Rear
extensions should also be encouraged.
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Respondent /
ref.

Chapter &
policy

Representation
ref.
Historic England
Respondent ref:
A0414

Paragraph

Representation
ref: 1975

Legal compliance /
soundness/ duty to
cooperate

Chapter 19: D8 Is legally
- Alterations
compliant?:
and
Not specified
extensions
Is sound?:
Bullet 4
No
Complies with the
duty to cooperate?:
Not specified

Comments

Modifications neccessary

Participation
at hearing
sessions

Comments relating to legal compliance, soundness or duty to
cooperate:

Delete bullet 4 from the
Plan.

Not specified

n/a

Not specified

Any proposals that affect a heritage asset will be required to
sustain and enhance the significance of the asset in line with
the requirements of the NPPF. It is unclear why there is
separate guidance in this policy from that in the heritage
chapter of the Plan. Whilst it is acknowledged that the Plan is
read as a whole, the inclusion of Bullet 4 could provide
confusion to applicants applying for planning permission. In
particular, as it only asks for the preservation of its significance.
In addition, the setting of a heritage asset is part of its
significance and therefore any proposals which harm this are
affecting their significance.
Therefore it is suggested for clarity and to align with the
requirements of the NPPF that Bullet 4 is deleted.
General comments:

The Manchester
Bolton and Bury
Canal Society
Respondent ref:
A0013
Representation
ref: 1806

Chapter 19: D9 Is legally
- Waterside
compliant?:
development
Not specified
Is sound?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
n/a
General comments:
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Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Canal and River
Trust
Respondent ref:
A0215

Chapter 19: D9 Is legally
- Waterside
compliant?:
development
Not specified

Representation
ref: 2021

The Peel Group
(submitted by
Turley)
Respondent ref:
A0394
Representation
ref: 2254

Legal compliance /
soundness/ duty to
cooperate

Comments

Complies with the
duty to cooperate?:
Not specified

Page 178 Policy D9 Waterside development includes
Manchester Bolton and Bury Canal requiring positive
contribution to character, environmental quality, public
amenity value and role as key walking/cycling routes. We are
pleased to see Manchester Bolton and Bury Canal specifically
included in waterside development. We have been stressing for
a long time how big a contribution a waterway can make to a
community.
Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified
Chapter 19: D9 Is legally
- Waterside
compliant?:
development
Yes
Is sound?:
No
Complies with the
duty to cooperate?:

Modifications neccessary

Participation
at hearing
sessions

n/a

No - I do not
wish to
participate in
hearing
session(s)

The policy should highlight
the importance of
safeguarding the operational
requirements of the
waterways, including the
shipping function of the
MSC.

Yes - I wish
to
participate in
hearing
session(s)

n/a
General comments:
The Trust is generally supportive of Policy D9 but consider that
the final sentence, last word should be amended to refer to
"waterways" rather than "river" to be consistent with the
overall policy.
Comments relating to legal compliance, soundness or duty to
cooperate:
Summary [as set out in the Executive Summary to Peel's
comments]
Policy is supported but modifications should be made to the
policy to ensure that the importance safeguarding the
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Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Yes

operational requirements of the waterways and shipping
function.

Modifications neccessary

Participation
at hearing
sessions

N/A

Not specified

Main comments [Support with modifications ]
7.65 Peel supports the requirement for development near to
Salford’s waterways (including the MSC, Salford Quays and the
Bridgewater Canal) to make a positive contribution to their
character, environmental quality, public amenity value and role
as key walking and cycling routes.
7.66 However, the policy should also highlight the importance
of safeguarding the operational requirements of the
waterways, including the shipping function of the MSC.
General comments:
Sovereign Point
Residents
Association
Respondent ref:
A1047
Representation
ref: 1907

Chapter 19: D9 Is legally
- Waterside
compliant?:
development
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
These comments have also been recorded against policy AP2
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Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Peel Media
(submitted by
Turley and NJL)
Respondent ref:
A1130

Chapter 19: D9 Is legally
- Waterside
compliant?:
development
Yes

Representation
ref: 2306

Legal compliance /
soundness/ duty to
cooperate

Comments

Not specified

While we strongly approve of policies to create 'tree-lined
walkways' around the waterways, and to protect Salford's
heritage assets, we are conscious of the fact that in the not-toodistant past we have seen council approval for the removal of
every other row of trees along the Lowry Mall waterside
frontage as part of the Watergardens development, and the
demolition and removal of the iconic blue cranes at the head of
Ontario Basin.
In a similar vein, we shall be interested to see how far the aim
of "delivering a diverse mix of decent and adaptable homes",
and ensuring "that at least 20% of new dwellings on every
major residential development in Salford should be in the form
of affordable housing" are adhered to on The Quays, especially
in the light of the "Cotton Quay" planning application. Policies
and stated intentions are only as good as the extent to which
they are acted upon.
Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
Yes
Complies with the
duty to cooperate?:
Yes

N/A
General comments:
Policy D9 Waterside development
Revised Draft Salford Local Plan (RDSLP) 2019 representations
PMML provided support for high quality development within
waterside locations such as Salford Quays and adopting a
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Modifications neccessary

Participation
at hearing
sessions

N/A

Yes - I wish
to
participate in
hearing
session(s)

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

N/A

Not specified

flexible approach to identifying options for establishing
crossings over the Manchester Ship Canal.
Salford Publication Local Plan 2020 Representations
There have been no significant changes to the policy text and
therefore PMML continue to support the provisions of the
policy in terms of high quality development and flexible options
on waterway crossings.

M Halpern
Respondent ref:
A1965

Chapter 19: D9 Is legally
- Waterside
compliant?:
Not specified
development

Representation
ref: 1875

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Amendments Conclusion/ Status
PMML continue to support the proposed policy in the SLPDMP
with no changes requested.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Policy D9 Waterside development
Perhaps the Waterfront development ought to be encouraged
along the top end of Lower Broughton Road, as the rear of the
properties front onto the River Irwell.
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Respondent /
ref.

Chapter &
policy

Representation
ref.
Canal and River
Trust
Respondent ref:
A0215

Paragraph

Representation
ref: 2023

Figure 15

CAMRA
(Campaign for
Real Ale)
Respondent ref:
A0406

Chapter 20
Heritage general
comments

Representation
ref: 1832

Chapter 20
Heritage general
comments

20.5

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

n/a

No - I do not
wish to
participate in
hearing
session(s)

N/A

Not specified

Is sound?:
Not specified

n/a
General comments:

Complies with the
duty to cooperate?:
Not specified

Figure 15 Designated Heritage Assets
The Trust supports inclusion of the line of the Manchester
Bolton & Bury Canal in this diagram

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
In the section on heritage, it is noted that the considerable role
played by the Crescent pub (now sadly closed) and another pub
in Chapel Street in the city’s rich history.
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Respondent /
ref.

Chapter &
policy

Representation
ref.
Historic England
Respondent ref:
A0414

Paragraph

Representation
ref: 1979

Historic England
Respondent ref:
A0414
Representation
ref: 1983

Chapter 20
Heritage general
comments
A Fairer
Salford box

Chapter 20
Heritage general
comments
20.1 - 20.7

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

Bullet 1 should be amended
to include reference to
"conserving".

Not specified

Is sound?:
Yes
Complies with the
duty to cooperate?:
Not specified
Is legally
compliant?:
Not specified
Is sound?:
Yes

The NPPF requires plan policies to conserve and where
appropriate enhance the historic environment rather than
"just" protecting and enhancing. To strengthen the Plan and to
ensure that it is inline with the requirements of the NPPF Bullet
1 should be amended to include reference to "conserving".
General comments:
Comments relating to legal compliance, soundness or duty to
cooperate:
We welcome the comment of this section.
General comments:

Complies with the
duty to cooperate?:
Not specified

421

Not specified

Respondent /
ref.

Chapter &
policy

Representation
ref.
Historic England
Respondent ref:
A0414

Paragraph

Representation
ref: 2068

Chapter 20
Heritage general
comments

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

The table should be
amended as follows:

Not specified

Indicator 1: We welcome the inclusion of an indicator which
seeks to reduce the number of assets on the Heritage at Risk
Register. We have made comments on page 25 (Strategic
Objective 10), where this target should be included within this.

Indicator 1: no change
Indicator 2: target should be
changed to "zero"
Indicator 3: clarity on what is
meant to refer to designated
and/or non designated
heritage assets

Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

Indicator 2: The target is to maintain the number of heritage
assets lost or de-designated. Without the baseline position,
that has no number (target) to which it is working to and
therefore maintenance might be a reduction of 1, 2, 5, 6 etc. So
rather than maintain, the target should be "zero".
Indicator 3: In line with the comments on page 25, the indicator
should be amended to provide clarity of the type of assets this
refers.
General comments:

The Manchester
Bolton and Bury
Canal Society
Respondent ref:
A0013
Representation
ref: 1807

Chapter 20:
HE1 - Heritage
protection

Is legally
compliant?:
Not specified
Is sound?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
n/a
General comments:
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n/a

Not specified

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

The Peel Group
(submitted by
Turley)
Respondent ref:
A0394

Chapter 20:
HE1 - Heritage
protection

Representation
ref: 2255

Legal compliance /
soundness/ duty to
cooperate

Comments

Complies with the
duty to cooperate?:
Not specified

Page 183 Policy HE1 Heritage Protection, Manchester Bolton
and Bury Canal mentioned in para 4 d). We are very excited that
The Manchester Bolton and Bury Canal is worthy of recognition
as a heritage asset.

Is legally
compliant?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
No
Complies with the
duty to cooperate?:
Yes

Summary [as set out in the Executive Summary to Peel's
comments]
Modifications have been proposed to make this policy sound.
Main comments [Support with modifications ]
7.67 The introductory paragraph should be adjusted to reflect
the fact that not all aspects of the setting of a heritage asset will
necessarily contribute to its significance. It could be amended
as follows:
‘The significance of Salford’s heritage assets will be sustained,
including aspects of setting that contribute to significance.’

423

Modifications neccessary

Participation
at hearing
sessions

Amend the introductory
paragraph to read: ‘The
significance of Salford’s
heritage assets will be
sustained, including aspects
of setting that contribute to
significance.’

Yes - I wish
to
participate in
hearing
session(s)

Part 3 of the policy is
complex and should be
simplified. It is not clear
what the policy requires. We
would suggest revised
wording as follows:
‘The degree to which its
setting contributes and its
relationship with other
heritage assets.’

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Paragraph 1 should be
amended to read: "Salford's
heritage assets will be
conserved and where
appropriate, enhanced,
ensuring that they continue
to make a positive
contribution to the character
and identity of the city and
its neighbours.

Not specified

7.68 The wording of part 3 of the policy is complex and should
be simplified. It is not clear what the policy requires. We would
suggest revised wording as follows:
‘The degree to which its setting contributes and its relationship
with other heritage assets.’
General comments:

Historic England
Respondent ref:
A0414

Chapter 20:
HE1 - Heritage
protection

Is legally
compliant?:
Not specified

Representation
ref: 1987

1

Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
This paragraph needs to be amended to better reflect the
requirements of the NPPF. Enhancements of the significance of
a heritage asset should only be undertaken where it is
appropriate following a thorough understanding of its
significance and the impact of any proposals on it. It should not
be encouraged at all times, as it might not always be
appropriate.
General comments:
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Respondent /
ref.

Chapter &
policy

Legal compliance /
soundness/ duty to
cooperate

Comments

Representation
ref.
Historic England
Respondent ref:
A0414

Paragraph

Representation
ref: 1989

Chapter 20:
HE1 - Heritage
protection

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

2

Is sound?:
Yes
Complies with the
duty to cooperate?:
Not specified

Historic England
Respondent ref:
A0414

Chapter 20:
HE1 - Heritage
protection

Is legally
compliant?:
Not specified

Representation
ref: 1992

3

Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

Modifications neccessary

Participation
at hearing
sessions
Not specified

We welcome reference to the key elements of Salford's historic
environment.
General comments:

Comments relating to legal compliance, soundness or duty to
cooperate:
This is not in accordance with the requirements of the NPPF as
the policy as drafted suggests that harm is acceptable. The
NPPF is quite clear that any harm to a heritage asset should be
avoided. Therefore the policy should be rewritten.
General comments:
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Harm to the significance of a Not specified
heritage asset should be
avoided. The acceptability of
any such harm will be
determined in accordance
with the requirements of the
National Planning Policy
Framework.

Respondent /
ref.

Chapter &
policy

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Representation
ref.
Historic England
Respondent ref:
A0414

Paragraph
Chapter 20:
HE1 - Heritage
protection

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

Not specified

4

Is sound?:
No

The paragraph should be
amended to read: "Where
harm to heritage assets is
justified (in line with the
tests in the NPPF)
opportunities should b e sort
to better reveal the
significance of the heritage
assets, securing repairs to
them, improving public
access……

Representation
ref: 1997

N/a

Not specified

Complies with the
duty to cooperate?:
Not specified

There is nothing in national policy which refers to the concept
of harm being offset by compensation. This paragraph is
contrary to national policy and will result in harm to heritage
assets being allowed rather than justified using the tests in the
NPPF,
In addition, harm to heritage assets is that which is necessary to
achieve public benefits not whether or not it is unavoidable and
compensated for. Therefore this paragraph should be amended
in line with the requirements of national policy.
General comments:

Tarmac
Respondent ref:
A1150
Representation
ref: 2180

Chapter 20:
HE1 - Heritage
protection

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
These comments have also been recorded against policies AP1,
HE6, BG2/26 and chapter 26 general comments
Whilst the Greater Manchester Joint Minerals Development
Plan Document includes minerals specific planning policy and
policies pertaining to mineral safeguarding, the Planning
Practice Guidance is clear (paragraph reference 005 Reference
ID: 27-005-20140306) that although district councils are not
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Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

mineral planning authorities, they have an important role in
safeguarding minerals in 3 ways (my emphasis):
•
having regard to the local minerals plan when
identifying suitable areas for non-mineral development in their
local plans. District councils should show Mineral Safeguarding
Areas on their policy maps;
•
in those areas where a mineral planning authority has
defined a Minerals Consultation Area, consulting the mineral
planning authority and taking account of the local minerals plan
before determining a planning application on any proposal for
non-minerals development within it; and
•
when determining planning applications, doing so in
accordance with development policy on minerals safeguarding,
and taking account of the views of the mineral planning
authority on the risk of preventing minerals extraction.
Although the current Publication Draft Plan refers to the
Manchester Joint Minerals Plan, it is currently unsound as it is
not in conformity with national policy and practice guidance.
The NPPF (2019), within its Minerals chapter, requires the
safeguarding of ancillary infrastructure at paragraph 204(e) by
stating that planning policies should:
“safeguard existing, planned and potential sites for: the bulk
transport, handling and processing of minerals; the
manufacture of concrete and concrete products; and the
427

Participation
at hearing
sessions

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

handling, processing and distribution of substitute, recycled and
secondary aggregate material”
In addition, the NPPF has introduced the ‘agent of change’
principle. The 'agent of change’ principle gives authority to the
view that a person or business (i.e. the agent) introducing a
new land use is responsible for managing the impact of that
change. This is delivered through paragraph 182 (contained in
chapter 15: conserving and enhancing the natural
environment), which states that planning policies and decisions
should ensure that new development can be integrated
effectively with existing businesses and community facilities.
Existing businesses and facilities should not have unreasonable
restrictions placed on them as a result of development
permitted after they were established. The paragraph goes on
to confirm that where an existing business or community
facility could have a significant adverse effect on new
development (including changes of use) in its vicinity, the
applicant (or agent of change) should be required to secure
suitable mitigation before the development has been
completed.
Therefore, national planning policy dictates that any proposed
development should first consider, and be able to demonstrate,
that the proposals would not result in an adverse impact on the
existing operations. Whilst there are no specific proposed
allocations directly affecting Tarmacs land interests, in light of
the above, it is considered that mineral developments,
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Participation
at hearing
sessions

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

including mineral related infrastructure, mineral transportation
sites and handling, processing and manufacturing facilities
should be identified as safeguarded identified on the policies
map or given specific reference within the text. This provides
clarity to developers on the presence of and potential for
mitigation to protect the continued operation of existing
development and future occupiers of any new development
nearby.
Tarmac’s Agecroft site is bordered by the Manchester, Bury and
Bolton Canal which is protected by biodiversity policy BG2/26.
The sub text to this policy at paragraph 20.30 makes reference
to the canal having been drained and filled in, stating:
‘some stretches of the original canal remain, primarily around
Agecroft north of Park House Bridge, with areas in water
including a designated Site of Biological Importance (policy
BG2/26). Restoration of the Manchester, Bolton and Bury Canal
and its towpath is a multi-million pound project and will be a
long term proposition. In places the original line of the canal
has been severed by significant infrastructure (including the A6
and railway lines) and therefore at these pinch points there may
need to be some deviation from it in order to deliver an
achievable route that could potentially be fully navigable.
Similarly, it will be important to ensure that protecting the
original line of the canal does not impede significant
infrastructure and regeneration projects’.
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Participation
at hearing
sessions

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Policy AP1 (17) states that development alongside the line of
the Manchester Bolton and Bury Canal needs to facilitate its
restoration or, where this is not practicable, provide open space
incorporating walking and cycling routes. Policy HE1 and HE6
offers the canal significant protection as infrastructure of
national and international significance and important heritage
assets. Policy HE6 specifically states that “Development that
would prevent or significantly hinder the future restoration of
the canal or its towpath will not be permitted.”
Whilst Tarmac does not wish to object to the presence of such
designations, it needs to be balanced, properly reflective of
context and not contradictory. Adjacent to the Agecroft site,
the canal itself is not visible but the towpath/route is retained.
The ability of the site to continue to function and adapt to
future needs should not be compromised by overly unrealistic
requirements/focus on reinstatement/restoration of the canal
which could affect project viability. We support the terminology
used in Policy AP1 which encourages opportunities to assist
with the overall restoration objectives ‘where practicable’
having regard to the fact there is not currently any open water
route in this area. It is considered that the distinction made in
paragraph 20.30 – ‘important to ensure that protecting the
original line of the canal does not impede significant
infrastructure and regeneration projects’ is reflected in policy
HE6
General comments:
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Participation
at hearing
sessions

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

N/a

City of Trees
Respondent ref:
A1152

Chapter 20:
HE1 - Heritage
protection

Representation
ref: 2275

The Peel Group
(submitted by
Turley)
Respondent ref:
A0394
Representation
ref: 2256

Is legally
compliant?:
Not specified
Is sound?:
Not specified

Chapter 20:
HE2 Managing
change across
historic areas

Comments relating to legal compliance, soundness or duty to
cooperate:
Definitions – heritage assets can we add in landmark / TPOd
trees or character defining street trees – avenues of trees.
These should be protected as well.

Complies with the
duty to cooperate?:
Not specified

General comments:

Is legally
compliant?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
No
Complies with the
duty to cooperate?:
Yes

Not specified

Comments also logged against Policy HE3
Summary [as set out in the Executive Summary to Peel's
comments]
Policies HE2 is unsound as it does not reflect national policy. A
number of amendments to the policy wording are required to
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The policy should be
reworded to refer to: “The
use secured should be
consistent with the
significance of the heritage
asset and its sustainable
long-term use.’

Yes - I wish
to
participate in
hearing
session(s)

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

ensure consistency with the statutory duties of section 66 of
the Planning (Listed Buildings and Conservation Areas) Act
1990, NPPF and PPG. Modifications are proposed to make the
policy sound.
Main comments [Support with modifications ]
7.69 Part 1 of the Policy deviates from legislation and the NPPF
in seeking to protect, conserve and enhance the historic
character of places. This should be clarified by reference to the
significance of heritage assets. The requirement to
“…enhance…” heritage assets or the historic character of places
is inconsistent with the statutory duties of section 66 of the
Planning (Listed Buildings and Conservation Areas) Act 1990
(”LBCA Act”) and the heritage policies of the NPPF. Case law has
established that preserving the character or appearance of an
area is achieved by either “…a positive contribution to
preservation or by development which leaves the character or
appearance unharmed that is to say preserved…”. It is
appropriate for policies of the Plan to encourage authorities to
take account of the desirability of sustaining and enhancing
heritage assets; however, it must make clear that this is not a
requirement and that development which preserves and causes
no harm to the significance of designated heritage assets is
acceptable, in accordance with legislation and the policies of
the NPPF.
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Participation
at hearing
sessions

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

N/A

Not specified

7.70 This also applies to Policy HE3 and the requirement for
new uses for heritage assets to be consistent with the
protection and enhancement of the assets heritage significance.
7.71 Peel suggests a revised wording as follows:
“The use secured should be consistent with the significance of
the heritage asset and its sustainable long-term use.’
General comments:

CAMRA
(Campaign for
Real Ale)
Respondent ref:
A0406
Representation
ref: 1833

Chapter 20:
HE2 Managing
change across
historic areas

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
In the section on heritage, it is noted that the considerable role
played by the Crescent pub (now sadly closed) and another pub
in Chapel Street in the city’s rich history. However, it is
disappointing to see that in policy HE2 D. Eccles, there is no
reference to the fact that Eccles is home to the highest
concentration of heritage pubs in the whole of Greater
Manchester – Lamb Hotel, Eccles centre, Queen’s Arms,
Patricroft, Stanley Arms, Patricroft and the Grapes, Peel Green.
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Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Historic England
Respondent ref:
A0414

Chapter 20:
HE2 Managing
change across
historic areas

Representation
ref: 1998

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Bullet 1 should be amended
to include: To broaden the
elements of the place which
should be conserved other
than just "character" etc.
For consistency places or
areas should be used rather
than both.

Not specified

The protection and enhancement of these pubs should be a key
consideration in maintaining the special characteristics of
Eccles.

Bullet 1

Is legally
compliant?:
Not specified
Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
Enhancement to heritage assets may not always be
appropriate. To ensure that it is in line with the requirements
of the NPPF this should be amended.
In addition, the supporting text to the policy contained in Para
20.13 to 20.15 talks about the historic environment,
conservation areas, identity, character, design and significance
yet this bullet only refers to character.
In addition, reference is made to places yet the policy refers to
areas. For consistency this needs to be amended. The bullet
should be expanded to ensure all elements are included.
General comments:
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Respondent /
ref.

Chapter &
policy

Representation
ref.
Rev Ross Garner
Respondent ref:
A1959

Paragraph

Representation
ref: 1816

Chapter 20:
HE2 Managing
change across
historic areas

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:

Eccles Parish Church is a
Medieval Grade I listed
building in the centre of
Eccles. I feel it deserves a
mention in this section of
the plan. We are developing
the Heritage interpretation,
school visits and will be
encouraging tourists to visit
the church.

No - I do not
wish to
participate in
hearing
session(s)

Alteration within paragraph
20.16 - Finding appropriate
uses for Salford's heritage
assets is therefore an
important priority, the city
council will work with
developers (DELETE - and) ,
Historic England and <> in
achieving this.

No - I do not
wish to
participate in
hearing
session(s)

Is sound?:
Yes
Complies with the
duty to cooperate?:
Yes

Theatres Trust
Respondent ref:
A0942
Representation
ref: 1959

Chapter 20:
HE3 - A
positive future
for heritage
assets
20.16

Is legally
compliant?:
Yes
Is sound?:
Yes
Complies with the
duty to cooperate?:
Yes

Policy HE2 (point D). Eccles Parish Church is not mentioned
specifically at this point.
General comments:
n/a
Comments relating to legal compliance, soundness or duty to
cooperate:
We made comment at the previous stage regarding this policy
but our recommendation has not been acted on. We consider
the amendment we proposed would ensure greater robustness
for this policy.
The change we suggest is outlined below.
There are a number of organisations outside of Historic England
such as Theatres Trust (we are referenced elsewhere in the
document) that can provide advice and guidance to applicants
and the Council on specific schemes which should lead to better
outcomes for those assets and for Salford more generally. For
example, Historic England tend not to comment on applications
unless they relate to heritage assets with a statutory listing of
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Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Comments relating to legal compliance, soundness or duty to
cooperate:

Delete the first paragraph of
the policy and replace with:

Not specified

There are a number of assets on the Heritage at Risk Register as
well as conservation areas within Salford. The intention of any
assets on the heritage at risk register should be to secure their
long term future, through finding viable uses for them and to
ensure that they are maintained and secured to prevent them
from decaying further.

"Proposals which safeguard
and secure the long term
future of heritage assets at
risk through finding viable
uses for them and ensuring
that they are maintained and
secured to prevent further
decay will be supported.

Grade II* or above. This can result in a gap which can and
should be filled by organisations such as Theatres Trust.
General comments:
N/A

Historic England
Respondent ref:
A0414
Representation
ref: 2067

Chapter 20:
HE4 - Heritage
at risk

Is legally
compliant?:
Not specified
Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

As drafted the policy does not provide an overarching starting
point for any applications affecting heritage assets.
Paragraph 1: In addition, developers are not expected to
address the "source" of the heritage at risk. It is unclear what
this means and it could result in works to elements that are not
directly related to the asset, such as for example access
improvements to the highway, rather than stabilising a
structure or making it watertight.
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Amend wording of second
paragraph to:
"Where appropriate, a range
of actions may be taken to
secure the future of the
heritage asset at risk which
includes including
enforcement action, urgent

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Paragraph 2: It is important that the policy reflects the
requirements of the 1990 Act. Whilst a range of actions might
be appropriate, in terms of heritage, reference should also be
made to Repairs Notices (which can lead to CPO) and not
Dangerous Structure Notices.

works notices and Repairs
Notices.

Participation
at hearing
sessions

Delete paragraph 3.

Paragraph 3: This paragraph should be deleted as it is not in
accordance with national policy and legislation.
General comments:
Theatres Trust
Respondent ref:
A0942

Chapter 20:
HE4 - Heritage
at risk

Is legally
compliant?:
Yes

Representation
ref: 1960

20.21

Is sound?:
Yes
Complies with the
duty to cooperate?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:
We are supportive of this policy, and welcome direct reference
to Theatres Trust.
General comments:
N/A
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N/A

No - I do not
wish to
participate in
hearing
session(s)

Respondent /
ref.

Chapter &
policy

Representation
ref.
The Manchester
Bolton and Bury
Canal Society
Respondent ref:
A0013

Paragraph
Chapter 20:
HE6 - Canals

Representation
ref: 2024

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

n/a

Not specified

n/a

No - I do not
wish to
participate in
hearing
session(s)

Is sound?:
Not specified

Representation
ref: 1808

Canal and River
Trust
Respondent ref:
A0215

Legal compliance /
soundness/ duty to
cooperate

Complies with the
duty to cooperate?:
Not specified

Chapter 20:
HE6 - Canals

Is legally
compliant?:
Not specified
Is sound?:
Not specified

n/a
General comments:
Policy HE6 Canals (page 190) Section dedicated to canals, in
particular page 191 (para 20.30) dedicated to Manchester
Bolton and Bury Canal and (para 20.31) is about Fletchers Canal.
While we do support a tram/train link it must not mean
impeding the restoration of The Manchester Bolton and Bury
Canal. It must be designed with great care and careful
consideration of the canal.
Page 192 Policy HE6 (point 3) protects the canal as an
important heritage asset and points A. and B. specifically limit
development along the line of the canal. We welcome this
policy with open arms so we can point to this policy when
developers get awkward.
Comments relating to legal compliance, soundness or duty to
cooperate:
n/a
General comments:

438

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Tarmac
Respondent ref:
A1150

Chapter 20:
HE6 - Canals

Representation
ref: 2181

Legal compliance /
soundness/ duty to
cooperate

Comments

Complies with the
duty to cooperate?:
Not specified

The Trust welcomes and supports the inclusion of Policy HE6
and associated text, which recognises the importance of
Salford's canals and seeks to protect the line of the Manchester
Bolton and Bury Canal and Fletchers Canal from development
that would prevent or hinder its future restoration.

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

Modifications neccessary

These comments have also been recorded against policies AP1,
HE1, BG2/26 and chapter 26 general comments
Whilst the Greater Manchester Joint Minerals Development
Plan Document includes minerals specific planning policy and
policies pertaining to mineral safeguarding, the Planning
Practice Guidance is clear (paragraph reference 005 Reference
ID: 27-005-20140306) that although district councils are not
mineral planning authorities, they have an important role in
safeguarding minerals in 3 ways (my emphasis):
•
having regard to the local minerals plan when
identifying suitable areas for non-mineral development in their
local plans. District councils should show Mineral Safeguarding
Areas on their policy maps;
•
in those areas where a mineral planning authority has
defined a Minerals Consultation Area, consulting the mineral
planning authority and taking account of the local minerals plan
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Participation
at hearing
sessions

We support the terminology Not specified
used in Policy AP1 which
encourages opportunities to
assist with the overall
restoration objectives
‘where practicable’ having
regard to the fact there is
not currently any open water
route in this area. It is
considered that the
distinction made in
paragraph 20.30 –
‘important to ensure that
protecting the original line of
the canal does not impede
significant infrastructure and
regeneration projects’ is
reflected in policy HE6

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

before determining a planning application on any proposal for
non-minerals development within it; and
•
when determining planning applications, doing so in
accordance with development policy on minerals safeguarding,
and taking account of the views of the mineral planning
authority on the risk of preventing minerals extraction.
Although the current Publication Draft Plan refers to the
Manchester Joint Minerals Plan, it is currently unsound as it is
not in conformity with national policy and practice guidance.
The NPPF (2019), within its Minerals chapter, requires the
safeguarding of ancillary infrastructure at paragraph 204(e) by
stating that planning policies should:
“safeguard existing, planned and potential sites for: the bulk
transport, handling and processing of minerals; the
manufacture of concrete and concrete products; and the
handling, processing and distribution of substitute, recycled and
secondary aggregate material”
In addition, the NPPF has introduced the ‘agent of change’
principle. The 'agent of change’ principle gives authority to the
view that a person or business (i.e. the agent) introducing a
new land use is responsible for managing the impact of that
change. This is delivered through paragraph 182 (contained in
chapter 15: conserving and enhancing the natural
environment), which states that planning policies and decisions
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Participation
at hearing
sessions

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

should ensure that new development can be integrated
effectively with existing businesses and community facilities.
Existing businesses and facilities should not have unreasonable
restrictions placed on them as a result of development
permitted after they were established. The paragraph goes on
to confirm that where an existing business or community
facility could have a significant adverse effect on new
development (including changes of use) in its vicinity, the
applicant (or agent of change) should be required to secure
suitable mitigation before the development has been
completed.
Therefore, national planning policy dictates that any proposed
development should first consider, and be able to demonstrate,
that the proposals would not result in an adverse impact on the
existing operations. Whilst there are no specific proposed
allocations directly affecting Tarmacs land interests, in light of
the above, it is considered that mineral developments,
including mineral related infrastructure, mineral transportation
sites and handling, processing and manufacturing facilities
should be identified as safeguarded identified on the policies
map or given specific reference within the text. This provides
clarity to developers on the presence of and potential for
mitigation to protect the continued operation of existing
development and future occupiers of any new development
nearby.
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Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Tarmac’s Agecroft site is bordered by the Manchester, Bury and
Bolton Canal which is protected by biodiversity policy BG2/26.
The sub text to this policy at paragraph 20.30 makes reference
to the canal having been drained and filled in, stating:
‘some stretches of the original canal remain, primarily around
Agecroft north of Park House Bridge, with areas in water
including a designated Site of Biological Importance (policy
BG2/26). Restoration of the Manchester, Bolton and Bury Canal
and its towpath is a multi-million pound project and will be a
long term proposition. In places the original line of the canal
has been severed by significant infrastructure (including the A6
and railway lines) and therefore at these pinch points there may
need to be some deviation from it in order to deliver an
achievable route that could potentially be fully navigable.
Similarly, it will be important to ensure that protecting the
original line of the canal does not impede significant
infrastructure and regeneration projects’.
Policy AP1 (17) states that development alongside the line of
the Manchester Bolton and Bury Canal needs to facilitate its
restoration or, where this is not practicable, provide open space
incorporating walking and cycling routes. Policy HE1 and HE6
offers the canal significant protection as infrastructure of
national and international significance and important heritage
assets. Policy HE6 specifically states that “Development that
would prevent or significantly hinder the future restoration of
the canal or its towpath will not be permitted.”
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Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

N/A

Not specified

Whilst Tarmac does not wish to object to the presence of such
designations, it needs to be balanced, properly reflective of
context and not contradictory. Adjacent to the Agecroft site,
the canal itself is not visible but the towpath/route is retained.
The ability of the site to continue to function and adapt to
future needs should not be compromised by overly unrealistic
requirements/focus on reinstatement/restoration of the canal
which could affect project viability. We support the terminology
used in Policy AP1 which encourages opportunities to assist
with the overall restoration objectives ‘where practicable’
having regard to the fact there is not currently any open water
route in this area. It is considered that the distinction made in
paragraph 20.30 – ‘important to ensure that protecting the
original line of the canal does not impede significant
infrastructure and regeneration projects’ is reflected in policy
HE6
General comments:
Sport England
Respondent ref:
A0403
Representation
ref: 2358

Chapter 21
Green Belt and
agriculture general
comments

Is legally
compliant?:
Not specified
Is sound?:
Not specified

N/a
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
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Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

The Wildlife
Trust for
Lancashire,
Manchester and
North
Merseyside
Respondent ref:
A0513
Representation
ref: 1891

Chapter 21
Green Belt and
agriculture general
comments

Legal compliance /
soundness/ duty to
cooperate

Comments

Complies with the
duty to cooperate?:
Not specified

Late rep submitted on the 23 April as correction to initial
comments provided on the 20 March 2020

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Modifications neccessary

Participation
at hearing
sessions

Comments also recorded against chapter 1 paragraph 1.8
Additions to the Green Belt para 22.2 Wharton Playing Fields –
Sport England acknowledges that the Local Plan will not make
any decisions in respect of Green Belt boundaries and that such
decisions will be made through the Greater Manchester Spatial
Framework (GMSF).
Comments relating to legal compliance, soundness or duty to
cooperate:
General comments:
Given the location and nature of high grade soils in Salford City,
where land is used for agriculture it will be important to ensure
that this supports wider environmental objectives, such as
minimising greenhouse gas emissions and enhancing
biodiversity.

444

Not specified

Respondent /
ref.

Chapter &
policy

Representation
ref.
David Steel
Respondent ref:
A0564

Paragraph

Representation
ref: 1876

Chapter 21
Green Belt and
agriculture general
comments

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
First I would like to express my disappointment in your decision
to hand over the fate of our Greenbelt to GMSF 2019 for I feel
in doing so you have abnegated your responsibilities with
respect to the greatest natural asset that Salford can and
should be proud of....the Greenbelt of Chat Moss.
I feel this SDLP has handed over our innocent wildlife and all the
land upon which this wildlife lives upon to the ‘wants and
wants’ of developers ignoring the needs of many threatened
farmland bird species and more that exist upon it.
Further in my opinion I feel that you shame the value of this
landscape by ignoring its potential for Food and Fresh Air
production and go you on to deny the perpetuity of this
Greenbelt as an asset for leisure for all our Salford residents. (it
has plenty of rights of way throughout a large area of it).
In the decisions made with the 2019 draft plan with respect to
Allocation 32 and Allocation 33 I feel that a great deal of
ignorance has been shown by those who have chosen these
sites and I include my reasoned and experienced objections to
these Allocations at the end of this document.
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Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

David Steel
Respondent ref:
A0564
Representation
ref: 1885

Chapter 21
Green Belt and
agriculture general
comments

Legal compliance /
soundness/ duty to
cooperate

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments

I fear that you have walked away from your responsibilities in
ensuring that our Salford Green lung continues to serve current
and future generations of Salfordians and the wildlife that lives
out on this Greenbelt.
I fear that once you allow developers access to our Greenbelt
that they will be back for ‘more and more’ until this sweep of
open landscape will be lost generation by generation therefore
I urge that you (Salford) take back control of our Greenbelt and
stop this process before it starts, I feel you have a duty to do
this and have no right, as it seems to me, to walk away from
this major decision.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Chapter 22
P 218
You say Creating a fairer Salford by
•
Protecting the Green Belt for Future generations
I say then why not continue to protect against this Greenbelt
land grab proposed under GMSF Allocations 32 and 33 rather
than allowing this ‘end of the beginning’ for once you have
allowed the developers to deprive Salford of its Greenbelt in
these large areas, in my opinion, they WILL be back for more
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Modifications neccessary

Participation
at hearing
sessions

N/A

Not specified

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Patricia Murfin
Respondent ref:
A1558

Chapter 21
Green Belt and
agriculture general
comments

Representation
ref: 1912

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

n/a

Not specified

and I feel then your case in so called protecting the Greenbelt
for future generations will be considerably weaker.

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
n/a
General comments:
After much reading of many documents, I do support the wider
developments of the draft plans especially linked to
improvement in transport, health, diversity, access, leisure, and
housing.
With specific reference to Irlam Greenbelt development:
‘To broaden the range of new housing, retain Green Belt
separation between neighbourhoods, promote public transport
use and provide high quality living environments. The largest of
these sites is to the north of Irlam Station, where there is the
potential to deliver a sustainable new neighbourhood that takes
advantage of the direct rail connection to the City Centre.’
I fully endorse all relevant developments in this area.
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Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

I wish to be notified that my approval for the GMP and Salford
Plans.

The Wildlife
Trust for
Lancashire,
Manchester and
North
Merseyside
Respondent ref:
A0513

Chapter 21:
GB1 - Green
Belt

Representation
ref: 1886

Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
Not specified

General comments:

Complies with the
duty to cooperate?:
Not specified

Representation
ref: 1892
David Steel
Respondent ref:
A0564

Is legally
compliant?:
Not specified

Chapter 21:
GB1 - Green
Belt

Is legally
compliant?:
Not specified
Is sound?:
Not specified

Not specified

We support the following text from policy GB1:
"The positive use of the Green Belt will be supported"
"In particular, the enhancement of its green infrastructure
functions will be encouraged, such as improved public access
and habitat restoration"
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
P 219
448

N/A

Not specified

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

G Wickham and
F Steel
Respondent ref:
A1124

Chapter 21:
GB1 - Green
Belt

Representation
ref: 2065

Legal compliance /
soundness/ duty to
cooperate

Comments

Complies with the
duty to cooperate?:
Not specified

Policy GB1
Here you lay out a policy of protection of the Greenbelt but
only as I see it you have betrayed this policy with not opposing
GMSF Allocations 32 and 33.

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

n/a
General comments:
These comments have also been recorded against policy GI2
Opposing
AREA 1 (Port Barton Phase 2, GM33), REF EC2 (Page 69 on latest
documentation)
Port Barton --- land north of the A57 at Barton along the West
up to and along the M62 to fiddlers Lane).Salford have a
retained policy for Phase 1 of Port Salford. The concern is with
respect to the proposed phase 2, which is referenced as GM
Allocation 33.
AREA 2 (This is for the 1600 houses.GM32)
REF GB1 (P193) Greenbelt
REF GI2 (P204) CHAT MOSS
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n/a

Not specified

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Rest of Development of Greenbelt land associated with Irlam
and Cadishead
Specific Areas of objection consider:
1) Pollution/Air Quality
Reference LDP (page 203) our area lies within an 'Air Quality
Management Area' that is not complying with Government
Policy. Therefore ,how can adding many more trucks and cars
onto the road (area EC4/1) serving the proposed increase in
housing not increase this pollution and decrement air quality.
Even with the shift to more electric vehicles, presently there
will still be significant emissions in the production of electricity
and therefore propulsion of transport.
2) Congestion
An inescapable fact is that the roads are beyond capacity for
our area and wherever the proposals for new roads are; a
proposed link to the M62 at Boysnope/the Peel road out
towards Trafford Park. Currently the ‘supporting evidence’ only
states that it ‘may’ alleviate congestion.
Wherever you try and put in a relief road the existing traffic can
only be directed to the congested road system existing i.e.
M62/M60/M6/M56/A580/A57 bypass which are already full
with considerable long commuter times and so called ‘no travel’
times.
3) Community of Irlam and Cadishead to be swamped
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Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Having lived in this area for a considerable time, I have found it
to be a stable-self sufficient-low crime -generational area which
has given little cause for Salford City Council to invest into
supporting. Whilst change is good, however what is the cost
when you cannot commute, socialise and enjoy the natural
beauties on the doorstep?
4) Future Food Security
In traversing our greenbelt area on a regular basis I am assured
that this land can and does produce significant food stocks,
namely:
• Wheat
• Barley
• Oats
• Potatoes
• Cabbage
• Carrots
• Celery
• Lettuce
• Oil Seed Rape
As a nation why would one destroy such life-giving GRADE 1 2
and 3A land by replacing it (especially against the backdrop of
BREXIT) with unnecessary construction when other true
brownfield sites are available with better transport links, that
would alleviate numerous points outlined in this objection.
I have observed areas of the greenbelt that in my opinion that
have been seemingly allowed to not produce crops in order to
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ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

perhaps denigrate and temporarily devalue their worth to food
production. This does not distract from the fact that this
greenbelt offers and is historically recognised as some of the
best farmland (of consistent Grade one value) in the UK.
5) Housing and industry increase in Irlam and Cadishead
The community has accepted a large number of
housing/industrial projects over the years that whilst I have
lived in this area all of which have been on brown belt land.
1. Housing Margarine Works
2. Housing Old Precinct
3. Housing Penny Hollow—this land was a legacy ‘to be kept as
an open space in perpetuity!
4. Housing Kwik Save area bottom of Fairhills Road
5. Housing Open land to south of the River (Jezzies)
6. Industry Old Steel works North bank industrial Estate
7. Housing Old Hayes Chemical Plant Cadishead
8. Housing Opposite Hayes Site—yet to be built
9. Industry Old Soap Works on Fairhills Road
10. Not strictly in our area but massively affecting it and the
approach to our community—Port Barton (euphemistically
known as Port Salford)
6) Natural History
The Natural History value of these areas must not be ignored as
the moss-lands are part of major conservation efforts and
recognised value to our future conservation:
a) The Carbon Landscape initiative
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policy

Representation
ref.
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Legal compliance /
soundness/ duty to
cooperate

Comments

Trust

Modifications neccessary

b) The Greater Manchester Wetlands Project
c) The Mosslands strategy led by the Lancashire Wildlife

d) The Nature Improvement Area which is supported by
the planning authorities of Greater Manchester (yes this DOES
include Salford)
e) The State of Nature Report that was launched by Sir
David Attenborough in 2013 with it latest report having been
produced in 2016 in which it clearly states that ‘A new measure
that assesses how intact a country’s biodiversity is, suggests
that the UK has lost significantly more nature over the long
term than the global average. The index suggests that we are
among the most Nature-depleted countries in the world.’
Our (Salford/Wigan) greenbelt supports a wide variety of
wildlife that should be celebrated not lost forever. For example
with respect to the birdlife living upon/depending upon/ using
this Mossland on a day to day basis includes. With reference to
the 2015 updated Birds of Conservation Report, 29 Red Data
and 26 Amber Data birds of which this report states ‘Farmland
birds are still a major concern. Twelve farmland species remain
on the Red list and some, such as the Turtle Dove, are
continuing to decline alarmingly.’
To conclude, this objection challenges the very ethos as to why
any development is required in the area of existing notable and
nature giving greenbelt.
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Respondent /
ref.

Chapter &
policy

Representation
ref.
City of Trees
Respondent ref:
A1152

Paragraph
Chapter 21:
GB1 - Green
Belt

Representation
ref: 2277

Philip Hodson
Respondent ref:
A2003
Representation
ref: 2076

Legal compliance /
soundness/ duty to
cooperate

Comments

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
Not specified

Chapter 21:
GB1 - Green
Belt

Modifications neccessary

General comments:

Is legally
compliant?:
No

Comments relating to legal compliance, soundness or duty to
cooperate:

Complies with the
duty to cooperate?:
No

Not specified

Policy GBI – enhancement of GI functions – please can we add
in ‘increasing woodland cover to provide a whole range of social
benefits, resilience to climate change and carbon storage.

Complies with the
duty to cooperate?:
Not specified

Is sound?:
Not specified

Participation
at hearing
sessions

Why has SLP changed? Is it a result of the comments made
around the designated wildlife corridor (adjacent to Irlam train
station?.
The plan now shows this is not within the green belt, as
previously shown. Is this "now" a new green belt boundary?
The land adjacent to the station is woodland, which frequently
floods making it the ideal habitat for newts, dragonflies
etc….including the bats and tawney owls, not a bad pace to
flood with all the recent rainfall. But if built on where will all the
wildlife i.e. newts move to? And where will the flood risk move
to?
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What's required is credible
evidence forecast for local
housing. I think there should
be no development on
greenfield sites have been
maximised and completed.
Any greenfield sites should
have the infrastructure on
prior to the first
development based on
concerns over the impact on
existing transport and
pressure on the social
infrastructure i.e. schools
and doctors etc.

Yes - I wish
to
participate in
hearing
session(s)

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

I would prefer the development to be on the numerous
brownfield sites in Irlam and Cadishead with no loss of green
bet.

The sites allocated for
affordable housing does not
take into the consideration
the cost to build on
mossland deep peat sites
which would outweigh the
building costs and
infrastructure of transport
networks and routes.
Recognition within the policy
that the Green Belt
boundaries will be reviewed
during the plan period of the
Salford Local Plan through
the GMSF.

General comments:
N/A
Wainhomes
(North West)
Ltd &
Persimmon
Homes
(submitted by
Emery Planning)
Respondent ref:
A2019
Representation
ref: 2175

Chapter 21:
GB1 - Green
Belt

Is legally
compliant?:
Not specified
Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
2.23 Paragraph 21.2 of the draft plan provides:
“This plan maintains the designation of the existing Green Belt
in Salford, without any alterations to its boundaries. The need
for any changes to the Green Belt, both in terms of land being
removed or added to it, will be determined through the Greater
Manchester Spatial Framework. This is because it is important
to consider any Green Belt boundary changes in Salford as part
of the overall strategy across Greater Manchester for
accommodating development and combating urban sprawl.”
2.24 There is therefore a recognition that the Green Belt may
need to be amended through the emerging GMSF. However,
this is not reflected in the policy as currently drafted. The policy
simply states that “The Green Belt within Salford is defined on
the Policies Map. This Green Belt will be afforded strong
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Comments
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protection in accordance with national planning policy.” There
should therefore be a recognition within the policy that the
Green Belt boundaries will be reviewed during the plan period
of the Salford Local Plan through the GMSF.
2.25 Furthermore, we are concerned that the plan as drafted
defers the issue of Green Belt release entirely to the GMSF,
without any provision as to what will happen if the GMSF does
not progress to an adopted plan. Although the GMSF is
currently being progressed, there are still significant risks as to
whether it will be ultimately be adopted. For example, it needs
to be approved by all 10 authorities, which may prove politically
challenging. There have already been significant delays through
its production. Furthermore, the GMCA wish to proceed based
on the GMSF being a Spatial Development Strategy, but
currently there is not provision in law for a plan prepared as a
Spatial Development Strategy to allocate sites and/or release
Green Belt.
2.26 The resulting position is that the draft Local Plan does not
adequately meet the development needs of the city. The
deferment of these issues to the GMSF could be acceptable in
principle, but for the plan to be sound without currently
meeting development needs there must be contingency
provisions built into policy for GMSF not progressing as
anticipated.
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Participation
at hearing
sessions

2.27 We therefore consider that the policy should be amended
to clarify that if the GMSF does not progress as currently
anticipated then the Salford Local Plan (and the Green Belt
boundaries) will need to be immediately reviewed to ensure
that development needs are met. If the GMSF is abandoned
prior to the adoption of the Salford Local Plan, then this plan
should be amended to ensure that it fully meets future housing
and economic development needs.
General comments:

The Wildlife
Trust for
Lancashire,
Manchester and
North
Merseyside
Respondent ref:
A0513
Representation
ref: 1893

Chapter 21:
GB2 - Soils and
agricultural
land

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
General comments:
We support paragraph 21.9
Such an approach needs to be aimed for consistently in the
Local Plan policies relating to Chat Moss; Biodiversity; Climate
Change & Soils; and Agricultural Land.
However, this is not strongly reflected in the derived policy,
GB2: that policy, as worded, only states that development
should maximise the retention of soils’ environmental
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Comments
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functions, not that development should also reduce current
negative environmental impacts.
Policy GB2 goes on to state that
The loss of agricultural land shall be avoided wherever possible.
Where development of agricultural land is proposed, it shall be
demonstrated that:
1) Preference has been given to the use of lower grade land;
and
2) The scale of loss has been minimised.
The positive use of agricultural land for farming and agrienvironmental schemes will be encouraged. The use of
agricultural land shall seek to protect soil quality, minimise soil
erosion, retain landscape features such as ponds and
hedgerows, and maximise wider environmental benefits.
We believe that this wording is too weak, and does not support
the land-use points made in paragraph 21.9 above it. It omits
any requirements to minimise greenhouse gas emissions and to
increase the number and quality of landscape features.
Policy GB2 also contradicts Paragraph 21.8, which we broadly
SUPPORT
We suggest the following rewording:
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Policy GB2 Soils and agricultural land
Development shall safeguard and utilise on-site soil resources
where practicable, maximising the retention of its
environmental functions, in accordance with the Defra code of
practice for the sustainable use of soils on construction sites.
The loss of agricultural land shall be avoided wherever possible.
Where development of agricultural land is proposed, it shall be
demonstrated that:
1.
Preference has been given to the use of lower grade
land; and
2.
The scale of loss has been minimised.
The positive use of agricultural land for farming and agrienvironmental schemes will be encouraged. The use of
agricultural land shall seek to protect soil quality, minimise soil
erosion, reduce carbon emissions, retain floodwater, retain and
enhance landscape and habitat features such as ponds and
hedgerows, and maximise wider environmental benefits.
OBJECT
Policy GB2 does not do enough to address carbon emissions
and floodwater retention in respect of agricultural land-use on
peaty soils, particularly Chat Moss. We propose the following
rewording:
The positive use of agricultural land for farming and agrienvironmental schemes will be encouraged. The use of
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The Wildlife
Trust for
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North
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Respondent ref:
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Participation
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agricultural land shall seek to protect soil quality, minimise soil
erosion, retain landscape features such as ponds and
hedgerows, reduce carbon emissions, retain flood water, and
maximise wider environmental benefits.

21.8

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
Not specified

General comments:

Complies with the
duty to cooperate?:
Not specified

We broadly support paragraph 21.8.
That said, that paragraph’s wording needs to add specific
reference to reducing the carbon emissions from the area; we
suggest as follows:
21.8 Given its potential importance for food production, the
loss of higher grade land should normally be avoided wherever
possible. However, a key environmental priority for Salford is
the restoration of the Biodiversity Heartland in Chat Moss to
lowland raised bog and complementary habitats, which would
deliver nature conservation benefits, enhance the function of
the area as a carbon sink and reduce carbon emissions resulting
from oxidation of drained peat-based soils. This is likely to
involve the loss of some high grade land, although it would not
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The Wildlife
Trust for
Lancashire,
Manchester and
North
Merseyside
Respondent ref:
A0513

Chapter 21:
GB2 - Soils and
agricultural
land

Representation
ref: 2375

Legal compliance /
soundness/ duty to
cooperate
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N/A

Not specified

preclude its return to agricultural production in the future if
there were an urgent societal need.

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Paragraph 22.8
OBJECT
This, or perhaps a related paragraph, needs to refer not only to
other habitats that are complementary, but to other beneficial
land-uses, and to reference Policy CC1 – Climate change.
Society cannot treat biodiversity-related, climate changerelated and agricultural land-uses as separate: rather, we must
seek to spatially integrate and optimise overall land-use.
Policies on biodiversity, climate change, soil use and agriculture
need to align in optimising the use of land within Chat Moss.
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Current major land-uses on Chat Moss, particularly commercial
turf production and industrial agriculture, are causing the
emission of vast quantities of greenhouse gases (cf. Tom Smart,
Natural England – publication expected later this year).
The Wildlife Trust for Lancashire, Manchester & North
Merseyside wishes to see as much land as possible restored to
ecologically functional lowland raised bog priority habitat
within the period of the UK Government’s 25-Year Plan for
Nature (2019-44). However, we recognise that, in the shorter
term (e.g. the period of this Local Plan before its next revision),
it would be beneficial, and for more than just biodiversity
reasons, to cease the most damaging land-uses and substitute
these with less damaging alternatives such as “wet” agricultural
production, including paludiculture, though a system of public
payments for public goods, integrating mitigation and offsetting
associated with planning consents with those through agrienvironment payments, to re-wet peatlands to prevent carbon
loss and create biodiversity stepping stones/networks, to create
wetland habitats (“habitat banking” as part of biodiversity net
gain), to restore carbon function (“carbon banking”) etc; in
accordance with identified nature recovery networks.
Such an approach needs to be aimed for consistently in all the
Local Plan policies relating to Chat Moss; Biodiversity; Climate
Change & Soils; and Agricultural Land.
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Representation
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Chapter 21:
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Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
Please note this representation was received on 01/04/20
The following reports were also submitted by A1048 Lawrence
Keeley in response to the Publication SLP:DMP
Appx 1: Correspondence to George Eustice MP (Agricultural
Minister)
Appx 2: Feeding the Nation article
Appx 3: Farm History article
Appx 4: What can be done (27.03.20) article
Appx 5: Feeding the Nation and Rental News article
Comments:
I did send you documents regarding the Local Plan, I did not
send any more from your letter 24th January, and the closing
date for comments was 20th march.
But ,if there was an earthquake, and Manchester was
flattened.One would not say, we can`t do anything about it ,as
it was not in the plan.
So, please find enclosed papers I have sent to George
Eustice,the Agricultural minister,
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n/a

No - I do not
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participate in
hearing
session(s)

You can find the deigns at www.campaign-for-change.co.uk
.and I have sent them earlier.
Since we now have this virus, I feel you should have the
enclosed to put to the inspector and your policy team.

Canal and River
Trust
Respondent ref:
A0215
Representation
ref: 2061

Chapter 22
Green
infrastructure
- general
comments
Figure 16

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

We need to reconsider the future of housing, care and feeding
the nation, with this virus its now more important to reform
farming and food supply.
And rename the Construction industry to the Destruction
industry.
Comments relating to legal compliance, soundness or duty to
cooperate:
n/a
General comments:
The Trust welcomes and supports inclusion of the line of the
Manchester Bolton and Bury Canal in Figure 16
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Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

N/A

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

The Casey
Group
(Submitted by
Grimster
Planning)
Respondent ref:
A1978

Chapter 22
Green
infrastructure
- general
comments
Figure 16

Is legally
compliant?:
Not specified
Is sound?:
Not specified

N/A
General comments:
P 225
23.1
Here you state “Green infrastructure is essential to the success
of Salford”
Then I suggest you prove this by opposing ANY greenbelt loss
within Salford.
P 225/6
Policy GI1
In my opinion you Should not just write these words rather you
should put them into action TODAY and not allow any damage
to our current Greenbelt by not allowing Allocations 32 and 33
in the GMSF
Comments relating to legal compliance, soundness or duty to
cooperate:
8.1. The NPPF identifies the provision of green infrastructure as
having an important role to play in
addressing climate change as a means of mitigation and
adaptation. 8.2. It is noted that Figure 16 of the PDLP identifies
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“Green Infrastructure of Strategic Significance” across Salford.
Our Client support the protection of these strategic areas.

Modifications neccessary

Participation
at hearing
sessions

N/A

Not specified

General comments:
N/A

Barbara
Laverock
Respondent ref:
A2002
Representation
ref: 2075

Chapter 22
Green
infrastructure
- general
comments

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
The following comments were submitted during the period for
representations on the Publication SLP:DMP - however they
relate to the Draft Local Plan published in November 2016:
Green Infrastructure & Spatial Strategy - Policy G11
Point 1 Providing habitats for plants and animals.....
Point 7 Providing sport and recreation opportunities….
There is an abundance of wild life on Swinton Park Golf Course,
there are several water features which provide habitats for
families of ducks, Canada geese and moorhens; on 3 occasions I
have seen a kingfisher on the small pond at the 12th hole.
There are foxes, hedgehogs and, occasionally, deer which
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appear to have migrated from Campbell Road fields since
Bellway Homes began to develop the site.
In addition there are almost 1000 trees on the course, many of
which are subject to Tree Preservation Orders.
In your Policy G11 you state in Point 18.4, and I quote “Green
infrastructure is essential to the success of the city, not just
because of the wide variety of environmental objectives that it
helps to meet, but also because it supports economic growth,
improves quality of life, enhances the image of the city, assists
in mitigating the impacts of climate change and promotes social
objectives such as good health.”
Salford was highlighted in WHO reports as the second most
polluted city in the UK but the recent article in The Observer
makes it clear that, thanks to the commitment and forward
thinking of our Mayor, Mr Paul Dennett, great strides have
been made to make Salford a much cleaner city. All the more
reason to avoid building on a green space with such an
abundance of trees, the loss of which would have a great
impact on air quality especially bearing in mind the proximity to
the A580 East Lancashire Road and the current volume of traffic
it carries.
The impact of a large development on such a magnificent green
space, namely, Swinton Park Golf & Country Club, would be
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N/A
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catastrophic on many fronts including infrastructure, levels of
pollution, ecology and loss of recreational and social facility.
I trust my observations and comments will be taken into
account along with all the others that you will surely receive in
an attempt to avert what would be an environmental and social
disaster for all concerned.

Canal and River
Trust
Respondent ref:
A0215
Representation
ref: 2025

Sport England
Respondent ref:
A0403
Representation
ref: 2344

Chapter 22:
GI1 Development
and green
infrastructure

Chapter 22:
GI1 Development
and green
infrastructure

Is legally
compliant?:
Not specified
Is sound?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
n/a
General comments:

Complies with the
duty to cooperate?:
Not specified

The Trust supports the inclusion of Policy GI1

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
Late rep submitted on the 23 April as correction to initial
comments provided on the 20 March 2020
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Chapter 22:
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N/A

Not specified

1b Vision - green infrastructure.
I acknowledge that green infrastructure has been incorporated
into policy GI1(3).

Representation
ref: 1921
City of Trees
Respondent ref:
A1152

Legal compliance /
soundness/ duty to
cooperate

Chapter 22:
GI1 Development
and green
infrastructure

Is legally
compliant?:
Not specified
Is sound?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:

Complies with the
duty to cooperate?:
Not specified

SUPPORT

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
Not specified

We support this policy overall, but suggest that it needs to
integrate more with green infrastructure’s potential to
complement Biodiversity Net Gain and policy BG2.

Please can you reference All our Trees here as this can guide
developers on standards and locations where increasing tree
cover and targeted street tree planting can provide multiple
benefits in areas of need / ecosystem service deficit. This is best
referenced in point 5.
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The Casey
Group
(Submitted by
Grimster
Planning)
Respondent ref:
A1978
Representation
ref: 1976

Legal compliance /
soundness/ duty to
cooperate
Complies with the
duty to cooperate?:
Not specified

Chapter 22:
GI1 Development
and green
infrastructure

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments

Modifications neccessary

Participation
at hearing
sessions

N/A

Not specified

General comments:

Comments relating to legal compliance, soundness or duty to
cooperate:
Policy GI1 – Development and Green Infrastructure
8.3. It is noted that Part 2 of this Policy refers to the
interconnectedness of green infrastructure as a result of new
development, enabling development to deliver greater benefits
through links to the
wider network. Our Client supports this approach, given that
the development of some existing areas of poorer quality
Greenspace can assist in ‘unlocking’ the accessibility of the
wider green infrastructure network. This should be one
consideration of the Council moving forward in the
identification of future site allocations as part of the
sustainability appraisal of sites, and the ability of new
development to deliver wider social and environmental benefits
in this regard (including health and well-being, and biodiversity
net gains).
General comments:
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N/A
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N/A

The Peel Group
(submitted by
Turley)
Respondent ref:
A0394
Representation
ref: 2194

Chapter 22:
GI2 - Chat
Moss

Is legally
compliant?:
Yes
Is sound?:
Yes
Complies with the
duty to cooperate?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:
Summary [as set out in the Executive Summary to Peel's
comments]
Peel supports the policy and is working with the Council and
other partners on initiatives to deliver the policy objectives. The
former Boysnope Golf Course and proposed Port Salford
Expansion in the GMSF should be removed from Chat Moss.
Main comments [Support]
5.1 Peel supports the objectives of Policy GI2 as set out in
bullets 1 to 8 and the recognition of development within or
near to Chat Moss taking place.
5.2 Much of the land to which Policy GI2 relates is owned by
Peel and is tenanted agricultural land. This land, which extends
to over 1,000 hectares, has limited public access along existing
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rights of way. There are committed wetland restoration
schemes on small parts of the designated area, as restoration
schemes for peat and aggregate extraction. Peel is also working
on a biodiversity offsetting pilot on part of the estate.
5.3 The GM Wetlands Partnership Carbon Landscape project
covers the Chat Moss area as part of a much wider initiative,
establishing an overall framework. A partnership group is
currently being established with a focus on the wider
Mosslands area which includes Chat Moss but also the adjacent
Mosses in Wigan and Warrington. This group may in time
provide a clearer strategy and delivery plan for the area to
implement some of the policy objectives.
5.4 Peel is committed to working with the various partners to
develop a realistic and ambitious plan for the Mosslands area,
including Chat Moss. The policy may therefore need to be
updated as the proposals emerge.
5.5 In respect of the boundary of the designated Chat Moss
area, this includes the former Boysnope Golf Course and the
land allocated in the Revised Draft GMSF for Port Salford
Expansion. These areas should be removed from the designated
area as defined on the Proposals Map. The proposed Strategic
Recreation Route in Policy R4 which traverses a large area of
private agricultural land in the Chat Moss area is currently not
feasible (see Policy R4 representations below).
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n/a

Not specified

General comments:
N/A

The Wildlife
Trust for
Lancashire,
Manchester and
North
Merseyside
Respondent ref:
A0513
Representation
ref: 1924

Chapter 22:
GI2 - Chat
Moss

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
n/a
General comments:
OBJECT
5. Protecting and enhancing the area’s role in storing and
sequestering carbon, thereby supporting climate change
objectives; This wording should also reference reducing carbon
emissions.
Paragraph 22.8
OBJECT
This, or perhaps a related paragraph, needs to refer not only to
other habitats that are complementary, but to other beneficial
land-uses, and to reference Policy CC1 – Climate change.
473

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Society cannot treat biodiversity-related, climate changerelated and agricultural land-uses as separate: rather, we must
seek to spatially integrate and optimise overall land-use.
Policies on biodiversity, climate change, soil use and agriculture
need to align in optimising the use of land within Chat Moss.
Current major land-uses on Chat Moss, particularly commercial
turf production and industrial agriculture, are causing the
emission of vast quantities of greenhouse gases (cf. Tom Smart,
Natural England – publication expected later this year).
The Wildlife Trust for Lancashire, Manchester & North
Merseyside wishes to see as much land as possible restored to
ecologically functional lowland raised bog priority habitat
within the period of the UK Government’s 25-Year Plan for
Nature (2019-44). However, we recognise that, in the shorter
term (e.g. the period of this Local Plan before its next revision),
it would be beneficial, and for more than just biodiversity
reasons, to cease the most damaging land-uses and substitute
these with less damaging alternatives such as “wet” agricultural
production, including paludiculture, though a system of public
payments for public goods, integrating mitigation and offsetting
associated with planning consents with those through agrienvironment payments, to re-wet peatlands to prevent carbon
loss and create biodiversity stepping stones/networks, to create
wetland habitats (“habitat banking” as part of biodiversity net
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gain), to restore carbon function (“carbon banking”) etc; in
accordance with identified nature recovery networks.
Such an approach needs to be aimed for consistently in all the
Local Plan policies relating to Chat Moss; Biodiversity; Climate
Change & Soils; and Agricultural Land.

David Steel
Respondent ref:
A0564

Chapter 22:
GI2 - Chat
Moss

Representation
ref: 1888

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

G Wickham and
F Steel
Respondent ref:
A1124
Representation
ref: 2066

Chapter 22:
GI2 - Chat
Moss

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
P 230
Policy GI3
Please read your policy then explain how by having areas of our
greenbelt built upon that you will ‘protect Chat Moss’?
Comments relating to legal compliance, soundness or duty to
cooperate:
n/a
General comments:
These comments have also been recorded against policy GB1
Opposing
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AREA 1 (Port Barton Phase 2, GM33), REF EC2 (Page 69 on latest
documentation)
Port Barton --- land north of the A57 at Barton along the West
up to and along the M62 to fiddlers Lane).Salford have a
retained policy for Phase 1 of Port Salford. The concern is with
respect to the proposed phase 2, which is referenced as GM
Allocation 33.
AREA 2 (This is for the 1600 houses.GM32)
REF GB1 (P193) Greenbelt
REF GI2 (P204) CHAT MOSS
Rest of Development of Greenbelt land associated with Irlam
and Cadishead
Specific Areas of objection consider:
1) Pollution/Air Quality
Reference LDP (page 203) our area lies within an 'Air Quality
Management Area' that is not complying with Government
Policy. Therefore ,how can adding many more trucks and cars
onto the road (area EC4/1) serving the proposed increase in
housing not increase this pollution and decrement air quality.
Even with the shift to more electric vehicles, presently there
will still be significant emissions in the production of electricity
and therefore propulsion of transport.
2) Congestion
An inescapable fact is that the roads are beyond capacity for
our area and wherever the proposals for new roads are; a
proposed link to the M62 at Boysnope/the Peel road out
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towards Trafford Park. Currently the ‘supporting evidence’ only
states that it ‘may’ alleviate congestion.
Wherever you try and put in a relief road the existing traffic can
only be directed to the congested road system existing i.e.
M62/M60/M6/M56/A580/A57 bypass which are already full
with considerable long commuter times and so called ‘no travel’
times.
3) Community of Irlam and Cadishead to be swamped
Having lived in this area for a considerable time, I have found it
to be a stable-self sufficient-low crime -generational area which
has given little cause for Salford City Council to invest into
supporting. Whilst change is good, however what is the cost
when you cannot commute, socialise and enjoy the natural
beauties on the doorstep?
4) Future Food Security
In traversing our greenbelt area on a regular basis I am assured
that this land can and does produce significant food stocks,
namely:
• Wheat
• Barley
• Oats
• Potatoes
• Cabbage
• Carrots
• Celery
• Lettuce
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• Oil Seed Rape
As a nation why would one destroy such life-giving GRADE 1 2
and 3A land by replacing it (especially against the backdrop of
BREXIT) with unnecessary construction when other true
brownfield sites are available with better transport links, that
would alleviate numerous points outlined in this objection.
I have observed areas of the greenbelt that in my opinion that
have been seemingly allowed to not produce crops in order to
perhaps denigrate and temporarily devalue their worth to food
production. This does not distract from the fact that this
greenbelt offers and is historically recognised as some of the
best farmland (of consistent Grade one value) in the UK.
5) Housing and industry increase in Irlam and Cadishead
The community has accepted a large number of
housing/industrial projects over the years that whilst I have
lived in this area all of which have been on brown belt land.
1. Housing Margarine Works
2. Housing Old Precinct
3. Housing Penny Hollow—this land was a legacy ‘to be kept as
an open space in perpetuity!
4. Housing Kwik Save area bottom of Fairhills Road
5. Housing Open land to south of the River (Jezzies)
6. Industry Old Steel works North bank industrial Estate
7. Housing Old Hayes Chemical Plant Cadishead
8. Housing Opposite Hayes Site—yet to be built
9. Industry Old Soap Works on Fairhills Road
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10. Not strictly in our area but massively affecting it and the
approach to our community—Port Barton (euphemistically
known as Port Salford)
6) Natural History
The Natural History value of these areas must not be ignored as
the moss-lands are part of major conservation efforts and
recognised value to our future conservation:
a) The Carbon Landscape initiative
b) The Greater Manchester Wetlands Project
c) The Mosslands strategy led by the Lancashire Wildlife
Trust
d) The Nature Improvement Area which is supported by
the planning authorities of Greater Manchester (yes this DOES
include Salford)
e) The State of Nature Report that was launched by Sir
David Attenborough in 2013 with it latest report having been
produced in 2016 in which it clearly states that ‘A new measure
that assesses how intact a country’s biodiversity is, suggests
that the UK has lost significantly more nature over the long
term than the global average. The index suggests that we are
among the most Nature-depleted countries in the world.’
Our (Salford/Wigan) greenbelt supports a wide variety of
wildlife that should be celebrated not lost forever. For example
with respect to the birdlife living upon/depending upon/ using
this Mossland on a day to day basis includes. With reference to
the 2015 updated Birds of Conservation Report, 29 Red Data
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and 26 Amber Data birds of which this report states ‘Farmland
birds are still a major concern. Twelve farmland species remain
on the Red list and some, such as the Turtle Dove, are
continuing to decline alarmingly.’
To conclude, this objection challenges the very ethos as to why
any development is required in the area of existing notable and
nature giving greenbelt.
Is legally
compliant?:
Not specified
Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
2.28 The policy states that the whole of Chat Moss is identified
as an area to be protected as a ‘key component’ of Greater
Manchester’s strategic green infrastructure network. However,
the policy fails to reflect the fact that site allocations within
land covered by the policy designation are likely to be required
during the plan period. For example, the most recent version of
the draft GMSF proposes an allocation for approximately 1,600
dwellings on land north of Irlam Station (Policy GM Allocation
32). Our client’s site is located immediately adjacent to the
current draft allocation, and furthermore it formed part of a
wider allocation as proposed in an earlier draft of the plan.
2.29 Paragraph 22.9 of the plan states:
“A review of Green Belt boundaries is ongoing through the
Greater Manchester Spatial Framework and some land within
Chat Moss may be allocated for development in the future. Any
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allocations within the area covered by this policy would need to
have regard to the priorities set out below.”
2.30 Whilst we welcome this recognition in the supporting text,
we are concerned that the potential need for allocations within
Chat Moss through the GMSF is not sufficiently represented in
the policy. In this regard we refer to our comments on Policy
GB1.
2.31 Furthermore, we consider that many of the objectives of
the policy will only be deliverable through development. For
example, an urban extension to the north of Irlam could deliver
extensive new areas of publicly accessible green infrastructure,
high quality walking and cycling connections and ecological
enhancements such as the restoration of wetlands. It is not
clear how the policy objectives could otherwise be delivered.
We would therefore question whether the current policy
wording (“Chat Moss… will be protected and enhanced…”) is
appropriate. We consider that the policy should be amended to
state: “Opportunities will be taken to enhance Chat Moss as a
key component of Greater Manchester’s strategic green
infrastructure network…”.
2.32 In addition, the policy does not acknowledge or allow for
the very significant variations in the quality of land within the
Chat Moss and the need for it to be protected. Understandably,
the evidence base does not include detailed ground
investigations or ecology assessments across the whole of the
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n/a

Not specified

N/A

Not specified

designation. We therefore consider that to properly reflect this,
the policy should state that development proposals within Chat
Moss will be considered on their merits, having regard to
detailed assessments and the particular contribution that a site
makes to Chat Moss as a whole, and the level of mitigation
and/or benefits provided.
General comments:

The Manchester
Bolton and Bury
Canal Society
Respondent ref:
A0013

Chapter 22:
GI3 - Irwell
Valley

Is sound?:
Not specified

Representation
ref: 1809

Sport England
Respondent ref:
A0403
Representation
ref: 2359

Is legally
compliant?:
Not specified

Chapter 22:
GI3 - Irwell
Valley

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
n/a
General comments:

Complies with the
duty to cooperate?:
Not specified

Page 206 (para 22.13) quotes The Manchester Bury and Bolton
Canal. We are pleased to see The Manchester Bolton and Bury
Canal recognised as a major asset to the Irwell Valley.

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
Not specified

N/A
General comments:
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Chapter 22:
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Legal compliance /
soundness/ duty to
cooperate

Comments

Complies with the
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Not specified

Late rep submitted on the 23 April as correction to initial
comments provided on the 20 March 2020

Is legally
compliant?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
Yes

N/A

No - I do not
wish to
participate in
hearing
session(s)

Delete policy GI4.

Yes - I wish
to
participate in
hearing
session(s)

N/A
General comments:
I support the proposals for G14 West Salford Greenway.

Is legally
compliant?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:

Complies with the
duty to cooperate?:
Yes

Participation
at hearing
sessions

Green Infrastructure Policy GI4 Irwell Valley – no further
comment.

Complies with the
duty to cooperate?:
Yes

Is sound?:
No

Modifications neccessary

The following report was submitted as an Appendix to this
representation. Appendix 2: Salford Core Strategy Matter 3 .
Hearing statement to the examination. This is available to view
separately.
Summary [as set out in the Executive Summary to Peel's
comments]
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Peel strongly objects to the designation of the West Salford
Greenway. Policy GI4 is intended to prevent development and
is proposed as a reaction to the prospect of the need to develop
selective sites in the West Salford Greenway. The designation is
not based on an objective assessment of the value of the
Greenway that would ensure that protection is commensurate
with its status or appropriate to its importance as an area of
undeveloped land. It is, therefore, unsound as it does not
accord with the Framework and is not justified.
Main comments [Object]
5.6 The SLP: DMP proposes to protect and enhance the ‘West
Salford Greenway’ as a series of interconnected greenspaces of
varied use and character, and important heritage assets,
providing a major contribution to the identity and well-being of
the surrounding neighbourhoods and west Salford more
generally.
5.7 The West Salford Greenway extends through the centre of
the western part of the city, and is bounded by neighbourhoods
in Worsley, Eccles, Swinton and Walkden. Within the Greenway,
Policy GI4 seeks to:
•
Maintain the openness and continuity of the Greenway
and avoid any fragmentation of it;
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•
Protect the historic character of the Greenway, and its
contribution to the character and setting of four conservation
areas (Monton Green, Roe Green/Beesley Green, St Mark’s and
Worsley Village), a scheduled ancient monument (The Delph),
several listed buildings including the Grade I listed
•
Church of St Mark, the Bridgewater Canal, and the
historic settlements of Worsley, Roe Green, Beesley Green and
Monton);
•
Improve the extent and quality of public access to and
within the Greenway and maintain a diverse range of
recreational uses;
•
Enhance the biodiversity functions of the Greenway;
•
Manage land to deliver a range of green infrastructure
functions, minimising flood risk and delivering North West
River Basin Management Plan objectives;
and
•
Limit new development to the sensitive, small-scale
extension of existing public or social facilities, and new buildings
consistent with national Green Belt policy.
5.8 Peel strongly objects to the designation of the West Salford
Greenway and the policy protection that the SLP: DMP seeks to
afford. Policy GI4 is not based on any assessment of the value of
the Greenway that would ensure that protection is
commensurate with its status or appropriate to its importance.
It does not therefore accord with the Framework and is
inconsistent with the presumption in favour of sustainable
development.
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5.9 Peel maintains that the Council’s approach and justification
for the designation of the West Salford Greenway is
fundamentally flawed for a number of reasons, as explained in
turn below.
National and Sub-Regional Context
5.10 The supporting text to Policy GI4 in the SLP: DMP notes
that the area covered by the proposed Greenway designation
has been formally protected by planning policy since 1995.
Whilst that is factually accurate, these previous policies were
conceived in the context of fundamentally different national
planning policy.
5.11 The Worsley Greenway was first subject to a protective
designation in the original Salford UDP, which was adopted in
1995. At that time, the City wide housing requirement was for
200 dwellings per annum – not much more than one tenth of
the current proposed requirement.
5.12 This was a reflection of the demographic trends at the time
and prioritisation of urban regeneration including addressing
market failure in some parts of Salford and a declining
population. Evidence at the time confirmed that housing needs
could be met without the need to allocate greenfield land. The
designation of the Greenway was, therefore, striking a balance
between accommodating development needs and protecting
undeveloped land in the circumstances at the time it was
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prepared. At this time, significant greenfield development in
Boothstown and Ellenbrook was addressing population decline
and it was not necessary to develop in the Greenway area. A
policy
was therefore put in place to keep land open and free from
development in the interests of directing development to other
areas.
5.13 With the adoption of the UDP in 2006, the housing
requirement rose to 350 dwellings per annum. This was more
than double the previous requirement but is still only around
one fifth of the current proposed requirement for Salford. In
2006, strategic policy was still focused on urban regeneration
and making best use of previously developed land before
releasing greenfield land. At the time, and as was supported by
the then national policy (PPG3), a sequential policy derived
from the regional strategy acted as a moratorium on nonbrownfield land. It was not necessary to allocate greenfield
sites.
5.14 The Council sought to protect certain areas which did not
fall within the Green Belt. This included a continuation of the
designation of the ‘Worsley Greenway’ covered by Policy EN2.
5.15 When Policy EN2 was formulated and subsequently
adopted, no evidence justifying the policy was provided. The
designation was not underpinned by an analysis of the reasons
for the policy or justification for its provisions. Neither was
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there any systematic assessment of green infrastructure which
demonstrated the need for the Greenway protection. It was
simply considered that the then housing needs of Salford could
be met without the need to allocate the land for development.
5.16 The adoption of the UDP in 2006 also pre-dated the
Framework (by some six years) and subsequent policies and
statements that seek to prioritise addressing the national
shortage of housing. The UDP did not take account of the drive
to deliver a wide choice of high quality homes, boost
significantly the supply of housing and ensure that full
objectively assessed needs for market and affordable homes of
all types are met.
5.17 Moreover, the UDP was developed during a time of
significant housing restraint where there was a presumption
against development, particularly on greenfield sites, in the
interests of controlling supply and channelling development to
regeneration areas. Consequential site specific restrictive
policies were commonly developed to control development in
this regard. The Greenway policies are reflective of this and are
a product of the wider strategic policy context in operation at
the time of their formation.
5.18 It is clear that the policy context in Salford has changed
beyond recognition since the time that the UDP was prepared,
at both a national and sub-regional level. In 2009, in allowing
some policies of the UDP to be saved (and revoking others), the
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Secretary of State confirmed that the saved policies should be
replaced ‘promptly’. He also noted that where policies were
adopted “some time ago it is likely that the emergence of
national policy and evidence will be afforded considerable
weight in decisions”.
5.19 The shift in the strategic policy context in which the Local
Plan is now being developed compared to that of the UDP is
evident in the Council’s proposal that the extant Policy EN2 of
the UDP (Worsley Greenway) should not be carried into the
Core Strategy when this was submitted for Examination in
2012. This reflected that there was no overriding need or
justification for a restrictive policy of this type. Since the ruling
that the Core Strategy as submitted was not sound (not for
reasons relating to the treatment of the Worsley Greenway),
and in the context of sites within the Worsley Greenway being
more actively promoted for development, the Council has taken
the decision to seek multiple policy designations for this land in
order to prevent its development. This is evidently a reactionary
measure in response to a public opposition against
developments rather than a proposal put forward for evidenced
and
sound planning reasons.
5.20 Maintaining the designation misrepresents the value and
function of this land as part of the existing green infrastructure
of the City and the extent to which the land is worthy of express
blanket protection from development. This is on the basis of a
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claimed, but unsubstantiated, strategic role as undeveloped
and open land.
5.21 As a strategy to support the city’s growth, the UDP was
clearly produced to deliver an entirely different ambition to
that which the city will adopt for the next plan period. The UDP
is in no way consistent with the current Government or Greater
Manchester policy or with Salford’s stated ambitions and
identified needs. It is therefore inappropriate to carry forward
protective policy designations without express justification. The
need for, value and merits of such designations need to be fully
reconsidered in this changed context.
5.22 Key drivers of change in the economy and ambitions of the
City are creating a new planning policy landscape for the City
and wider conurbation and establishing the requirement for
new forms of development to meet growth aspirations. The
economic role and importance of Salford places it at the heart
of the ambitions for growth in Greater Manchester.
5.23 As Peel has made clear throughout its representations to
the GSMF and RDSLP, insufficient housing land is currently
identified within the City to meet the quantitative and
qualitative demand for new housing and the aspirations for the
city region and wider Northern Powerhouse ambitions.
5.24 In this context, the Council has failed to provide any
justification for the principle of designating the West Salford
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Greenway for protection; the approach is thus unsound. The
Council’s decision to allocate a proportion of the existing
Worsley Greenway UDP designation for residential
development in the previous consultation version of the SLP
(land at Lumber Lane Policy H9/12) supports the position set
out above; that being that as a designation the Greenway is a
product of the wider planning policy context in Salford and the
need, or lack thereof, to designate the land for residential
development. This is reinforced by reference to the Council’s
acceptance, at the Salford Core Strategy Examination in Public,
that if additional land were needed for development in the
context of an increased requirement (1,600 dph rather than
1,300 dph as proposed at the time) substantial areas of land
within the
Greenway could be allocated for development (see Appendix C
of Salford City Council’s Matter 3 Hearing Statement to the
Examination – Appendix 2). [ This appendix is available to view
separately in a copy of the full representation].
5.25 The Greenway is evidently not worthy of protection for
specific planning reasons – rather it is a non-Green Belt policy
designation which can be switched on or off according to
development needs, as reflected in the decision to allocate
some of the existing Greenway designation for development. As
an area designation, the Greenway does not serve a justified
planning end in its own right and the Council has presented no
evidence to that effect. In the context of a need to allocate
significant land for development in the existing Green Belt, the
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continued protection of the Greenway through Policy GI4 is not
justified.
The form of Policy GI4
5.26 Policy GI4 is constructed in a way that is inconsistent with
the Framework.
5.27 In so far as it is interpreted as seeking to prevent any
development that would fragment or detract from the
openness or continuity of the Greenway, the policy would be
tantamount to an outright preclusion of built development. It,
therefore, takes no account of meeting development needs and
would not allow for the balancing of adverse and positive
effects of development on the Greenway or of the wider
benefits of sustainable development.
5.28 By omitting any basis for weighing benefits of
development within the Greenway, draft Policy GI4 is
inconsistent with the Framework’s approach to the formulation
of policy.
Contribution to the character of West Salford
5.29 The policy justification refers to the “wider strategic
significance [of the Greenway] in terms of the contribution it
makes to the character of West Salford, including through some
distinctive views”.
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5.30 The communities that border the Greenway are
interconnected suburbs which include areas of relatively dense
development and areas of open land. The surrounding area is
characteristic of much of West Salford and indeed other
suburban parts of Greater Manchester. The communities are
not physically separate from other parts of the conurbation.
5.31 The Council has not provided any evidence to demonstrate
that a reduction in the areas of open land between these
communities would result in a loss of the identity of these
communities or be uncharacteristic of the wider pattern of
development in the area.
Extent of public access and recreation value
5.32 A significant proportion of the land that falls within the
Greenway comprises private land where public access (if any) is
restricted to public rights of way. Those public rights of way
could be retained and enhanced through development and
proposals could result in a net gain in publicly accessible green
infrastructure including formal play space, informal recreation
areas and amenity land including retained footpaths. The Policy
GI4 designation is not needed to retain any recreation value
that this area of land possesses.
5.33 Moreover, the West Salford Greenway is located in a part
of the city which benefits from good levels of open space and
493

Participation
at hearing
sessions

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

accessibility to recreation facilities already. This means any
relative importance and value of the Greenway as open space
or recreational land is reduced, such there is no express reason
for it to be protected from development on the grounds of its
recreational value.
5.34 The sufficiency of the existing recreational land supply
(excluding the sites proposed for development by Peel within
the Worsley Greenway) in the Worsley and Boothstown area is
presented in Ms Pauline Randall’s Proof of Evidence to the
Broadoak appeal Inquiry (section 4) (Appeal references
APP/U4230/A/13/2209607 and APP/U4230/W/17/3180726).
This demonstrates that the amount of greenspace in Worsley /
Boothstown accessible to the local community is 126% of the
City average and some 310% of the standard sought through
the existing Salford Planning Obligations SPD.
5.35 It is also noteworthy that the sites proposed for
development by Peel within the Greenway are also not
identified as a form of ‘greenspace’ in the Council’s
Infrastructure Delivery Plan – Open Space (2019). Other parts of
the Greenway area, including Worsley Woods are identified as
greenspace within the Infrastructure Delivery Plan reflecting
their accessibility and the facilities which they contain. This
reinforces the conclusion that the sites do not have a specific
recreation function at present and, to the extent that the sites
offer recreational opportunities, these can be readily retained
and enhanced as part of any development proposal. The
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express protection of the land for reasons relating to its
recreational value is wholly unjustified and thus unsound.
Contribution to and value as a setting for designated heritage
assets
5.36 Policy GI4 seeks to (amongst other things) protect the
“historic character of the Greenway” and its contribution to the
character and setting of a number of designated heritage
assets, including conservation areas, listed buildings, The Delph
(scheduled ancient monument), the Bridgewater Canal and the
‘historic settlements of Worsley, Roe Green, Beesley Green and
Monton’.
5.37 National policy requires Local Plans to “set out a positive
strategy for the conservation and enjoyment of the historic
environment” which takes into account, inter alia, “the
desirability of new development making a positive contribution
to local character and distinctiveness” and “opportunities to
draw on the contribution made by the historic environment to
the character of a place” .
5.38 Planning Practice Guidance goes on to state that:
“…local planning authorities should identify specific
opportunities within their area for the conservation and
enhancement of heritage assets. This could include, where
appropriate, the delivery of development within their settings
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that will make a positive contribution to, or better reveal the
significance of, the heritage asset.”
5.39 In addition, guidance prepared by Historic England advises
that the preparation of Local Plans this should not be a ‘passive
exercise’ but requires a plan for the maintenance and use of
heritage assets and for the delivery of development including
within their setting that will afford appropriate protection for
the asset(s) and make a positive contribution to local character
and distinctiveness. It also makes it clear that the local plan
might need to consider the interrelationship of the objectives
for the historic environment with other objectives including
local housing, retail and transport.
5.40 In primary legislation, the setting of conservation areas
and scheduled monuments is not a statutory duty. However,
the NPPF states that the setting of a designated heritage asset
(including conservation areas and scheduled monuments) can
contribute to its significance.
5.41 Historic England guidance on the setting of heritage assets
makes clear that:
“Setting is not itself a heritage asset, nor a heritage designation,
although land comprising a setting may itself be designated (see
below Designed settings). Its importance lies in what it
contributes to the significance of the heritage asset or to the
ability to appreciate that significance.”
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5.42 What matters, therefore, in relation to setting, is whether
it makes a contribution to the significance of the asset(s)
identified. Development within the setting of heritage assets
(even where setting contributes to the significance of an asset),
is not precluded and the NPPF sets out policies against which
such development should be assessed.
5.43 It is also worth noting that the Bridgewater Canal itself is
not subject to any statutory or non-statutory heritage
designations.
5.44 The Council has not assessed whether the land within the
Greenway designation contributes to the significance or setting
of the identified heritage assets or considered the impact that
built development within the Greenway would have on the
significance of those assets (as required by Historic England
guidance, PPG and the NPPF).
5.45 Whilst a Heritage Assessment has been prepared to
support the RDSLP, that document only provided an appraisal
of the proposed site allocations within the RDSLP and GMSF; it
did not consider the ‘need’ to specifically protect land within
the West Salford Greenway for heritage purposes.
Impact on biodiversity functions / value
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5.46 Part 4 of Policy GI4 refers to enhancing the biodiversity
value of the Greenway; however, it is not clear how the Council
anticipates that this objective will be achieved at the same time
as restricting new development within the Greenway. The
Council has also failed to provide evidence to demonstrate that
the Greenway provides biodiversity functions which warrant
specific protection.
5.47 Peel has demonstrated through the promotion of the
Broadoak sites through the GMSF and Local Plan process that
these sites could be developed for housing whilst at least
maintaining, and potentially enhancing, their biodiversity value.
5.48 Developing the sites would also present opportunities to
secure net gains in biodiversity, in accordance with Paragraph
170 of the NPPF. The ambitions of Part 4 of Policy GI4, in
relation to biodiversity, can be achieved through the
implementation of other policies within SLP: DMP; in particular
draft Policy BG2: Development and Biodiversity.
5.49 The Council has failed to justify why an additional layer of
policy is required in relation to the West Salford Greenway or
why they consider that the land within the Greenway is
particular sensitive / important from an ecological perspective.
General comments:
N/A
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Participation
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Is legally
compliant?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

No - I do not
wish to
participate in
hearing
session(s)

The designation of sites
within the West Salford
Greenway as Local Green
Space as part of the
progression of the local plan.

Yes - I wish
to
participate in
hearing
session(s)

Is sound?:
Yes

Chapter 22:
GI5 - Local
Green Space

N/A
General comments:

Complies with the
duty to cooperate?:
Yes

I Support the proposals for G15 Local Green Space

Is legally
compliant?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
No
Complies with the
duty to cooperate?:
Yes

Summary [as set out in the Executive Summary to Peel's
comments]
The proposed designation of a number of sites within the West
Salford Greenway as Local Green Space is unjustified and at
odds with national policy criteria which must be met for sites to
function and therefore be designated as Local Green Space.
The designation is evidently intended to stifle development and
proposed as a reaction to the need to develop selective sites in
the West Salford Greenway rather than based on an objective
and evidenced consideration of the land’s value and function as
Local Green Space. The approach is, therefore, unsound.
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Main comments [Object]
5.50 The proposed designation of a number of sites within the
West Salford Greenway as Local Green Space is unjustified and
at odds with national policy criteria which must be met for sites
to function and therefore be designated as Local Green Space.
5.51 Policy GI5 of the SLP: DMP proposes to designate a
number of sites within the West Salford Greenway as Local
Green Space (LGS), as follows:
• Roe Green, Worsley (3.4 hectares)
• Land at Beesley Green and Kempnough Brook, Worsley (27.0
hectares)
• Worsley Woods, Old Warke Dam and Aviary Field, Worsley
(32.0 hectares)
• Broadoak South, Worsley (27.0 hectares)
• Duke’s Drive, Worsley (10.1 hectares)
5.52 Peel strongly objects to the designation of the above sites
as Local Green Space and especially those within the second
and fourth bullets. This designation does not meet the relevant
tests in the NPPF and is, therefore, unsound.
5.53 The Framework confirms that designating land as Local
Green Space should be consistent with the local planning of
sustainable development and complement investment in
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sufficient homes, jobs and other essential services. Local Green
Spaces should only be designated when a plan is prepared or
updated, and be capable of enduring beyond the end of the
plan period (Paragraph 99).
5.54 Paragraph 100 goes on to confirm that the Local Green
Space designation should only be used where the green space
is:
• In reasonably close proximity to the community it serves;
• Demonstrably special to the local community and holds a
particular local significance, for example because of its beauty,
historic significance, recreational value (including as a playing
field), tranquillity or richness of its wildlife, and
Local in character and is not an extensive tract of land.
5.55 None of the identified sites within the West Salford
Greenway meet the national policy criteria for designating Local
Green Space.
5.56 The Council considered the designation of sites within the
West Salford Greenway as Local Green Space in 2014. That
consideration followed representations made by third parties
proposing this designation in response to a Local Plan ‘Call for
Sites’ exercise undertaken in February 2013.
5.57 The Council’s appraisal of the sites’ potential designation
as Local Green Space is included in Section 5 of the Worsley and
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Boothstown Neighbourhood Area document [Footnote 18 Local Plan Suggested Sites Consultation Neighbourhood Area
Document: Worsley and Boothstown (SCC, January 2014). That
report concludes that each of the Greenway sites could qualify
as LGS on the basis of these sites meeting the following
assessment criteria:
• Compatibility with existing planning permissions
• Capable of enduring beyond 2032
• Demonstrably special and of particular local significance
• In close proximity to the community it serves
• Local in character and not an extensive tract of land
• Publicly accessible.
5.58 It is assumed that the Council is placing reliance on this
appraisal in proposing the allocation of the Greenway sites as
Local Green Space, although this should be clarified.
5.59 The Council’s methodology for assessing whether sites
could qualify as LGS is provided at Annex 3 of the Overview
Document (January 2014) [Footnote 19 - Local Plan Suggested
Sites Consultation: Overview Document (SCC, January 2014).
Peel considers that the Council has incorrectly applied this
methodology in appraising the Greenway sites. The following
sections of Annex 3 are particularly relevant in this regard:
• Para A3.4 which requires evidence of why sites are considered
to be demonstrably special to the local community.
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• Para A3.5 which notes that the designation of Local Green
Space needs to be consistent with the development
requirements of the Local Plan and so sites need to be assessed
in this context.
• Para A3.8 which requires clarity as to why an individual green
space is particularly significant.
• Para A3.9 which notes that sites should only be designated as
Local Green Space where this is capable of enduring beyond the
end of the plan period.
• Para A3.9 which notes that Local Green Space sites should be
local in character and not an extensive tract of land.
• Para A3.9 which notes that Local Green Space should only be
designated where the area is demonstrably special to the local
community and holds a particular local significance (e.g.
because of its beauty, historic significance, recreational value,
tranquillity or richness of its wildlife).
• Para A3.10 which notes that Local Green Space designations
should not be used as a ‘back door’ way to achieve a new area
of Green Belt by another name and should not be used to
undermine the identification of sufficient land in suitable
locations to meet identified development needs.
• Para A3.16 which notes that the term ‘special’ means that the
site is better or different from what is usual.
Reliance on sites forming part of a larger tract of land
5.60 The Council’s methodology refers to guidance in the NPPF
which confirms that Local Green Space designations should not
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be extensive tracts of land. Whilst the RDSLP proposes to ‘split’
the wider Greenway into a number of smaller parcels for the
purposes of LGS designations, the Council is, in effect,
proposing the allocation of a very large area of land. Considered
as a whole, the Greenway is evidently too large to qualify as
Local Green Space. The approach proposed frustrates the
purpose of NPPF paragraph 100c.
5.61 Whilst the Council’s assessment of LGS potential of the
Greenway considered each site on its own (i.e. several smaller
areas of land rather than a single large tract of land) the only
basis for concluding that each site, on its own, is demonstrably
special or of local significance was that it formed part of a wider
area of land (i.e. the Greenway) which was of local value and
significance. It follows that if considered in isolation and
independently of their relationship with areas of open space in
the locality, the conclusion would have been drawn that the
sites are not individually special or of local significance.
5.62 The fact that the Council’s appraisal concluded that the
Lumber Lane site (site reference LGS26) is unlikely to qualify as
Local Green Space due to it being disconnected from other
Worsley Greenway sites confirms that the Council are reliant on
this cumulative point to justify the position that other sites
would meet the criteria for Local Green Space designation. This
is a fundamental misapplication of the Council’s own
assessment criteria and conflicts with the clear and objective
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tests established in the NPPF for the designation of Local Green
Space.
5.63 Whilst there is no set size threshold for an “extensive”
tract of land within the NPPF, it is noteworthy that the Council
concluded that site references LGS10 (Ellesmere Golf Course)
and LGS23 (Middle Wood and Booths Bank) could not meet the
criteria for Local Green Space on the basis that they are large
tracts of land. These two areas of land extent to just 89.9 ha
and 49.1 ha respectively and are therefore significantly smaller
than the collective size of the proposed LGS designations within
the Worsley Greenway proposed at RDSLP Policy GI6. In view of
this, and applying the Council’s own criteria, it is very clear that
the Greenway would be classed as large tract of land.
5.64 Notwithstanding these points, even considered on their
own, a number of sites in the proposed West Salford Greenway
are evidently large tracts of land (being 27 ha in size) and thus
would not satisfy the NPPF criteria in any case.
5.65 The designation of these sites as LGS conflicts with
national policy and is therefore unsound.
Endurance beyond 2037
5.66 The Framework requires that Local Green Space is only
designated where it is capable of enduring beyond the end of
the plan period.
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5.67 In this context, the question of whether a Local Green
Space designation on the sites identified in the SLP: DMP is
capable of enduring beyond 2037 is directly relevant to
development need and land supply.
5.68 As noted above, Peel has promoted a number of Greenway
sites for allocation for residential development through the
GMSF and the previous RDSLP. The evidence presented above
and in Peel’s representations to the Revised Draft GMSF
demonstrates that these sites are needed to meet the
quantitative and qualitative development needs of Greater
Manchester and Salford over the plan period given the clear
deficiencies in the housing strategies being advanced through
the draft plans, as highlighted. Even if this were not accepted,
the imperative of delivering new housing and the
acknowledged need for a step change in approach to the extent
that land must be released from the Green Belt to achieve this,
demonstrates that there is no certainty that a Local Green
Space designation is able to endure over the long term.
5.69 The designation of the sites within the Greenway as LGS
does not, therefore, satisfy this condition of national policy.
Special to the community
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5.70 The Council has failed to demonstrate that the identified
parcels of land within the Greenway are “demonstrably special
to the local community” as required by national policy.
5.71 The Council’s appraisal in 2014 concluded that the
individual Greenway sites are demonstrably special and of local
significance based on the number of local residents suggesting
these sites as LGS. However, the number of public suggestions
is not a measure of what constitutes ‘special’ according to the
Council’s assessment methodology, rather special is defined as
meaning that the site is better than or different from what is
usual.
5.72 Further, the Council has failed to present any compelling
evidence that the local community has a long term and strong
affinity with or connection to the Greenway to the extent that it
can be deemed to be ‘special’ to the community. Outside of the
context of seeking to prevent the development of the land
through recent planning applications and appeal Inquiries,
there has been no demonstration of the land being held in such
regard by community, rather this has been limited to assertions
that the land is cherished for its open quality and biodiversity to
support objections to development proposals.
5.73 That such claims emerge during the Council and Secretary
of State’s determination of application proposals for the land’s
development cannot be held as evidence of it being genuinely
special to the community. Objective evidence of the land being
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held in such regard outside of the context of the planning
application and Local Plan process must be proven to satisfy
this test. No such evidence has been provided.
Local significance
5.74 In terms of the measures of whether a site holds a
particular local significance, it is noted that the Council’s own
Landscape Character Assessment [Footnote 20 - Landscape
Character Assessment (SCC, September 2007)] does not
suggest that the land is of particular landscape value. The land
also does not perform an existing recreational function, is not
particularly tranquil, is of limited ecological value and has no
specific historic significance.
Conclusion
5.75 In view of the above, Peel considers that the Council’s
conclusion that the land could qualify as Local Green Space
designation to be incorrect, being based on a fundamental
misapplication of the NPPF policy on Local Green Space and the
Council’s own assessment methodology.
5.76 It is also noteworthy that the proposed Local Green Space
designations within the proposed West Salford Greenway are
very clearly different in form and character to the other
proposed Local Green Space designations in the SLP: DMP. The
latter largely comprise a mix of more accessible, established
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areas of parkland, formally laid out greenspace or more
informal ‘pocket’ greenspaces integrated into established
residential areas or strategic scale country parks. These
evidently have a critical recreation function within the local
context.
5.77 In contrast, the West Salford Greenway sites comprise
agricultural land without a clear recreation function or unique
characteristics which would qualify as a form of Local Green
Space. As noted above, it is apparent that this designation is
proposed by the Council in an effort to sterilise the
development of sites promoted by Peel as a series of
sustainable development opportunities rather than being
legitimately based on their objective role and value as Local
Green Space. Their allocation as such would be an anomaly and
would not be in the spirit of the NPPF’s defined purpose and
intentions for this type of policy designation.
5.78 In conclusion, the designation of sites within the West
Salford Greenway as Local Green Space is fundamentally
unsound, lacking in any evidential basis to support this
designation and contrary to the NPPF. It should not be carried
forward as part of the progression of the Local Plan. Indeed,
designation of these sites would amount to a serious
misinterpretation of NPPF paragraph 100 and an error of law.
General comments:
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The site is already shown in
the Salford Greenspace
Strategy adopted 31/01/19
as proposed Local Natural
Greenspace, so should be
included in the list on Page
209 Policy G15 as Local
Greenspace.

No - I do not
wish to
participate in
hearing
session(s)

N/A

List of sites of
local green
space Page
209

Is legally
compliant?:
Yes
Is sound?:
No
Complies with the
duty to cooperate?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:
Page 209 Policy G15 Local Green Space
Under the list of sites formally afforded designation as Local
Green Space should be added the approximately 9.9 Hectares
at the Southern end of the Former Swinton Wastewater
Treatment Works (Site Code SW1/004 in the Salford
Greenspace Strategy adopted 31st January 2019, where it is
shown as being proposed as Local Natural Greenspace). The
former Swinton Wastewater Treatment Works meets all the
specific criteria for designation as Local Green Space as set out
in National Planning Policy Paragraph 100: The Local Green
Space designation should only be used where the green space
is: a) in reasonably close proximity to the community it serves;
(b) demonstrably special to a local community and holds a
particular local significance, for example because of its beauty,
historic significance, recreational value (including as a playing
field), tranquillity or richness of its wildlife; and © local in
character and is not an extensive tract of land.
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8.6. Whilst our Client
supports the protection of
the Park and its natural
features and ecological
value, at the same time it
does comprise land which
offers limited ecological and
nature conservation value
which has the potential, if
developed, to deliver wider
economic benefits to the
City. Further details in this
regard are provided in
Section 11 of this
Representation. In respect of
our Client’s land interests, it
is considered that these
should be removed from the
wider Policy GI5 designation
for the reasons set out later
in this Representation.

Not specified

General comments:
n/a

The Casey
Group
(submitted by
Grimster
Planning)
Respondent ref:
A1978
Representation
ref: 1977

Chapter 22:
GI5 - Local
Green Space

Is legally
compliant?:
Not specified
Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
The representation was accompanied by additional
graphs/images. These can be viewed separately in the full copy
of the representation.
Policy GI5 – Local Green Space
8.4. This Policy identifies a number of Local Green Spaces which
will be protected and enhanced. Within this, the Council has
identified GI5/4 ‘Blackleach Country Park,’ and extract of which
from the PDLP proposals map is provided on the following page.
This Local Green Space extends to 32.3 hectares, and is
identified within the Policy as a vital local resource providing a
wide range of green infrastructure and recreational functions,
including a woodland play area. Part of the Site Park is
identified as a Local Nature Reserve and Site of Biological
Importance, supporting a range of habitats. It also includes a
mix of open and vegetated areas, with footpaths, boardwalks
and viewing
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platforms.
8.5. Our Client’s land interests, as documented in Section 11 of
this Representation, are located at the south-eastern corner of
this Local Green Space immediately adjacent to Moss Lane and
Linnyshaw Industrial Estate. A Site Location/Title Plan is
provided at Appendix 1 of this Representation. Our Client’s land
interests are located outside of the designated Local Nature
Reserve and Site of Biological Importance (Blackleach Reservoir)
located approximately 40m west of the Site, and thus carry less
nature conservation value in this regard.
8.6. Whilst our Client supports the protection of the Park and its
natural features and ecological value, at the same time it does
comprise land which offers limited ecological and nature
conservation value which has the potential, if developed, to
deliver wider economic benefits to the City. Further details in
this regard are provided in Section 11 of this Representation. In
respect of our Client’s land interests, it is considered that these
should be removed from the wider Policy GI5 designation for
the reasons set out later in this Representation.
General comments:
N/A
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Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

12.5. As drafted, it is our
Client’s consideration that a
number of amendments are
required to the PDLP, as set
out in this Representation, in
order for it to pass the tests
of ‘soundness’ set out in
Section
1 of this Representation, and
to ensure that Salford is
capable of achieving its
economic aspirations and
needs up to 2038.

Not specified

Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

These comments were also recorded against 'suggested site
allocation.
The representation was accompanied by additional images,
tables and technical appendices. These comprise site a location
plan, aerial images, ordnance survey maps and technical
appendices including the following which can be viewed
separately in the full copy of the representation:
SITE TITLE PLAN
2 SITE OPPORTUNITIES AND CONSTRAINTS PLAN
3 PRELIMINARY ECOLOGICAL APPRAISAL
4 LANDSCAPE AND VISUAL APPRAISAL
5 SITE OPTIONS
LAND AT MOSS LANE, WALKDEN
11.1. This Section provides details of our Client’s land interests
located to the north of Moss Lane, Walkden. A Site
Location/Title Plan can be found at Appendix 1 of this
Representation (SEE FULL SEPARATE REPRESENTATION). Our
Client owns a total of 3.6 hectares off Moss Lane adjacent to
the Country Park. Some of this lies within the Site of Biological
Importance and blends into the Country Park. The focus of this
Representation
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is on an area of 1.05 hectares that is directly connected to the
Highway (Moss Lane).

cause major or significant
harm to the integrity of the
Blackleach Site of Biological
Importance and Local Nature
Reserve.

Site Location
11.2. The Site lies to the immediate west of the existing
Linnyshaw Industrial Estate. It comprises c. 1.05 hectare of
undeveloped land, located immediate adjacent to the defined
urban area as defined on the PDLP Proposals Map. An aerial
image of the Site’s location is shown on Figure 2 below (SEE
SEPARATE FULL REPRESENTATION)
11.3. Walkden is identified in the current Salford Core Strategy,
adopted in 2012, as a sustainable location for housing and
economic growth. It therefore follows that it should be a
location for further growth in the City up to 2038 and beyond,
notwithstanding some of the policy constraints which are
currently in place restricting further development (and thus
requires the release of site allocations to deliver further
growth).
Site Description
11.4. The Site currently comprises undeveloped land in private
ownership, with existing tree coverage in the southern part of
the Site and at its boundaries. The eastern boundary of the Site
is formed by an existing private access road into Linnyshaw
Industrial Estate from Moss Lane, separated by palisade
fencing; the southern and western boundaries comprise an
existing public footpath; and the northern boundary is formed
514

12.7. It is also salient to
highlight that our Client is
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enhance the Country Park
within what we perceive to
be its natural boundary. In
particular, our Client would
be prepared to safeguard
land that it owns (outside of
the Site that we believe
should be allocated for
employment development)
as open space if this forms
part of a comprehensive
plan. This could involve
transferring the land to the
Council, and it could provide
an exciting opportunity to
increase biodiversity and
mitigate any loss of habitat
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by existing dense woodland and a small watercourse which
flows north-west to south-east.

arising from the employment
development.

11.5. The Site is flat in nature, with no topographical constraints
to development. Moss Lane is not subject to any significant
vehicular movements at its western end close to the Site.

12.8. Accordingly, our Client
objects to the Site’s current
designation under Policy GI5;
instead, it is our Client’s
contention that their land
interest outlined within this
submission should be
identified for employment
uses by way of a site
allocation, and which would
align with the economic
aspirations set out within the
Salford Local Plan and Policy
EC1 of the PDLP.

11.6. There are no public rights of way (PROW) within the Site.
A PROW (Worsley Footpath 7) runs adjacent to the southern
boundary of the Site, whilst Worsley Footpath 6 runs parallel to
the western boundary of the Site before connecting into
Worsley Footpath 5 in close proximity to the south-west corner
of the Site. This is shown on Figures 3.2 and 3.3 of the
accompanying Landscape and Visual Appraisal.
11.7. There are no heritage assets within or in close proximity
to the Site, with the nearest listed building (Grade II Church of
St John the Baptist) lying approximately 550m to the west of
the Site.
Potential Use
11.8. The Site is suitable for employment uses, albeit it is
anticipated that the Site would lend itself to a mix of
employment units for smaller businesses, including start-up
businesses, consistent with the ambitions of the Council’s
Economic Development Strategy. The exact nature of the
employment units to be delivered on the Site would be
informed through discussions with the Council’s Economic
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Development Team, whilst also being responsive to market
demand in this location.

Council’s decision within the
PDLP not to designate the
Site as such. This would
simply not be justified in line
with paragraph 139(b) of the
NPPF.

Scale and Appearance
11.9. As outlined above, at this time my Client has not
progressed with the formulation of a detailed scheme for the
Site until such time that this can be shaped through discussions
with the Council’s Economic Development Team and market
demand.
11.10. However, our Client would promote a development of
circa 2,000 m2 either in the form of a single commercial (B1, B2
or B8) unit to meet an occupier requirement or smaller
speculative units of between 140 m2 and 230 m2 in a parade of
one or two blocks. Further demand analysis is to be carried out
but our Client is likely to pursue a development orientated
towards smaller units and if so, it will be of a high standard with
the following design principles and parameters:
Ø Steel frame with brick plinth wall at the front with flat panel
and coloured aluminium glazing
systems to the front and profiled metal cladding to the side and
rear elevations;
Ø Profiled metal sheet roof coverings with roof lights;
Ø Wall and roof construction to a ‘very high’ thermal efficiency;
Ø Colour coated shutter doors in the front elevations with an
emergency exit/personnel doors;
Ø 6.5m to eaves and 8.7m to ridge; and
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Ø Access and facilities for both able and less able-bodied
persons.
Locational Sustainability
11.11. The Site occupies an inherently sustainable location in
Walkden, and lies around 770m from Walkden Town Centre. It
lies adjacent to an existing employment area and is easily
accessible by residents who could form part of a future local
workforce on the Site.
11.12. The Site is accessible on foot, cycle, and via nearby public
transport (bus) services. There is also a railway station in
Walkden, which could provide access to the Site for any future
workers living further afield via onward public transport (bus)
services.
Technical Sustainability
11.13. In order to establish the Site’s suitability for
development, we have considered a number of key technical
matters which need to be taken into account to inform the
Site’s potential. We have set these out in Table 1 on the
following page (SEE FULL REPRESENTATION TO VIEW THE TEXT
BELOW IN TABLE FORMAT):
Transport and Accessibility
The Site is accessible off Moss Lane. Moss Lane does not
operate at capacity, and increased vehicle movements along
this route would not lead to a severe adverse impact on the
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local highway network. No upgrades to the local highway
network should be necessary; however, this will be a matter for
discussions with the Local Highways Authority in the event of
any development proposals on the Site. Any development
would ensure that the adjacent Blackleach Country Park (Local
Nature Reserve and Site of Biological Importance) remain fully
accessible, and indeed Casey Group would be committed to
enhancing accessibility to the Park through off-site
improvements where
these are justified and meet the CIL Regulations.
Flood Risk and Drainage
The Site is located predominantly in Flood Zone 1, and is at low
risk of flooding. A small part of the Site at its northern boundary
lies within Flood Zone 2. An appropriate scheme for surface
water drainage can be implemented to no detriment to
surrounding land and properties, utilizing sustainable drainage
systems where the opportunity exists to do so. Foul water can
connect into the existing mains sewer.
Ecology / Nature Conservation
To understand the nature conservation value of the Site, a
Preliminary Ecological Appraisal of the Site has been
undertaken. This can be found at Appendix 3 (SEE FULL
SEPARATE REPRESENTATION TO VIEW THIS) of this
Representation. In summary, this has concluded as follows:
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Ø The potential for the Site to support Great Crested Newts will
require further investigation through further Surveys given the
presence of 1 x on-site ditch, and 1 x off-site ditch in close
proximity to the Site. If the presence of Great Crested Newts is
established, a mitigation strategy will be implemented on the
Site to minimise the impact of any development;
Ø Some existing trees on the Site have the potential to support
Roosting Bats, If any of these trees are proposed to be
removed/pruned, further detailed survey work through a
climbing inspection will be required in the first instance;
Ø A detailed Construction and Environment Management Plan
specific to any development should be prepared and submitted
to minimise and mitigate and negative impacts resulting from
the construction process on any retained habitats and off-site
habitats further afield within the adjacent Local Nature Reserve
and Site of Biological Importance;
Ø No badger setts have been observed on or within 30m of the
Site, albeit the Site habitats and surrounding woodland do
provide some suitable habitat for foraging badgers. A preconstruction badger check for the presence of any setts on or
within 30m of the Site will therefore be required;
Ø Whilst the Site does contain some suitable habitat for
commuting and foraging bats, this is a very limited proportion
of that provided in the local area, namely the far superior
woodland and wetland habitats of the LNR and SBI to the north
of the Site. The Site therefore has low suitability for use by
commuting and foraging bats. Avoidance and mitigation
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measures will be required with regards to the implementation
of any artificial lighting on the Site.
Ø The Site trees, scrub and habitat do offer suitable habitat for
nesting birds. As such, habitat removal should take place
outside of breeding bird season.
Ø The Site’s woodland, scrub and grasslands has suitability for
use by foraging, nesting or hibernating hedgehogs. Further
checks should be undertaken prior to any clearance works; and
Ø The presence of invasive, non-native species has been
observed on the Site. A further walkover will be required to
determine the full extent of invasive, non-native plant presence
across the Site. As part of any development, mitigation
measures should be adopted, including the use of bird and bat
boxes, enhancement of the woodland habitats retained on the
Site, and a carefully designed lighting scheme to prevent
disturbing foraging and commuting bats. Mitigation measures
should also be taken during the construction phase to comply
with general environmental best practice measures. In
concluding, the Preliminary Ecological Appraisal has established
that the development of the Site could result in some negative
impacts on the Blackleach Reservoir Site of Biological
Importance without a detailed avoidance and mitigation
strategy. Recommended measures include the retention of
woodland edges around the north-western and south-western
perimeters of the Site, such that there will be no removal or
reduction of the Site of Biological Importance and Local Nature
Reserve habitats. The opportunity also exists to enhance
woodland on the Site through the clearance of scattered fly-tip
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rubbish materials, non-native plants, and management/control
of the invasive non-native plant species. The grassland habitats
are relatively common and widespread, and are not classified as
priority habitats. Accordingly, the Site does not possess
ecological characteristics and features such that they warrant
the protection of the Site from any development, and it does
not possess the same ecological value as the wider Blackleach
Country Park (as indeed has been recognised by its exclusion
from the Site of Biological Importance and Local Nature Reserve
designations). The characteristics of the Site will be typical of
many a greenfield site in the City, including some Green Belt
sites which have been identified for development previously
within the draft Greater Manchester Spatial Framework. This
should not preclude its development.
Trees and Hedgerows
The Site comprises a number of existing trees, the majority of
which are located within the southern part of the Site and its
boundaries. Those trees located at the boundaries of the Site
can be retained where possible, save for the need to secure
vehicular access into the Site from Moss Lane. Where trees are
removed as part of any development, compensatory tree
planting can be provided with a view to ensuring that this
contributes to the achievements of net gains in biodiversity,
whilst also helping to ‘soften’ the location of new development
adjacent to the wider Blackleach Country Park.
Landscape and Visual Impact
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To understand the nature conservation value of the Site, a
Landscape and Visual Appraisal of the Site has been
undertaken. This can be found at Appendix 4 of this
Representation. In summary, this has concluded as follows:
Ø There are no specific landscape designations that directly
cover the Site or the surrounding wider area;
Ø Views of the Site are limited due to intervening mature
vegetation surrounding. Open and partial views of part of the
Site are apparent from Moss Lane to the immediate south-east
of the Site and are seen in the context of the existing built form
and the mature trees of the existing woodland and tree belts
within the Site and to the north. There are also partial views to
the Site from Worsley Footpath 5, 6 and 7 immediately to the
south and west
of the Site. Views from the wider landscape are truncated due
primarily to the intervening mature vegetation and built form;
Ø The development of the Site would result in limited change in
the character and amenity of the views from a few visual
receptors to the Site. This would result in negligible to
moderate adverse effects. Overall, the character of the Site is
influenced by the developed edge of the Linnyshaw Industrial
Estate to the east, and is well-contained by existing mature
woodland. It forms a discrete parcel of land influenced by the
existing Industrial Estate; the Site’s development would not
significantly increase the existing visual envelope associated
with the edge of the settlement; and
Ø Effects on visual receptors will diminish over time as new
planting within the Site, as part of a package of enhancement
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measures, begins to establish and mature. Overall, the Site has
a relationship with the Industrial Estate to the east and on
balance any development will sit within the existing retained
landscape character elements at the Site level. Landscape and
visual effects would be limited to the Site and local level
receptors only immediately adjacent to the Site, reducing over
time through new tree planting.
Ground Contamination
There is evidence of historical uses on the southern part of the
Site but the majority is undeveloped greenfield land. Geoenvironmental surveys will be carried out in due course but the
Site is not likely to be subject to
any form of ground contamination which would preclude its
development. Residential Amenity There are a small number of
residential dwellings which are served via Moss Lane. Future
development of the Site would require some vehicles
movements past these properties. Whilst this will impact on
residential amenity to a small degree, this can be minimised
through planning conditions restricting vehicular movements
and operating hours. Furthermore, as outlined above any
requirements for off-site highway improvements/measures can
be discussed with the Local Highways Authority at the time of
any development.
Residential Amenity
There are a small number of residential dwellings which are
served via Moss Lane. Future development of the Site would
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require some vehicles movements past these properties. Whilst
this will impact on residential amenity to a small degree, this
can be minimised through planning conditions restricting
vehicular movements and operating hours. Furthermore, as
outlined above any requirements for off-site highway
improvements/measures can be discussed with the Local
Highways Authority at the time of any development.
11.14. In view of the above, the Site is not subject to any
insurmountable technical constraints which would preclude it
from coming forward for development.
Deliverability
11.15. The following table considers the deliverability of the
Site for employment uses,
Table 2: Technical Sustainability (SEE FULL REPRESENTATION TO
VIEW THE BELOW TEXT IN TABLE FORMAT)
Availability The developable part of the Site is subject to a single
land ownership (Casey Group), and is not subject to any
covenants or restrictions. The Site is available now for
development.
Suitability The Site’s location adjacent to the existing Linnyshaw
Industrial Estate lends itself as a natural extension to this
successful employment area, which is fully occupied and has no
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room for expansion. The proposed employment use of the Site
would not lead to any ‘bad neighbour’ issues.
Achievability Based on the scale of the Site, it is capable of
coming forward for development within five years. As outlined
above, it is not subject to any technical or availability
constraints. Viability As an undeveloped parcel of greenfield
land, the Site is not subject to any known abnormal costs at this
time which would impact on its viability. Our Client has carried
out preliminary development appraisals of the Site based on
the concept outlined at paragraph 11.10 and is confident that a
redevelopment proposal will be capable of implementation as
soon as planning is in place.
11.16. In view of the above, and subject to a policy change, the
Site is deliverable within five years (and indeed could be
delivered within 12 to 18 months from the grant of planning
permission).Furthermore, our Client would be willing to
develop the Site on a speculative basis to ensure that
development can commence on the Site as soon as possible
Sustainability
11.17. Having regard to the three dimensions of sustainable
development as expressed in paragraph 8 of the NPPF, we set
out in Table 3 below the key economic, social and
environmental considerations associated with the Site’s
potential development:
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Table 3: Technical Sustainability (SEE FULL REPRESENTATION TO
VIEW THE TEXT BELOW IN TABLE FORMAT):
Economic
There is a clear aspiration within the PDLP to protect existing
employment areas, whilst delivering new employment premises
which cater for a range of employment needs across Salford.
This includes in the industry/warehousing sector; indeed, the
draft Greater Manchester Spatial Framework has identified the
need for 320,000 sq. m of new B2/B8 floorspace in Salford. The
Councils Employment Charter also contains a suite of pledges
focused on investing in the local workforce and raising local
employment standards. Whilst a detailed layout for the Site has
yet to be prepared, two Site Options have been prepared
(Appendix 5) by drawing on the Opportunities and Constraints
plan of the Site (Appendix 2 - SEE FULL SEPARATE
REPRESENTATION). Through this initial exercise, our Client has
established that the Site has the ability to contribute positively
towards economic growth and job creation, capable of
delivering in the region of 2,000 sq. m of B1/B2/B8 floorspace
within smaller/starter units of 140-230 sq. m. This would
provide new, modern premises for businesses, including growon space for new businesses. In doing so, this could create up
to 80 full-time employment opportunities based on a ratio of 1
job per 25 sq. m for the type of floorspace which is proposed.
Accordingly, the development of the Site has the ability to align
with the economic aspirations of the City, providing new
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employment premises for starter-businesses and employment
opportunities for the local workforce.
Social
The development of new employment opportunities within
close proximity of people’s homes, and which are easily
accessible, has a role to play in delivering strong, vibrant and
health communities. The development of the Site would
provide just that, reducing the distance which people need to
travel between home and the workplace, and which is
sustainably located.
Environmental
The Site is proposed to be designated as Local Green Space
within the Blackleach Country Park. The reality is that the Site is
privately owned, and does not form part of the wider Local
Nature Reserve and Site of Biological Importance (as shown on
Figure 1 of this Representation). The accompanying Preliminary
Ecological Appraisal has demonstrated that development on the
Site would not harm the integrity of the Blackleach Site of
Biological Importance and Local
Nature Reserve. The Site’s ecological features and
characteristics are largely typical of a greenfield site, and any
impacts arising from development can be appropriately
mitigated. This includes the retention and enhancement of
existing woodland along the Site’s northern and western
boundaries. To this end, it is not considered that the
development of the Site would conflict with Policies A11
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(Development likely to attract birds) and BG1 (Greater
Manchester
Wetlands Nature Improvement Area) of the PDLP. Whilst the
development of the Site would result in the loss of some
existing trees, these are not protected. Furthermore,
compensatory tree planting can be provided as part of any
development. The development of the Site would not prejudice
the use of Linnyshaw Loopline to the north of the Site which is
identified as a Strategic Recreation Route on Figure 20 of the
PDLP. The Site is not located in an Air Quality Management
Area, and is located on a route already utilised for employment
uses. It is also accessible by foot and cycle, reducing pressure on
the private car and providing people with a conscious choice. To
this end, the
development of the Site would, in a small part, help to alleviate
some of the pressure associated with Green Belt release around
Salford to meet future needs, and with it the need for
significant new infrastructure. From a landscape perspective,
the Site is not a valued landscape in planning terms, and the
accompanying Landscape and Visual Appraisal has
demonstrated that the development of the Site would not give
cause to any major or significant adverse landscape and visual
effects, with any impact being localised and mitigated over
time.
Previously Developed Land
As outlined above, and as shown on Figures 3 and 4 of this
Representation, part of the Site previously accommodated built
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development originating from the Nineteenth Century. The
precise use is not known but ‘Moss End’ was linked to the early
industrialisation of the area. The 1979 Ordinance Survey (OS)
map of the area (SEE SEPARATE FULL COPY OF THE
REPRESENTATION TO VIEW THIS) shows that the Site was
occupied by employment development with most buildings
having been removed by the 1991 OS issue. This demonstrates
that there was recent previous development across over half of
the land that we believe should be redeveloped for
employment use holding. Whilst the remains of the previous
structures have to some extent blended into the landscape, we
believe that the re-use of the land would be compatible with
the Council’s objectives to minimise the loss of existing Green
Belt and open land.
11.18. Overall, the Site represents a logical extension to the
Linnyshaw Industrial Estate, extending the built form west
along Moss Road adjacent to existing employment uses. The
Site has the potential to align with the Council’s economic
development strategy and cater for local employment needs.
There are no significant constraints, technical or otherwise,
associated with the Site which would preclude it from coming
forward for development, and it would be deliverable within
five years.
11.19. In view of the above, the Site should be identified by the
Council as part of its site allocations for employment use. Its
proposed designation under Policy GI5 of the PDLP, as part of
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the Blackleach Country Park, will unnecessarily impact on the
future development prospects of the Site.
11.20. Accordingly, our Client objects to its current designation
under this Policy as drafted.
CONCLUSIONS
12.1 Our Client welcomes the opportunity to submit this
Representation in response to the current consultation on the
Council’s PDLP.
12.2. Our Client is firmly of the view that the City of Salford has
the potential to realise significant economic growth over the
next 20 years provided that positive decisions are made during
the ongoing preparation of the Salford Local Plan.
12.3. This will require a pro-active approach from the Council to
the release and allocation of land for new development,
including a mix of brownfield and greenfield land. This includes
our Client’s land interests at Moss Lane, Walkden.
12.4. The Council should adopt an aspirational approach to
economic growth, directing new development to the most
sustainable locations in the City, and specifically sites which are
free of any significant constraints, and which are well-related to
urban areas and existing employment areas. A balanced
approach to delivery should be provided for through the PDLP
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without onerous policies which could impact on the
deliverability and viability of sites.
12.5. As drafted, it is our Client’s consideration that a number
of amendments are required to the PDLP, as set out in this
Representation, in order for it to pass the tests of ‘soundness’
set out in Section
1 of this Representation, and to ensure that Salford is capable
of achieving its economic aspirations and needs up to 2038.
12.6. This includes a review of the PDLP Proposals Map, and the
re-designation of our Client’s land interests at Moss Lane,
Walkden, such that they do not form part of the Blackleach
Country Park. As demonstrated within this Representation, and
the accompanying technical reports, the Site does not hold
significant ecological and landscape value, and its development
would not cause major or significant harm to the integrity of
the Blackleach Site of Biological Importance and Local Nature
Reserve.
12.7. It is also salient to highlight that our Client is willing to
work with the Council to consolidate and enhance the Country
Park within what we perceive to be its natural boundary. In
particular, our Client would be prepared to safeguard land that
it owns (outside of the Site that we believe should be allocated
for employment development) as open space if this forms part
of a comprehensive plan. This could involve transferring the
land to the Council, and it could provide an exciting opportunity
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to increase biodiversity and mitigate any loss of habitat arising
from the employment development.
12.8. Accordingly, our Client objects to the Site’s current
designation under Policy GI5; instead, it is our Client’s
contention that their land interest outlined within this
submission should be identified for employment uses by way of
a site allocation, and which would align with the economic
aspirations set out within the Salford Local Plan and Policy EC1
of the PDLP.
12.9. Furthermore, it is noted that the Site was identified as a
proposed extension to the Green Belt within the draft Greater
Manchester Spatial Framework (January 2019). The Site fulfils
none of the purposes of Green Belt, and our Client welcomes
the Council’s decision within the PDLP not to designate the Site
as such. This would simply not be justified in line with
paragraph 139(b) of the NPPF.
12.10. Our Client looks forward to continuing to engage in the
preparation of the emerging Local Plan, with a view to assisting
the Council in adopting a ‘sound’ Local Plan in accordance with
paragraph 35 of the NPPF.
12.11. Should you have any queries on any of the information
contained within this Representation, or require any further
information on our Client’s land interests at Moss Lane,
Walkden then we would
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be happy to assist.
General comments:
N/A

The Casey
Group
(submitted by
Grimster
Planning)
Respondent ref:
A1978

Chapter 22:
GI5 - Local
Green Space

Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

Representation
ref: 2383
The Wildlife
Trust for
Lancashire,
Manchester and
North
Merseyside
Respondent ref:
A0513

Is legally
compliant?:
Not specified

Chapter 22:
GI6 - Trees,
woodland and
hedgerows

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:

Comments relating to legal compliance, soundness or duty to
cooperate:

Not specified

Further to a request for clarification, the following statement
was provided by the representor on 06/10/20 with regards to
the representations previously submitted.
The policies which my Client considers to require amendments
are EC1 and GI5.
General comments:
N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
n/a
General comments:
SUPPORT & COMMENT
This policy is broadly supported.
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Respondent ref:
A1152
Representation
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Legal compliance /
soundness/ duty to
cooperate
Not specified

Chapter 22:
GI6 - Trees,
woodland and
hedgerows
22.29

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments

Modifications neccessary
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We would prefer to see a specific mention of protection and
expansion of carr/wet woodland habitat (Common Alder (Alnus
glutinosa), native willows (Salix spp), Alder Buckthorn (Frangula
alnus), which is often overlooked, but accept that that may be
inferred from the first line of the policy.
In that regard, we particularly draw attention to the importance
of native wet woodland scrub in maintaining, restoring and
creating ecological network functionality for Willow Tit (Poecile
montanus), a nationally endangered (“Red List”) bird species for
which western Greater Manchester City Region, including
western Salford City District, currently remains a UK stronghold.
See: https://www.bto.org/birdtrends2010/wcrwilti.shtml for
supporting evidence.
Comments relating to legal compliance, soundness or duty to
cooperate:
22.9 (typo) 22.29 - Tree replacements – this should be
governed / guided using a natural capital approach – such as a
CAVAT / i-tree eco assessment to determine the loss of amenity
/ ecosystem services so that the replacement reflects what has
been lost. See All our Trees for further info.
Need to reference the need for biosecurity in all new trees
planted to avoid the spread of disease and pests. Also new
trees should be aligned to being climate change resilient. Again
reference All our Trees.
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N/A

Not specified

Also there needs to be a mention here that we will lose most of
our established Ash trees in the next 20 to 30 years so we need
to think about a replacement strategy. See All our Trees for
further info.
General comments:

The Casey
Group
(submitted by
Grimster
Planning)
Respondent ref:
A1978
Representation
ref: 1978

Chapter 22:
GI6 - Trees,
woodland and
hedgerows

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
Policy GI6 – Trees, Woodland and Hedgerows
8.7. The NPPF identifies the need to try and protect existing
natural features. However, the ability to accommodate new
development will inevitably result in the loss of some existing
trees and hedgerows. Our Client supports the need to protect
ancient woodlands and veteran trees as required by paragraph
175 of the NPPF, unless there are wholly exceptional reasons
for their removal. In addition, they recognise the need to retain
trees which are subject to a Tree Preservation Order or are
located within a Conservation Area wherever possible.
8.8. In such instances where tree/hedgerow removal is required
in order to accommodate new development (i.e. non-protected
trees/hedgerows), a compensatory tree/hedgerow planting
scheme should be prepared and submitted as part of
development proposals, consistent with Part 5 of this Policy.
Our Client acknowledges that this approach has the potential to
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deliver net gains in biodiversity as well as enhancing the
character and quality of the local treescape, together with a
management and maintenance plan to ensure the long-term
value of new species.
8.9. When identifying and considering sites for development,
the Council should adopt a pragmatic approach to the
loss/removal of existing trees, with the exception of those
identified in paragraph 8.7 above, weighing the economic,
social and environmental benefits of development (and any
mitigation) against the extent of any harm.
General comments:

The Wildlife
Trust for
Lancashire,
Manchester and
North
Merseyside
Respondent ref:
A0513
Representation
ref: 1928

Chapter 23:
BG1 - Nature
improvement
areas

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
n/a
General comments:
SUPPORT
This policy is supported
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The Casey
Group
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Representation
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Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

N/A

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Chapter 23:
BG1 - Nature
improvement
areas
23.8

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
The Local Plan lists Nature improvement Areas and as this area
is the part head waters of Gilda Brook and it is the home to a
wide range of wild life, therefore why is it not being considered
as being named as a specific location to be protected. There has
already been a loss of biodiversity areas within the
neighbourhood when the Campbell road site in Swinton started
being developed last year, unfortunately with the loss of
numerous species of wild life, and trees that should have been
protected.
Comments relating to legal compliance, soundness or duty to
cooperate:
9.1. The Greater Manchester Wetlands Nature Improvement
Area was designated by the Greater Manchester and Cheshire
Local Nature Partnerships in May 2013, and covers around
48,000 hectares of land across Salford, Wigan and Warrington.
9.2. Our Client supports the recognition at paragraph 23.8 of
the PDLP that this designation does not preclude new
development from coming forward; doing so would significantly
restrict the ability of
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the local authority to meets it employment and housing needs.
Our Client has no objection to the requirement for any
development within the Nature Improvement Area to include
green infrastructure; however, whilst reference is made to a
‘high-level’ of green infrastructure, this needs to be balanced
against the net developable area of a site and economic
viability. Unrealistic requirements for on-site green
infrastructure could ultimately preclude otherwise viable sites
from coming forward. A pragmatic approach is therefore
needed when considering this matter, with a focus as much on
qualitative provision as it is on quantity.
General comments:

The Manchester
Bolton and Bury
Canal Society
Respondent ref:
A0013
Representation
ref: 1810

Chapter 23:
BG2 Development
and
biodiversity

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
n/a
General comments:
Page 221 Policy BG2 (point 26) lists Manchester Bolton and
Bury Canal at Agecroft as a site of Biological Importance. Again
we are contented to see recognition of the biological
importance of the canal.
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Respondent /
ref.

Chapter &
policy

Representation
ref.
Canal and River
Trust
Respondent ref:
A0215

Paragraph

Representation
ref: 2060

The Peel Group
(submitted by
Turley)
Respondent ref:
A0394
Representation
ref: 2258

Chapter 23:
BG2 Development
and
biodiversity

Chapter 23:
BG2 Development
and
biodiversity

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

n/a

No - I do not
wish to
participate in
hearing
session(s)

N/A

Yes - I wish
to
participate in
hearing
session(s)

Is sound?:
Not specified

n/a
General comments:

Complies with the
duty to cooperate?:
Not specified

The Trust is supportive of Policy BG2 and inclusion of the
Manchester Bolton and Bury Canal in Figure 16.

Is legally
compliant?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
Yes
Complies with the
duty to cooperate?:
Yes

Summary [as set out in the Executive Summary to Peel's
comments]
Peel L&P is engaged in the wider debate with regional and
national stakeholders regarding biodiversity net gain and has
concerns that the new metric will affect the ability for policy
BG2 to be met. Otherwise, Peel is supportive of policy BG2 and
looks forward to continue working with the City Council and
others in improving habitats across the City. One such
opportunity is a partnership between Peel, SCC, the GM Ecology
Unit and Natural England to pilot a biodiversity offsetting
scheme on land south of Boothstown.
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Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Main comments [Support]
7.74 Peel L&P is engaged in the wider debate with regional and
national stakeholders regarding biodiversity net gain. Peel L&P
has tested several of its developments against the various
metrics including the new DEFRA 2.0 metric which is proving
difficult to achieve and unrealistic. The new metric may affect
the ability for policy BG2 to be met.
7.75 Otherwise Peel is supportive of policy BG2 and looks
forward to continue working with the City Council and others in
improving habitats across the City.
7.76 One such opportunity is a partnership between Peel, SCC,
the GM Ecology Unit and Natural England to pilot a biodiversity
offsetting scheme on land south of Boothstown. The pilot
intends to inform and educate all partners in the
implementation of biodiversity offsetting schemes, with a view
to investigating other land in Salford adjacent to planned
development with the potential for biodiversity enhancement
and offsetting in the future.
General comments:
N/A
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Respondent /
ref.

Chapter &
policy

Representation
ref.
The Wildlife
Trust for
Lancashire,
Manchester and
North
Merseyside
Respondent ref:
A0513

Paragraph
Chapter 23:
BG2 Development
and
biodiversity

Representation
ref: 2374

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

N/A

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Representation
ref: 1922

The Wildlife
Trust for
Lancashire,
Manchester and
North
Merseyside
Respondent ref:
A0513

Legal compliance /
soundness/ duty to
cooperate

n/a
General comments:
We support [Policy GI1] overall, but suggest that it needs to
integrate more with green potential to complement
Biodiversity Net Gain and policy BG2.
SUPPORT

Chapter 23:
BG2 Development
and
biodiversity

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

We strongly support Policy BG2, especially supporting
paragraph 23.12 and particularly the inclusion of the
biodiversity heartland of Chat Moss
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Paragraph 22.8
OBJECT
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Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

This, or perhaps a related paragraph, needs to refer not only to
other habitats that are complementary, but to other beneficial
land-uses, and to reference Policy CC1 – Climate change.
Society cannot treat biodiversity-related, climate changerelated and agricultural land-uses as separate: rather, we must
seek to spatially integrate and optimise overall land-use.
Policies on biodiversity, climate change, soil use and agriculture
need to align in optimising the use of land within Chat Moss.
Current major land-uses on Chat Moss, particularly commercial
turf production and industrial agriculture, are causing the
emission of vast quantities of greenhouse gases (cf. Tom Smart,
Natural England – publication expected later this year).
The Wildlife Trust for Lancashire, Manchester & North
Merseyside wishes to see as much land as possible restored to
ecologically functional lowland raised bog priority habitat
within the period of the UK Government’s 25-Year Plan for
Nature (2019-44). However, we recognise that, in the shorter
term (e.g. the period of this Local Plan before its next revision),
it would be beneficial, and for more than just biodiversity
reasons, to cease the most damaging land-uses and substitute
these with less damaging alternatives such as “wet” agricultural
production, including paludiculture, though a system of public
payments for public goods, integrating mitigation and offsetting
associated with planning consents with those through agrienvironment payments, to re-wet peatlands to prevent carbon
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Participation
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Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Bredale
Properties Ltd
(submitted by
Pegasus Group)
Respondent ref:
A0528

Representation
ref: 1896

Comments

Modifications neccessary

Participation
at hearing
sessions

Bredale highlight that the
viability implications of the
introduction of a 10% net
gain requirement must be
fully considered and tested
to ensure that it is consistent
with national policy and is
justified.

Not specified

N/A

Not specified

loss and create biodiversity stepping stones/networks, to create
wetland habitats (“habitat banking” as part of biodiversity net
gain), to restore carbon function (“carbon banking”) etc; in
accordance with identified nature recovery networks.

Chapter 23:
BG2 Development
and
biodiversity

Is legally
compliant?:
Not specified
Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

Representation
ref: 2164

David Steel
Respondent ref:
A0564

Legal compliance /
soundness/ duty to
cooperate

Chapter 23:
BG2 Development
and
biodiversity

Is legally
compliant?:
Not specified
Is sound?:
Not specified

Such an approach needs to be aimed for consistently in all the
Local Plan policies relating to Chat Moss; Biodiversity; Climate
Change & Soils; and Agricultural Land.
Comments relating to legal compliance, soundness or duty to
cooperate:
Bredale is supportive of this policy and the Council’s efforts to
ensure that development does not have any adverse impact on
nature conservation value. The policy sets a requirement of a
net gain in biodiversity value of at least 10% for all major
developments.
General comments:
N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Policy BG1
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Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate
Complies with the
duty to cooperate?:
Not specified

Comments

Modifications neccessary

Participation
at hearing
sessions

N/A

Not specified

24.10
You state ..”it may be necessary instead to make provision for
new habitats on or off site..”
To which I state that you will be destroying farmland habitat
that supports FARMLAND birds most of which are nationally
and European wide in steep decline. Thus I ask how do you
propose to balance this diversity elsewhere as FARMLAND
BIRDS REQUIRE FARMLAND HABITAT and that is ALL they can
survive upon.

Tarmac
Respondent ref:
A1150
Representation
ref: 2372

Chapter 23:
BG2 Development
and
biodiversity

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Allocations 32 and 33 will lessen biodiversity it cannot be
replicated in any old green space.
Comments relating to legal compliance, soundness or duty to
cooperate:
These comments have also been recorded against policies AP1,
HE1, HE6 and chapter 26 general comments
Whilst the Greater Manchester Joint Minerals Development
Plan Document includes minerals specific planning policy and
policies pertaining to mineral safeguarding, the Planning
Practice Guidance is clear (paragraph reference 005 Reference
ID: 27-005-20140306) that although district councils are not
mineral planning authorities, they have an important role in
safeguarding minerals in 3 ways (my emphasis):
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Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

•
having regard to the local minerals plan when
identifying suitable areas for non-mineral development in their
local plans. District councils should show Mineral Safeguarding
Areas on their policy maps;
•
in those areas where a mineral planning authority has
defined a Minerals Consultation Area, consulting the mineral
planning authority and taking account of the local minerals plan
before determining a planning application on any proposal for
non-minerals development within it; and
•
when determining planning applications, doing so in
accordance with development policy on minerals safeguarding,
and taking account of the views of the mineral planning
authority on the risk of preventing minerals extraction.
Although the current Publication Draft Plan refers to the
Manchester Joint Minerals Plan, it is currently unsound as it is
not in conformity with national policy and practice guidance.
The NPPF (2019), within its Minerals chapter, requires the
safeguarding of ancillary infrastructure at paragraph 204(e) by
stating that planning policies should:
“safeguard existing, planned and potential sites for: the bulk
transport, handling and processing of minerals; the
manufacture of concrete and concrete products; and the
handling, processing and distribution of substitute, recycled and
secondary aggregate material”
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Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

In addition, the NPPF has introduced the ‘agent of change’
principle. The 'agent of change’ principle gives authority to the
view that a person or business (i.e. the agent) introducing a
new land use is responsible for managing the impact of that
change. This is delivered through paragraph 182 (contained in
chapter 15: conserving and enhancing the natural
environment), which states that planning policies and decisions
should ensure that new development can be integrated
effectively with existing businesses and community facilities.
Existing businesses and facilities should not have unreasonable
restrictions placed on them as a result of development
permitted after they were established. The paragraph goes on
to confirm that where an existing business or community
facility could have a significant adverse effect on new
development (including changes of use) in its vicinity, the
applicant (or agent of change) should be required to secure
suitable mitigation before the development has been
completed.
Therefore, national planning policy dictates that any proposed
development should first consider, and be able to demonstrate,
that the proposals would not result in an adverse impact on the
existing operations. Whilst there are no specific proposed
allocations directly affecting Tarmacs land interests, in light of
the above, it is considered that mineral developments,
including mineral related infrastructure, mineral transportation
sites and handling, processing and manufacturing facilities
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Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

should be identified as safeguarded identified on the policies
map or given specific reference within the text. This provides
clarity to developers on the presence of and potential for
mitigation to protect the continued operation of existing
development and future occupiers of any new development
nearby.
Tarmac’s Agecroft site is bordered by the Manchester, Bury and
Bolton Canal which is protected by biodiversity policy BG2/26.
The sub text to this policy at paragraph 20.30 makes reference
to the canal having been drained and filled in, stating:
‘some stretches of the original canal remain, primarily around
Agecroft north of Park House Bridge, with areas in water
including a designated Site of Biological Importance (policy
BG2/26). Restoration of the Manchester, Bolton and Bury Canal
and its towpath is a multi-million pound project and will be a
long term proposition. In places the original line of the canal
has been severed by significant infrastructure (including the A6
and railway lines) and therefore at these pinch points there may
need to be some deviation from it in order to deliver an
achievable route that could potentially be fully navigable.
Similarly, it will be important to ensure that protecting the
original line of the canal does not impede significant
infrastructure and regeneration projects’.
Policy AP1 (17) states that development alongside the line of
the Manchester Bolton and Bury Canal needs to facilitate its
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Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

restoration or, where this is not practicable, provide open space
incorporating walking and cycling routes. Policy HE1 and HE6
offers the canal significant protection as infrastructure of
national and international significance and important heritage
assets. Policy HE6 specifically states that “Development that
would prevent or significantly hinder the future restoration of
the canal or its towpath will not be permitted.”
Whilst Tarmac does not wish to object to the presence of such
designations, it needs to be balanced, properly reflective of
context and not contradictory. Adjacent to the Agecroft site,
the canal itself is not visible but the towpath/route is retained.
The ability of the site to continue to function and adapt to
future needs should not be compromised by overly unrealistic
requirements/focus on reinstatement/restoration of the canal
which could affect project viability. We support the terminology
used in Policy AP1 which encourages opportunities to assist
with the overall restoration objectives ‘where practicable’
having regard to the fact there is not currently any open water
route in this area. It is considered that the distinction made in
paragraph 20.30 – ‘important to ensure that protecting the
original line of the canal does not impede significant
infrastructure and regeneration projects’ is reflected in policy
HE6
General comments:
N/A
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Respondent /
ref.

Chapter &
policy

Representation
ref.
City of Trees
Respondent ref:
A1152

Paragraph

Representation
ref: 2280

Chapter 23:
BG2 Development
and
biodiversity

Legal compliance /
soundness/ duty to
cooperate

Comments

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Bloor Homes
and Taylor
Wimpey
(submitted by
Cushman &
Wakefield)
Respondent ref:
A1967
Representation
ref: 2368

Chapter 23:
BG2 Development
and
biodiversity

Is legally
compliant?:
Not specified
Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

Modifications neccessary

Participation
at hearing
sessions
Not specified

Policy BG2 – only references ancient woodland which are
woodlands that predate 1600. There are plenty of woodlands in
Salford that are 100 years plus and we should be acknowledging
their existence and importance.
General comments:
Comments relating to legal compliance, soundness or duty to
cooperate:
5.133 We also request that clear guidance is provided as to how
the 10% biodiversity net gain requirement will be calculated, as
well as a clear definition of “biodiversity net gain” to provide
developers with a level of certainty over the requirements
which will enable the associated costs to be more accurately
determined. (paragraph 5.133 also logged against the
Assessment of Residential Viability).
General comments:
N/A
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Not specified

Respondent /
ref.

Chapter &
policy

Representation
ref.
The Casey
Group
(submitted by
Grimster
Planning)
Respondent ref:
A1978

Paragraph

Representation
ref: 1985

Chapter 23:
BG2 Development
and
biodiversity

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

Not specified

Is sound?:
Not specified

9.3. The Policy requires all new development to deliver a net
gain in biodiversity value, with all major development delivering
at least a 10% net gain. The Policy does not differentiate
between any types
of development, be it employment or residential.

For smaller employment
sites which only just exceed
the definition of ‘major’
development, there may be
limited scope to achieve a
10% net gain. Accordingly,
our Client considers that
there needs to be more
flexibility in the Policy than
currently drafted.

Complies with the
duty to cooperate?:
Not specified

9.4. In respect of employment development, it is typically more
challenging to deliver a net gain in biodiversity through
employment schemes given that they don’t comprise areas of
public open space/landscaping typically associated with
residential schemes. For smaller employment sites which only
just exceed the definition of ‘major’ development, there may be
limited scope to achieve a 10% net gain. Accordingly, our Client
considers that there needs to be more flexibility in the Policy
than currently drafted.
9.5. Their preference would be to include the words “…..where
possible” after “…shall..” in the first sentence of this Policy. This
amendment would allow the Council to appraise schemes on a
site by- site basis, taking account of any constraints which could
impact on the ability to achieve a 10% net gain, as opposed to
imposing a blanket requirement. It would still afford the Council
the control over what is delivered on a site, but allows for a
planning judgement to be made case by case. The way the
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9.5. Their preference would
be to include the words
“…..where possible” after
“…shall..” in the first
sentence of this Policy. This
amendment would allow the
Council to appraise schemes
on a site by- site basis, taking
account of any constraints
which could impact on the
ability to achieve a 10% net
gain, as opposed to imposing
a blanket requirement. It
would still afford the Council
the control over what is
delivered on a site, but
allows for a planning

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Policy is presented at present, any schemes unable to deliver a
10% net gain would be in conflict with this Policy and thus could
be refused on this reason alone.

judgement to be made case
by case. The way the Policy is
presented at present, any
schemes unable to deliver a
10% net gain would be in
conflict with this Policy and
thus could be refused on this
reason alone.

9.6. Our Client has no objection to the hierarchy of sites listed
in Parts A to E of this Policy, and supports the need to ensure
that development does not adversely impact on their nature
conservation value.

Participation
at hearing
sessions

General comments:

The Wildlife
Trust for
Lancashire,
Manchester and
North
Merseyside
Respondent ref:
A0513
Representation
ref: 1927

Chapter 23:
Biodiversity
and
geodiversity general
comments

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Policy BG2 – Development and Biodiversity
N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
n/a
General comments:
Paragraph 23.1
We suggest that it would be useful, here, to include reference
to findings from the recent Natural Capital Assessments for
Salford City District undertaken by the Greater Manchester
Combined Authority (GMCA); particularly as these include the
value to society & economy provided by natural capital,
including Greenspace.
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n/a

Not specified

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

N/A

Not specified

Your authority should seek advice from Natural England if it has
not yet been in communication in this regard.
Paragraph 23.3
The paragraph currently reads:
“There are no nationally or internationally designated sites in
Salford at present, but a Site of Special Scientific Interest is
proposed at the heronry in Botany Bay Wood.”
To the best of our knowledge, as a result of consented outdoor
paint-ball gaming this heronry no longer exists, because of
consequent continuous disturbance to the herons formerly
breeding there.

David Steel
Respondent ref:
A0564
Representation
ref: 2370

Chapter 23:
Biodiversity
and
geodiversity general
comments

Is legally
compliant?:
Not specified
Is sound?:
Not specified

Your authority should seek clarification from Natural England, if
you have not already done so, on whether notification of such a
SSSI is still proposed by it at this location in the presumed likely
continuing absence of its putative principal feature of interest.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
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Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Sport England
Respondent ref:
A0403

Chapter 24
Recreation general
comments

Representation
ref: 2360

Legal compliance /
soundness/ duty to
cooperate

Comments

Complies with the
duty to cooperate?:
Not specified

N/A

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
Late rep submitted on the 23 April as correction to initial
comments provided on the 20 March 2020
Recreation
Policy R1 Recreation Spatial Strategy – Sport England broadly
welcomed, this policy, parts 11-15 in particular. The policy is
still based on standards for sports rather than providing for
needs and demands as set out in the PPS and IBFS, therefore
still requires revision in accordance with previous comments
made. We acknowledge that to The Local Plan includes an
additional policy, R5 to cover outdoor and indoor sport. See
comments on policy R5.
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Modifications neccessary
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N/A

Not specified

Respondent /
ref.

Chapter &
policy

Representation
ref.
City of Trees
Respondent ref:
A1152

Paragraph

Representation
ref: 2281

Chapter 24
Recreation general
comments

Legal compliance /
soundness/ duty to
cooperate

Comments

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Mr and Mrs S
Atkinson
Respondent ref:
A1669
Representation
ref: 2089

Chapter 24
Recreation general
comments

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Modifications neccessary

Participation
at hearing
sessions
Not specified

24.1 Can we add natural spaces & woodlands – these are key
for health and meet ANGST requirements / guidelines
General comments:

Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
These comments have also been recorded as general comments
against Chapters 9 (Economic development) and 11 Housing).
More than this Salford Council are also proposing to build on
Green fields and recreational land, there are more than enough
brown fields that can be used for development but the
developers are not interested in them as it costs them more to
clear the ground and they are in less desirable areas which will
cut their profit margins.
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N/A

Not specified

Respondent /
ref.

Chapter &
policy

Representation
ref.
Nirmalan
Mahesan
Respondent ref:
A1979

Paragraph

Representation
ref: 1963

Chapter 24
Recreation general
comments
Chapter 24 in
relation to
recreational
facilities

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
No

Comments relating to legal compliance, soundness or duty to
cooperate:

The document needs to be
explicit in protecting land
and clubs that are dedicated
for recreational purposes.
The Swinton park Golf club is
an important case study. In
addition to providing
recreational facilities to a
very vulnerable group of
elderly members - many of
whom have COPD,
degenerative CNS diseases
etc this club also serves as
the ONLY social safety net
for such people. Such
properties/ clubs/ societies
must be explicitly protected
in the new document.
N/A

No - I do not
wish to
participate in
hearing
session(s)

Is sound?:
No
Complies with the
duty to cooperate?:
No

I refer to the current attempts all over the City of Salford to
acquire recreational land (green walk ways. Green fields etc) for
widespread construction. At present the document does not
adequately recognize the fact that there is an acute shortage of
recreational land across the city.
General comments:
N/A

Sport England
Respondent ref:
A0403
Representation
ref: 2345

Chapter 24: R1
- Recreation
standards

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Late rep submitted on the 23 April as correction to initial
comments provided on the 20 March 2020
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Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Comments also recorded against policy R5
1c Vision – quality of life.
Your comment advises that increasing the number of
households that meet defined recreation standards attends to
this point, however I would disagree. Your references to
standards lacks any preciseness and in terms of sports pitches
(paragraph 24.4) should be based on evidence and need as set
out in an up to date Playing Pitch Strategy (PPS), and not based
on arbitrary local standards. The NPPF requires this to be based
on up to date evidence, which appears to be out of date. Sport
England consider that the life of a PPS, is 3 years, extended to
five years with a review. The Salford PPS was last updated in
February 2018 following a 2015 published PPS, therefore the
PPS will be out of date by the time this Local Plan is submitted
for examination. Our earlier comments stated that a PPS should
be used as the evidence base to inform:
•
what the additional demand for sport will be from
individual or cumulative housing sites,
•
which existing sites need to be improved to increase
capacity to take the additional demand; and
•
what an appropriate developer contribution should be.
Sport England continues to be part of the PPS Steering Group
and will work with the Council to identify what the additional
demand from population and housing growth will be and what
the impact on existing playing fields will be.
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Comments
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Participation
at hearing
sessions

N/A

Not specified

Through the PPS Sport England has made a commitment to the
Council to assist develop an appropriate process for
determining how to establish what the additional demand for
sport is and where and what type of pitches are required, using
Sport England’s Strategic Planning Tools. The start of that
process was to produce Housing Growth scenarios in Part 7 of
the PPS to estimate the additional demand generated by
housing by sport and pitch type with capital and lifecycle costs.

Sport England
Respondent ref:
A0403
Representation
ref: 2361

Chapter 24: R1
- Recreation
standards

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Sport England do not consider the use of standards for outdoor
sport or any sports facility is appropriate we would wish to see
a separate Indoor/Outdoor Sport policy included within the
Plan. Sport England would be happy to assist with the
preparation of that policy. It should be noted Sport England
does not object to the use of standards for other open
typologies, only outdoor sport
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Late rep submitted on the 23 April as correction to initial
comments provided on the 20 March 2020
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Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Policy R2 Recreation standards – Our previous comment still
applies in this instance, and we ask you to revisit this policy.
Earlier comments in this response give further detail. A
standards-based policy will not comply with the NPPF
paragraph 96. Local standards for outdoor sports have been
referenced and that the latest Playing Pitch Assessment will
provide updated standards, this is not the case. Local standards
are not appropriate for outdoor sports because they do not and
cannot take into account sports catchment areas or the variable
units of demand for individual pitch/court types. For example,
the unit of demand for a court/pitch ranges from two people if
a tennis court to 30 people if a full-sized adult rugby pitch. In
addition, the catchment area for sports ranges from Ward level
if a junior football pitch to Borough wide if rugby or hockey.
This means the accessibility standards cannot accurately reflect
where the demand for outdoor sport is derived from.
Quantitative standards are not appropriate because although it
is widely acknowledged housing growth generates additional
demand for sport not everyone from that housing site will want
to participate in sport. In reality the application of standards
has led to single pitch sites being constructed within housing
developments that are unsupported by ancillary facilities and
are not located in areas of demand. These pitches do not
contribute to the supply of pitches and all too often become
informal kick about areas or semi natural open space.
Previously a guidance note on the inappropriate use of
standards for outdoor sport was attached for your information.
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The Council has undertaken a Playing Pitch Strategy Review
(PPS) 2018 which should be used as the evidence base to
inform:
•
what the additional demand for sport will be from
individual or cumulative housing sites,
•
which existing sites need to be improved to increase
capacity to take the additional demand; and
•
what an appropriate developer contribution should be.
Sport England continues to form part of the PPS Steering Group
and is working with the Council to identify what the additional
demand from population and housing growth will be and what
the impact on existing playing fields will be. Sport England
advocates that the life of a PPS is three years, extended to five
years if a review has been undertaken. The Salford PPS is
approaching five years old and Sport England would want to see
the Council commit to a fresh PPS to ensure that the polices in
this Local Plan are based on up to date evidence.
Through the PPS Sport England has made a commitment to the
Council to assist develop an appropriate process for
determining how to establish what the additional demand for
sport is and where and what type of pitches are required, using
Sport England’s Strategic Planning Tools. The start of that
process was to produce Housing Growth scenarios in Part 7 of
the PPS to estimate the additional demand generated by
housing by sport and pitch type with capital and lifecycle costs.
559

Participation
at hearing
sessions

Respondent /
ref.

Chapter &
policy

Representation
ref.
Agnes Rice
Respondent ref:
A0536

Paragraph

Representation
ref: 2029

Chapter 24: R1
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Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
Comments also recorded against policies R3 and R5.
I write to object strongly to any proposal that Swinton Golf Club
and Course could be used for housing development and ask for
it to be included and protected in The Local plan.
Any housing development will lead to the destruction of the last
Green space in Swinton South and is completely at odds with
the need to preserve grass and trees to offset and soak up
carbon emissions. Keeping green spaces has an effect far
outside the area they are located in. It is astonishingly out of
step to consider selling off such an area considering the
worldwide efforts to preserve the earth and will only produce
short term gain at great cost to the health of this generation
and future generations.
It should be essential that such a valuable resource be included
in the Local Plan and re-designated as Green recreation
space…… for the use of the people. Once it's gone, it's gone. So
many sites around this area have been swallowed up by
developers and planning done with little moral responsibility
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seemingly for health, both physical and mental, or the fact
there is limited infrastructure to support the relentless,
intensive development of every pocket of grass.
As a result of recent developments, we now have road chaos on
the East Lancs, also e.g. Worsley Road, Leigh Rd etc. it is well
known that traffic is jammed along the east Lancs road, and
emissions have risen since the ill-advised building of house on
Campbell Field Sewage works where it is rumoured that
planners/councillors decided that traffic flow was fine by
checking at 10 am during School holidays! Public transport has
actually worsened since the building of recent developments
with bus routes continuing to be reduced or none existent and
the roads cannot cope with the influx of people and cars.
Under the policy R5 in accordance with policies R1 and R3 the
Local Plan should specifically mention Swinton Park Golf Course
and the associated club house as strategic key hubs of city wide
importance for outdoor sport. To health
Salford Council should be encouraging and promoting sport
particularly as golf can be played by any generation and is
beneficial particularly for the older. Retired community,
growing in numbers. Unfortunately increasing obesity, poor
mental health, diabetes and asthma in adults and children can
be directly limited to lack of provision of space for outdoor
pursuits and for just enjoying the benefits of fresher air and
experiencing nature which is something we will deprive our
children of if we take it all away.
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Participation
at hearing
sessions

We would expect that
through the Examination
that the “policy on”
implications of this policy
and other policies have been
rigorously assessed in regard
to their effect upon delivery
of Plan objectives.

Not specified

Tragically, recent local developments have had a devastating
effect on wild life, and creatures are being pushed onto roads
and killed, humans don't have a monopoly on the space to live,
and it should be that we have a duty of care not to decimate
species by pouring concrete an all available spaces. The amount
of land we have is not infinite, you cannot keep building

Derwent Group
(submitted by
Aylward Town
Planning
Limited)
Respondent ref:
A1165
Representation
ref: 2334

Chapter 24: R1
- Recreation
standards

Is legally
compliant?:
Not specified
Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

Please consider that this remaining valuable resource (with a
significant wild life population now driven into it from recent
developments) should be included and protected on the Local
Plan and not sold off for housing.
Comments relating to legal compliance, soundness or duty to
cooperate:
This policy is concerned with providing opportunities for
recreation, and specific focus is had in terms of identifying what
contributions would be necessary in terms of development
proposals for residential uses that would increase the pressure
on existing recreation resources.
Given that Derwent has set out an ambition to consider higher
density residential development within parts of Walkden town
centre, the contributions which are being sought here under
Policy R1 could become very considerable. It is not clear that
the “policy on” implications of all of these Plan obligations have
been assessed cumulatively, and whether this demonstrates
that apartment development in a location such as Walkden
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N/A

Not specified

town centre could be deliverable in terms of development
viability. We would expect that through the Examination that
the “policy on” implications of this policy and other policies
have been rigorously assessed in regard to their effect upon
delivery of Plan objectives.
General comments:

Justin Kelagahn
Respondent ref:
A1195
Representation
ref: 2032

Chapter 24: R1
- Recreation
standards

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Comments also recorded against policy R3.
I understand from recent media articles that one particular area
of green space namely Swinton Park Golf & Country Club
adjacent to the East Lancashire Road is up for sale by the
owners who are looking to sell the land for housing
development. This land has not previously been allocated in the
local plan & in this proposal it is indicated that “A
comprehensive range of outdoor and indoor sports facilities will
be protected and enhanced across Salford, in accordance with
policies R1 and R3”
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I believe any sale of this club should be rigorously opposed for
the following reasons:This club helps to back up part of a wider city facility
- Loss of this club would be detrimental to the whole area.
Additional traffic & congestion which would be
detrimental to the wellbeing of local residents.
Loss of habitat for local nature including those that
have been forced out of other recently developed areas.
Loss of a facility for ‘Enabling everyone to live active
and healthier lives’.
- The health benefits of golf are far greater than most of us
seem to believe, and may have a much greater and broader
impact on our wellbeing than we may have realised.
Considering how well a good golf facility can appeal to people
of all age groups, golf is a wonderful way to encourage exercise.
People who play golf live longer than those who do not,
new research has suggested.
Edinburgh scientists claimed the sport was likely to
increase life expectancy, help chronic diseases and improve
mental health.
Golfing could also help those who suffered chronic
diseases including heart disease, type 2 diabetes, colon and
breast cancer and stroke, as well as helping reduce the risk of
anxiety, depression and dementia, researchers found.
The study found golfers typically burnt a minimum of
500 calories over 18 holes and those walking the course could
cover four to eight miles.
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Designs
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n/a

Not specified

- Dr Andrew Murray, from the physical activity for health
research centre at Edinburgh University, said: "We know that
the moderate physical activity that golf provides increases life
expectancy, has mental health benefits and can help prevent
and treat more than 40 major chronic diseases such as heart
attacks, stroke, diabetes, breast and colon cancer.
Once it has gone it has gone forever.

Chapter 24: R1
- Recreation
standards

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

You approved a large development of 241 houses to be build at
the bottom of Campbell Rd, do not destroy the area any
further. Just ask yourself how you would feel if this was on your
doorstep?
Comments relating to legal compliance, soundness or duty to
cooperate:
n/a
General comments:
I understand from recent media articles that one particular area
of green space namely Swinton Park Golf & Country Club
adjacent to the East Lancashire Road is up for sale by the
owners who are looking to sell the land for housing
development. This land has not previously been allocated in the
local plan & in this proposal it is indicated that “A
comprehensive range of outdoor and indoor sports facilities will
be protected and enhanced across Salford, in accordance with
policies R1 and R3”
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I believe any sale of this club should be rigorously opposed for
the following reasons:•
This club helps to back up part of a wider city facility.
•
Loss of this club would be detrimental to the whole
area.
•
Additional traffic & congestion which would be
detrimental to the wellbeing of local residents.
•
Loss of habitat for local nature including those that
have been forced out of other recently developed areas.
•
Loss of a facility for ‘Enabling everyone to live active
and healthier lives’.
•
The health benefits of golf are far greater than most of
us seem to believe, and may have a much greater and broader
impact on our wellbeing than we may have realised.
Considering how well a good golf facility can appeal to people
of all age groups, golf is a wonderful way to encourage exercise.
•
People who play golf live longer than those who do not,
new research has suggested.
•
Edinburgh scientists claimed the sport was likely to
increase life expectancy, help chronic diseases and improve
mental health.
•
Golfing could also help those who suffered chronic
diseases including heart disease, type 2 diabetes, colon and
breast cancer and stroke, as well as helping reduce the risk of
anxiety, depression and dementia, researchers found.
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Chapter 24: R1
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standards

Representation
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Legal compliance /
soundness/ duty to
cooperate

Is legally
compliant?:
Yes
Is sound?:
Yes

Comments

•
The study found golfers typically burnt a minimum of
500 calories over 18 holes and those walking the course could
cover four to eight miles.
•
Dr Andrew Murray, from the physical activity for health
research centre at Edinburgh University, said: "We know that
the moderate physical activity that golf provides increases life
expectancy, has mental health benefits and can help prevent
and treat more than 40 major chronic diseases such as heart
attacks, stroke, diabetes, breast and colon cancer.
•
Once it has gone it has gone forever.
•
I would also like to request it being included in sites
that are designated as strategic hubs of city-wide importance
for outdoor sports.
Comments relating to legal compliance, soundness or duty to
cooperate:
n/a
General comments:

Complies with the
duty to cooperate?:
Yes
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against policy R3
I understand from recent
media articles that one
particular area of green
space namely Swinton Park
Golf and Country Club
adjacent to the East
Lancashire Road is up for
sale by the owners who are
looking to sell the land for
housing development. This
land has not previously been
allocated in the local plan
and in this proposal it is

No - I do not
wish to
participate in
hearing
session(s)
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indicated that A
comprehensive range of
outdoor and indoor sports
facilities will be protected
and enhanced across Salford,
in accordance with policies
R1 and R3
I believe any sale of this club
should be rigorously
opposed for the following
reasons:- This club helps to back up
part of a wider city facility.
- Loss of this club would be
detrimental to the whole
area.
- Additional traffic and
congestion which would be
detrimental to the wellbeing
of local
residents.
- Loss of habitat for local
nature including those that
have been forced out of
other
recently developed areas.
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- Loss of a facility for
Enabling everyone to live
active and healthier lives.
- The health benefits of golf
are far greater than most of
us seem to believe, and may
have a much greater and
broader impact on our
wellbeing than we may have
realised. Considering how
well a good golf facility can
appeal to people of all age
groups, golf is a wonderful
way to encourage exercise.
- Golfing could also help
those who suffered chronic
diseases including heart
disease,
type 2 diabetes, colon and
breast cancer and stroke, as
well as helping reduce the
risk
of anxiety, depression and
dementia, researchers
found.
- Once it has gone it has
gone forever.
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Is legally
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Yes
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Representation
ref: 1934

Modifications neccessary

Participation
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- I would also like to request
it being included in sites that
are designated as strategic
hubs of city-wide importance
for outdoor sports.

Representation
ref: 1917

Stella Foster
Respondent ref:
A1983

Comments

Chapter 24: R1
- Recreation
standards

Is legally
compliant?:
Not specified
Is sound?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Yes - I wish
to
participate in
hearing
session(s)

N/A

Not specified

N/A
General comments:
(Comments also recorded against Policies R3 and R5)
Under the Policy R5 in accordance with policies R1 and R3, the
local plan should specifically mention Swinton Park Golf Course
and the associated club house as strategic key hubs of city wide
importance for outdoor sport.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Comments also recorded against policies R3 and R5.
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I am very concerned that Swinton Park Golf course is not
included in the plan.
‘Under the Policy R5 in accordance with policies R1 and R3, the
local plan should specifically mention Swinton Park Golf Course
and the associated club house as strategic key hubs of city wide
importance for outdoor sport.’
Given the issues with the current owners and the way it is being
‘managed’, the council must have robust procedures to ensure
that open space and recreational facilities be maintained as
Salford is a growing city.
There is a concern from residents that our quality of life is
irrelevant. The residents of M27 and M6 are going to live in a
concrete jungle with roads acting like car parks, with dangerous
standing traffic.
The days and hours leading up to me writing this make the
preservation of this valuable community space even more
important!
Once people come out of lockdown in the coming months, they
will be more grateful than ever of community hubs and
recreational spaces having been deprived of these for an
extended time.

571

Participation
at hearing
sessions

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Salford Council need to pause and take stock, once this land is
gone, it can never be recovered.
This devastating, life changing situation must give us all pause
for thought.
In the next few months, all our lives will have changed and
Salford Council must make sure there are sufficient open and
recreational spaces to help local people recover from what will
be a very tumultuous experience.
Community will become much more revered and we will all be
looking for ways of connecting with each other even more.
I have written numerous letters with respect to the proposed
developments on Swinton Park, which I will send by separate
cover.
Why use rare land like this while we still have brownfield sites?
I feel this development is an undermining of democracy. I have
outlined this in one of my letters and would be more than
willing to discuss this with the council representatives.
Ps I emailed as the comments form was NOT user friendly.
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Participation
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sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
Comments also recorded against policies R3 and R5
I am writing to make comments with respect to the Salford
Local Plan.
I am very concerned that Swinton Park Golf course is not
included in the plan.
Under the Policy R5 in accordance with policies R1 and R3, the
local plan should specifically mention Swinton Park Golf Course
and the associated club house as strategic key hubs of city wide
importance for outdoor sport.
We need to protect this valuable green recreational area and
instead build housing developments on brownfield sites.
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Participation
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sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
Comments also recorded against policies R3 and R5.
I am writing to you today in regards to the Salford Local Plan as
I am very concerned that Swinton Park Golf course is not
included.
‘Under the Policy R5 in accordance with policies R1 and R3, the
local plan should specifically mention Swinton Park Golf Course
and the associated club house as strategic key hubs of city wide
importance for outdoor sport.’
As a young student, it is important to find hobbies and activities
to use as a stress relief during difficult times such as exam
seasons or after busy deadlines. Golf is one such activity that I
use as a way to get outside and clear my head. I have been a
member for 2 years now and have most certainly got the bug,
having spent two full summers going down most days and
practicing whenever I could - to lose these facilities would be
devastating. I play with different family members as well as
regularly with friends and work colleagues. It is a great sport
when it comes to making new friends and getting to know other
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Matthew
Hughes
Respondent ref:
A1986
Representation
ref: 1980

Legal compliance /
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Comments
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Not specified

Not specified

people. There are many mental, physical and social benefits to
the sport - all of which would be lost with its closure.

Chapter 24: R1
- Recreation
standards

Is legally
compliant?:
No
Is sound?:
No
Complies with the
duty to cooperate?:
No

Furthermore, I plan to work as a civil engineer in Salford Quays
and remain living in Salford and playing at this club where I
have met so many new people. After it's refurbishment and the
hundreds of new social members, it is a great place to go for a
drink and meet up with friends even if you do not wish to play
golf. Removing community spaces such as this one will not be
beneficial in regards to retaining young people in the city.
Comments relating to legal compliance, soundness or duty to
cooperate:
Not specified
General comments:
Comments also recorded against policies R3 and R5.
My main concern was that the golf course wasn’t mentioned in
the plan. If you share this concern you could comment along
the lines of:
Under the Policy R5 in accordance with policies R1 and R3, the
local plan should specifically mention Swinton Park Golf Course
and the associated club house as strategic key hubs of city wide
importance for outdoor sport.
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Saving Our
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(Carol Boyce)
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Participation
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Is legally
compliant?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:

Not specified

No - I do not
wish to
participate in
hearing
session(s)

N/A

Not specified

Is sound?:
Yes

Chapter 24: R1
- Recreation
standards

Not specified
General comments:

Complies with the
duty to cooperate?:
Yes

As a member since1986 please include Swinton Park Golf and
Country Club 2017 Limited in your plans so it can not be sold for
Housing Development.

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
’Comments also recorded against policy R3
Re: Protection of Swinton Park Golf Club as a recreational
space.
My concerns: This land currently called Swinton Park Golf
Course (96 acres) has not previously been included in the SCC
Local Plan. It should be included in the following statement: “A
comprehensive range of outdoor and indoor sports facilities will
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be protected and enhanced across Salford, in accordance with
policies R1 and R3.
Salford Council has, according to records, exceeded it’s Housing
Delivery Test (HDT) for 2016-2019 by 86%, there is no
immediate urgency for additional housing, and the Brownfield
First policy should be exercised for further housing
development.
The golf course and clubhouse should be included in the SPGC
in the Local Plan. The science is settled, and SCC says it is
committed to that science - green space is crucial for well-being
and mental health. In an urban area even small areas are
precious resources.
This area of Swinton has lost open space to development
adjacent to the Golf Course so preservation of the course is
even more crucial.
The Golf Club offers social membership at £20 per annum and is
a key community hub that can be further extended.
The lack of improvement in transport and infrastructure
coupled with the increased development of sites like the old
sewage works in Swinton, the RoF factory site on Green Lane
and Highclove Lane Boothstown are all contributing to the East
Lancs A580 car park and increased pollution especially at the
now extended peak times. Local doctors dentists and schools
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are also strained. Medical research has shown that on average
around one in eight of the 4 million new cases of asthma in
children is attributable to traffic pollution. The Golf Course
provides a green barrier between thousands of adjoining
houses and the congested East Lancs road.
Sale of Swinton Park Golf Course and clubhouse should be
robustly opposed because:
•
This club supports wider city outdoor sports and
recreation facilities as well as proving a local green ‘lung’ to
disperse traffic pollution. It would be a loss of a facility for
‘Enabling everyone to live active and healthier lives’. It can
never be recovered if it is developed and there will be a loss of
habitat for local nature including those that have been forced
out of other recently developed areas, like Campbell Road
Fields. Even more traffic & congestion would be detrimental to
the wellbeing of local residents.
•
The health benefits of golf are far greater than most
people believe. Dr Andrew Murray, from the physical activity
for health research centre at Edinburgh University, said: "We
know that the moderate physical activity that golf provides
increases life expectancy, has mental health benefits and can
help prevent and treat more than 40 major chronic diseases
such as heart attacks, stroke, diabetes, breast and colon
cancer”.
•
Considering how well a good golf facility can appeal to
people of all age groups, golf is a wonderful way to encourage
578

Participation
at hearing
sessions

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Janine
McDonald
Respondent ref:
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Comments
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Participation
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N/A

Not specified

family exercise. A study found golfers typically burned a
minimum of 500 calories over 18 holes and those walking the
course could cover four to eight miles.
•
Protecting Swinton Park Golf Course is a tangible way
that SCC can demonstrate that its commitment to caring for
Salford residents and providing them with precious green
space, essential to their health as well as local diversity is not
just an empty platitude.

Chapter 24: R1
- Recreation
standards

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

•
Thank you for the opportunity to submit this
consultation.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Comments also recorded against policy R3 and R5
I live very close to the Campbell Rd fields and have and still am
experiencing the detrimental affect of the loss of the green
space of the Old Sewerage Works off Campbell Rd, both
mentally and physically.
I believe that the plan should take into consideration the
following:
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Under the policy R5 in accordance with policies R1 and R3 the
Local Plan should specifically mention Swinton Park Golf Course
and the associated club house as strategic key hubs of city wide
importance for outdoor sport.
It is essential that green infrastructure is protected for future
generations so that not only are the ‘green areas of strategic
significance’ but also smaller pockets around the area are
further protected.
Salford Council are promoting ‘Enabling everyone to live active
and healthier lives’ however all our green spaces are under
threat & collectively this could have a disastrous effect on the
quality of life of local people.
Whilst I appreciate that additional housing may be required,
albeit Salford Council has met it’s Housing Delivery Test (HDT)
for 2016-2019 by 186%. I do believe there must be sufficient
‘Brown fields’ sites within the city boundaries that could be redeveloped before using green spaces.
Sites that have recently been developed around this area such
as Highclove Lane - Boothstown, Thorn Road – Swinton, Mosley
Common Road (albeit Wigan authority) without any Transport
or Highways infrastructure improvements are all contributing to
commuting frustration, delays with overcrowded buses &
trains, appalling access to the motorway system especially
around Leigh Road, Worsley Road etc. The East Lancashire Road
is like a car park during the now extended ‘rush hours’.
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As published in the BMJ – “Air pollution from traffic is
responsible for four million new cases of childhood asthma
worldwide every year, it says a study that links local measures
of air pollution to incidence rates of the disease. On average
around one in eight new cases of the disease in children is
attributable to traffic pollution.”
I understand from recent media articles that one particular area
of green space namely Swinton Park Golf & Country Club
adjacent to the East Lancashire Road is up for sale by the
owners who are looking to sell the land for housing
development. This land has not previously been allocated in the
local plan & in this proposal it is indicated that “A
comprehensive range of outdoor and indoor sports facilities will
be protected and enhanced across Salford, in accordance with
policies R1 and R3”
Additional points or add your own:
I believe any sale of this club should be rigorously opposed for
the following reasons:•
This club helps to back up part of a wider city facility.
•
Loss of this club would be detrimental to the whole
area.
•
Additional traffic & congestion which would be
detrimental to the wellbeing of local residents.
•
Loss of habitat for local nature including those that
have been forced out of other recently developed areas.
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•
Loss of a facility for ‘Enabling everyone to live active
and healthier lives’.
•
The health benefits of golf are far greater than most of
us seem to believe, and may have a much greater and broader
impact on our wellbeing than we may have realised.
Considering how well a good golf facility can appeal to people
of all age groups, golf is a wonderful way to encourage exercise.
•
People who play golf live longer than those who do not,
new research has suggested.
•
Edinburgh scientists claimed the sport was likely to
increase life expectancy, help chronic diseases and improve
mental health.
•
Golfing could also help those who suffered chronic
diseases including heart disease, type 2 diabetes, colon and
breast cancer and stroke, as well as helping reduce the risk of
anxiety, depression and dementia, researchers found.
•
The study found golfers typically burnt a minimum of
500 calories over 18 holes and those walking the course could
cover four to eight miles.
•
Dr Andrew Murray, from the physical activity for health
research centre at Edinburgh University, said: "We know that
the moderate physical activity that golf provides increases life
expectancy, has mental health benefits and can help prevent
and treat more than 40 major chronic diseases such as heart
attacks, stroke, diabetes, breast and colon cancer.
•
Once it has gone it has gone forever.
I trust my comments will be used wisely.
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Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
Comments also recorded against policy R3
I wish to record that I object to the possibility of the Swinton
Park Golf Course being used fohousing development for the
very same reasons that are listed in the attached article from
the Guardian web site.
"I understand from recent media articles that one particular
area of green space namely Swinton Park Golf & Country Club
adjacent to the East Lancashire Road is up for sale by the
owners who are looking to sell the land for housing
development. This land has not previously been allocated in the
local plan & in this proposal it is indicated that “A
comprehensive range of outdoor and indoor sports facilities will
be protected and enhanced across Salford, in accordance with
policies R1 and R3”
I believe any sale of this club should be rigorously opposed for
the following reasons:•

This club helps to back up part of a wider city facility.
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•
Loss of this club would be detrimental to the whole
area.
•
Additional traffic & congestion which would be
detrimental to the wellbeing of local residents.
•
Loss of habitat for local nature including those that
have been forced out of other recently developed areas.
•
Loss of a facility for ‘Enabling everyone to live active
and healthier lives’.
•
The health benefits of golf are far greater than most of
us seem to believe, and may have a much greater and broader
impact on our wellbeing than we may have realised.
Considering how well a good golf facility can appeal to people
of all age groups, golf is a wonderful way to encourage exercise.
•
People who play golf live longer than those who do not,
new research has suggested.
•
Edinburgh scientists claimed the sport was likely to
increase life expectancy, help chronic diseases and improve
mental health.
•
Golfing could also help those who suffered chronic
diseases including heart disease, type 2 diabetes, colon and
breast cancer and stroke, as well as helping reduce the risk of
anxiety, depression and dementia, researchers found.
•
The study found golfers typically burnt a minimum of
500 calories over 18 holes and those walking the course could
cover four to eight miles.
•
Dr Andrew Murray, from the physical activity for health
research centre at Edinburgh University, said: "We know that
the moderate physical activity that golf provides increases life
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Participation
at hearing
sessions

Under The policy R5 in
accordance with policies
sections R1 and R3 the local
plan should specifically
mention Swindon park golf
club and the clubhouse as a
strategic key hubs of city
wide importance.

No - I do not
wish to
participate in
hearing
session(s)

expectancy, has mental health benefits and can help prevent
and treat more than 40 major chronic diseases such as heart
attacks, stroke, diabetes, breast and colon cancer.
•
Once it has gone it has gone forever. I would also like it
to request it being included in sites that are designated as
strategic hubs of city wide importance for outdoor sports.
Is legally
compliant?:
No
Is sound?:
No
Complies with the
duty to cooperate?:
No

Comments relating to legal compliance, soundness or duty to
cooperate:
Comments also recorded against polices R3 and R5.
My concern is the golf course is not mentioned in the plan.
If housing is granted on this leisure facility as someone who
passes daily the traffic will be horrendous and have a massive
impact for the worse in the area both on the roads and for
health reasons.
Under sections R1 and R3 the local plan should specifically
mention Swindon park golf club and the clubhouse as a
strategic key hubs of city wide importance.
As someone who grew up in the area with family members who
use the facility it would be extremely detrimental to lose this
green space when we have so many areas of brown space land
not being developed.
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N/A
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Peoples well-being is being over looked once again for a select
few people to line their pockets at the mass population expense
of SALFORD residents.
One very disgruntled SALFORD born and bred and proud ex
resident.
General comments:

Brian Smith
Respondent ref:
A1997
Representation
ref: 2045

Chapter 24: R1
- Recreation
standards

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Under the policyR5 in accordance with policies R1 and R3 the
local plan should specifically mention Swinton Park Golf Course
and the associated Club house as strategic key hubs of city wide
importance for outdoor sport.
I am very concerned that Swinton Park Golf Course is not
included in the plan
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Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

N/A

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Joseph Foster
Respondent ref:
A2000
Representation
ref: 1950

Chapter 24: R1
- Recreation
standards

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
Comments also recorded against policy R3 and R5
Under the policy R5 in accordance with policies R1 + R3 the
local plan should specifically mention Swinton Park Golf course
and the associated Club house as Strategic key hubs of City
wide importance for outdoor sports
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Comments also recorded against polices R3 and R5.
I am writing to comment on the Salford Development Plan.
I am writing as a young person living in Salford who believes
that Swinton Park Golf Cub Should be protected as a green
open and recreational space in the Salford Development plan.
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‘Under the Policy R5 in accordance with policies R1 and R3, the
local plan should specifically mention Swinton Park Golf Course
and the associated club house as strategic key hubs of city wide
importance for outdoor sport.’
As a younger member of the community, it is the responsibility
of Salford Council to develop in a sustainable manner in order
to protect facilities and the environment for future generations.
It is not fair that the majority of people who are so influential in
making decisions today, will not actually be on the receiving
end of the impact of those decisions on 20- 30 years hence.
This is what is known in economics as market failure - ‘moral
hazard’.

Mrs J
Trowbridge and
Mr P SaundersHall
Respondent ref:
A2004
Representation
ref: 2107

Chapter 24: R1
- Recreation
standards

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Please ensure that this is factored into the Salford Development
Plans.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
The following comments have also been recorded against
policies R3 and R5.
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I would like to voice my concern that under the policy R5 and in
accordance with the policies R1 and R3, the local plan should
specifically mention Swinton Park Golf Course and the
associated club house as a strategic key hub of citywide
importance for outdoor sport.
I recognise that Salford Council is forward thinking in their
green infrastructure plans and I believe that Swinton Park Golf
Course should be part of this and be protected for future
generations as part of a strategic significance and also other
pockets of green space around the area.
All our green spaces are under threat and collectively this could
and will have a detrimental effect on the quality of life of all
local people. I appreciate additional housing may be required
and that Salford Council have met their targets for HDT 201619, but I believe that there should be sufficient brown field sites
within the city boundaries which could be redeveloped, before
any further green spaces are even considered for any future
housing plans.
Following recent media articles referencing Swinton Park Golf &
County Club, that this is up for sale by the owners who are
looking to sell the land for housing development. This land has
not previously been allocated in the local plan and in this
proposal it is indicated that ‘A comprehensive range of outdoor
and indoor sports facilities will be protected and enhanced
across Salford, in accordance with policies R1 and R3'. I believe
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that this should specifically include Swinton Park Golf Course
and Clubhouse.
Therefore, I would like to rigorously oppose any sale of this club
for the purpose of housing for the following reasons:
•
This club helps to back up part of a wider city facility.
•
Loss of this club would be detrimental to the whole
area.
•
Additional traffic & congestion which would be
detrimental to the wellbeing of local resident
•
Loss of habitat for local nature including those that
have been forced out of other recently developed areas.
•
Loss of a facility for ‘Enabling everyone to live active
and healthier lives’.
•
The health benefits of golf are far greater than most of
us seem to believe, and may have a much greater and broader
impact on our wellbeing than we may have realised.
Considering how well a good golf facility can appeal to people
of all age groups, golf is a wonderful way to encourage exercise.
•
People who play golf live longer than those who do not,
new research has suggested.
•
Edinburgh scientists claimed the sport was likely to
increase life expectancy, help chronic diseases and improve
mental health.
•
Golfing could also help those who suffered chronic
diseases including heart disease, type 2 diabetes, colon and
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breast cancer and stroke, as well as helping reduce the risk of
anxiety, depression and dementia, researchers found.
•
The study found golfers typically burnt a minimum of
500 calories over 18 holes and those walking the course could
cover four to eight miles.
•
Dr Andrew Murray, from the physical activity for health
research centre at Edinburgh University, said: "We know that
the moderate physical activity that golf provides increases life
expectancy, has mental health benefits and can help prevent
and treat more than 40 major chronic diseases such as heart
attacks, stroke, diabetes, breast and colon cancer.
Once it has gone it has gone forever.
I would also like to request it being included in sites that are
designated as strategic hubs of city-wide importance for
outdoor sports.
Sites recently developed around this area have contributed to
further commuter delays, overcrowded buses and trains, and
unreasonable delays to the motorway system and the East
Lancashire Road has now become a virtual car park during ‘rush
hours’.
I would appreciate if the council would consider all of the above
and name Swinton Park Golf course and club house as a
designated golf course for recreational purposes in the new
plan.
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Participation
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sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
Comments also recorded against policy R3
As a long standing resident who lives backing onto the fairway
of the 1st, I believe we must at all cost keep the club as a
leisure/recreation place reasons given are :a ) loss of this club would be catastrophic for the local
community i.e. there are older people who have lost their
partners who live in the community and they still know they can
come in the club and feel at ease ( we lost the Oakwood pub to
developers some time ago).
B) traffic in this area is awful mostly standing for at least 6
hours a day, the trees on the land are our lungs from the
heavily congested east Lancs road. The cars cut through our
estate like brands hatch to avoid the lights at the top of
Lancaster rd if this land is developed it will be even worse.
C) the poor wildlife have had a major upheaval already from
the ongoing massive development only a couple of hundred
yards away where will they go? We have ponds full of fish the
developers won’t give a hoot about them.
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D) research has claimed that golf which can be enjoyed from 8
to 80 is a great way to exercise , if you get children early enough
and give them focus they may well choose a good stable way of
life.
E) could you please consider that it is included in sites that are
designated as a strategic hub of city wide importance for
outdoor sports.

Chapter 24: R1
- Recreation
standards

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

As I understand the land has not been allocated in the local
plan and in the proposal it is indicated that ‘ a comprehensive
range of outdoor and indoor sports facilities (we have both at
the club)will be protected and enhanced across Salford in
accordance with policies R1 and R3’.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Comments also recorded against policy R3
I understand from recent media articles that one particular area
of green space namely Swinton Park Golf & Country Club
adjacent to the East Lancashire Road is up for sale by the
owners who are looking to sell the land for housing
development. This land has not previously been allocated in the
local plan & in this proposal it is indicated that “A
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comprehensive range of outdoor and indoor sports facilities will
be protected and enhanced across Salford, in accordance with
policies R1 and R3”
I believe any sale of this club should be rigorously opposed for
the following reasons:• this is home to a lot of nature and wildlife • the extra volume
of houses in the area we create a ridiculous amount of extra
traffic and congestion in the area which is unreal as it is • it has
a large number of health benefits such as physical for the
exercise for the golfers and can mentally help people suffering
from mental illness
I myself am a member of the golf club, my grandad was a
member for many years this is how I got into the sport myself
especially when we lost my grandad it helps me to keep a
connection. I know this is not enough alone to stop the sale or
building on the course but the amount of support it has backing
the course to stay should be enough for anyone to back out for
once it shouldn’t be about money as it always is and that’s the
problem with everything GREED once this course is gone its
gone forever the wildlife's homes have gone the congestion will
be unreal the pollution in Salford will jump through the roof I
strongly object to the sale of the course and club and any
planning permission
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Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
Comments also recorded against policy R3
With respect to your invitation to comment on the Publication
Salford Local Plan: Development Management Policies and
Designations document before it’s submission to the Secretary
of State for examination by an appointed independent Planning
Inspector.
We would like to congratulate Salford Council for their forward
thinking as indicated by the article which appeared on The
Guardian web site.
Salford beats Brighton and Bristol to title of ‘greenest place to
live’
Whilst this is great news it is essential that green infrastructure
is protected for future generations so that not only are the
‘green areas of strategic significance’ but also smaller pockets
around the area are further protected.
Salford Council are promoting ‘Enabling everyone to live active
and healthier lives’ however all our green spaces are under
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threat & collectively this could have a disastrous effect on the
quality of life of local people.
Whilst I appreciate that additional housing may be required,
albeit Salford Council has met it’s Housing Delivery Test (HDT)
for 2016-2019 by 186%. I do believe there must be sufficient
‘Brown fields’ sites within the city boundaries that could be redeveloped before using green spaces.
Sites that have recently been developed around this area such
as Highclove Lane - Boothstown, Thorn Road – Swinton, Mosley
Common Road (albeit Wigan authority) without any Transport
or Highways infrastructure improvements are all contributing to
commuting frustration, delays with overcrowded buses &
trains, appalling access to the motorway system especially
around Leigh Road, Worsley Road etc. The East Lancashire Road
is like a car park during the now extended ‘rush hours’.
As published in the BMJ – “Air pollution from traffic is
responsible for four million new cases of childhood asthma
worldwide every year, it says a study that links local measures
of air pollution to incidence rates of the disease. On average
around one in eight new cases of the disease in children is
attributable to traffic pollution.”
We know as members that Swinton Park Golf & Country Club
adjacent to the East" Lancashire Road is up for sale by the
owners who are looking to sell the land for housing
development. This land has not previously been allocated in the
596

Participation
at hearing
sessions

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

local plan & in this proposal it is indicated that “A
comprehensive range of outdoor and indoor sports facilities will
be protected and enhanced across Salford, in accordance with
policies R1 and R3”
I believe any sale of this club should be rigorously opposed for
the following reasons
• Loss of this club would be detrimental to the whole area.
• Additional traffic & congestion which would be detrimental to
the wellbeing of local
residents and increase further the local traffic congestion and
air pollution.
• Loss of habitat for local nature.
• The health benefits of golf are far greater than most of us
seem to believe it is open to all age groups and is a wonderful
way to encourage exercise.
• People who play golf live longer than those who do not, new
research has suggested.
• Edinburgh scientists claimed the sport was likely to increase
life expectancy, help chronic diseases and improve mental
health. The study found golfers typically burnt a minimum of
500 calories over 18 holes
• Once it has gone it has gone forever.
• I would also like to request it being included in sites that are
designated as strategic hubs of city-wide importance for
outdoor sports.
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Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

n/a

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Jean Whalley
Respondent ref:
A0516
Representation
ref: 2013

Chapter 24: R3
- Protection of
recreation
land and
facilities

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
Late rep submitted on the 23 April as correction to initial
comments provided on the 20 March 2020
Policy R4 Protection of recreation land and facilities – Sport
England welcome inclusion of a separate policy, R5 for indoor
and outdoor sports facilities.
Comments relating to legal compliance, soundness or duty to
cooperate:
n/a
General comments:
I understand from recent media articles and confirmed by a
director of the club that a building company has an option to
buy Swinton Park Golf and Country Club (adjacent to the East
Lancashire Road) for housing development. This land has not
previously been allocated in the local plan. In this proposal it
states “A comprehensive range of outdoor and indoor sports
facilities will be protected and enhanced across Salford, in
accordance with policies R1 and R3.
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While I appreciate that more housing is needed nationally,
Salford Council has I believe exceeded it’s Housing Delivery Test
(HDT) for 2016-2019 by 86% so surely there is no immediate
panic for yet more houses in an already oversubscribed area.
Have all ‘Brown Fields’ sites within the city boundaries been redeveloped?
The golf course and clubhouse must be included in the SPGC in
the Local Plan. Green space – even small areas like the golf
course are so important for everyone’s wellbeing and to protect
infrastructure for our children and grandchildren. The Council is
supposed to be promoting ‘active and healthier lives’. Surely
allowing development of the golf course is a contradiction? The
Golf Club is offering social membership at a very reasonable
rate so many more people can have access to the green space
and so improve the local people a better quality of life.
The lack of improvement in transport and infrastructure
coupled with the increased development of sites like the old
sewage works in Swinton, the RoF factory site on Green Lane
and Highclove Lane Boothstown are all contributing to the East
Lancs A580 car park and increased pollution especially at the
now extended peak times. Local doctors dentists and schools
are also strained. Medical research has shown that on average
around one in eight of the new 4 million new cases of asthma in
children is attributable to traffic pollution.” If my sums are
correct that is 320,00 children suffering a life threatening
condition.
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In my opinion any sale of this club for housing development
should be robustly opposed because:
- This club supports wider city outdoor sports and recreation
facilities as well as proving a local green ‘lung’ to disperse traffic
pollution. It would be a loss of a facility for ‘Enabling everyone
to live active and healthier lives’.
It can never be recovered if it is developed and there will be a
loss of habitat for local nature including those that have been
forced out of other recently developed areas. Even more traffic
& congestion would be detrimental
to the wellbeing of local residents.
- The health benefits of golf are far greater than most people
believe. Dr Andrew Murray, from the physical activity for health
research centre at Edinburgh University, said: "We know that
the moderate physical activity
that golf provides increases life expectancy, has mental health
benefits and can help prevent and treat more than 40 major
chronic diseases such as heart attacks, stroke, diabetes, breast
and colon cancer”.
- Considering how well a good golf facility can appeal to people
of all age groups, golf is a wonderful way to encourage family
exercise. As someone recovering from a stroke I have been
advised that walk around a golf
course will help lower my blood pressure and taking up golf as
my recovery progresses is an ideal moderate activity I should
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consider. A study found golfers typically burnt a minimum of
500 calories over 18 holes and
those walking the course could cover four to eight miles.

Chapter 24: R3
- Protection of
recreation
land and
facilities

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

I have been a Salford Citizen for 68 of my 70 years (2 years in
Swinton prior to local reorganisation) and have always been
proud to proclaim Salford’s innovation and commitment to its
citizens’ wellbeing. Peel Park claims to be the first public park in
England opened in 1846 and if it was not the first Salford was
up their at forefront of promoting wellbeing for factory
workers. Salford was, I believe, the first city to open a public
library and provide music lessons in schools. In recent years
however I have despaired of the Council’s lack of care for the
city’s population. So please oppose the sale and
redevelopment. Once gone, it’s gone forever.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Comments also recorded against policies R1 and R5.
I write to object strongly to any proposal that Swinton Golf Club
and Course could be used for housing development and ask for
it to be included and protected in The Local plan.
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Any housing development will lead to the destruction of the last
Green space in Swinton South and is completely at odds with
the need to preserve grass and trees to offset and soak up
carbon emissions. Keeping green spaces has an effect far
outside the area they are located in. It is astonishingly out of
step to consider selling off such an area considering the
worldwide efforts to preserve the earth and will only produce
short term gain at great cost to the health of this generation
and future generations.
It should be essential that such a valuable resource be included
in the Local Plan and re-designated as Green recreation
space…… for the use of the people. Once it's gone, it's gone. So
many sites around this area have been swallowed up by
developers and planning done with little moral responsibility
seemingly for health, both physical and mental, or the fact
there is limited infrastructure to support the relentless,
intensive development of every pocket of grass.
As a result of recent developments, we now have road chaos on
the East Lancs., also e.g. Worsley Road, Leigh Rd etc. it is well
known that traffic is jammed along the east Lancs road, and
emissions have risen since the ill-advised building of house on
Campbell Field Sewage works where it is rumoured that
planners/councillors decided that traffic flow was fine by
checking at 10 am during School holidays! Public transport has
actually worsened since the building of recent developments
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with bus routes continuing to be reduced or none existent and
the roads cannot cope with the influx of people and cars.
Under the policy R5 in accordance with policies R1 and R3 the
Local Plan should specifically mention Swinton Park Golf Course
and the associated club house as strategic key hubs of city wide
importance for outdoor sport, to health
Salford Council should be encouraging and promoting sport
particularly as golf can be played by any generation and is
beneficial particularly for the older. Retired community,
growing in numbers. Unfortunately increasing obesity, poor
mental health, diabetes and asthma in adults and children can
be directly limited to lack of provision of space for outdoor
pursuits and for just enjoying the benefits of fresher air and
experiencing nature which is something we will deprive our
children of if we take it all away.
Tragically, recent local developments have had a devastating
effect on wild life, and creatures are being pushed onto roads
and killed, humans don't have a monopoly on the space to live,
and it should be that we have a duty of care not to decimate
species by pouring concrete an all available spaces. The amount
of land we have is not infinite, you cannot keep building
Please consider that this remaining valuable resource (with a
significant wild life population now driven into it from recent
developments) should be included and protected on the Local
Plan and not sold off for housing.
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Representation
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Chapter 24: R3
- Protection of
recreation
land and
facilities

Legal compliance /
soundness/ duty to
cooperate

Comments
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Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

N/A

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
I would like Swinton Park Golf Club to be designated as a golf
course for recreational purposes in the new plan.
I have been a member for the last twenty years and find that
golf is very beneficial to ones health , especially for someone in
their seventies.
The course provides a green space of unpolluted air . The local
roads are jam packed with traffic , and resemble a car park at
peak times.

Cllr Heather
Fletcher
Respondent ref:
A1194
Representation
ref: 2028

Chapter 24: R3
- Protection of
recreation
land and
facilities

Is legally
compliant?:
Not specified
Is sound?:
Not specified

Please save this golf course for our health's sake and our
children’s and grandchildren.
Comments relating to legal compliance, soundness or duty to
cooperate:
I have the following points for the Swinton Park golf club to
remain for recreational use
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Legal compliance /
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Complies with the
duty to cooperate?:
Not specified

1. The golf club opened almost 100 years ago and is integral to
Swinton. Loss of this club would be detrimental to the whole
area
2. The main use of playing golf has supported the health and
well being of the local and wider community for the past 94
years and will continue to do so. At a time when obesity is
increasing, physical activity such as gold helps many people
increase their movement, helps fitness levels and combats
weight problems
3. The golf club also acts as a community hub and many social
events take place there and there is a restaurant and bar. When
loneliness is on the increase the social aspects of the golf club
are paramount importance both to golf playing members and
social members and assists mental health and well being
4. The health benefits of golf are far greater than most of us
seem to believe and Edinburgh scientists claimed the sport was
likely to increase life expectancy and help and prevent many
chronic diseases such as type 2 diabetes and heart attacks as
well as reducing the risk of anxiety, depression and dementia
5. Golf appeals to all ages and around 500 calories can be burnt
doing a round of golf
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Participation
at hearing
sessions

N/A

Not specified

5. I would also like to request it being included in sites that are
designated as strategic hubs of city wide importance for
outdoor sports
6. Salford has recently been acclaimed as the "greenest place to
live"-keeping the golf club would help keep it that way and
make the area more aesthetically pleasing
7. I am the Councillor who prepared the application on behalf of
other Councillors in Swinton South and Claremont for the
Swinton Park Golf Club to be made an Asset of Community
Value for the reasons mentioned above
General comments:

Justin Kelagahn
Respondent ref:
A1195
Representation
ref: 2033

Chapter 24: R3
- Protection of
recreation
land and
facilities

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Comments also recorded against policy R1.
I understand from recent media articles that one particular area
of green space namely Swinton Park Golf & Country Club
adjacent to the East Lancashire Road is up for sale by the
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owners who are looking to sell the land for housing
development. This land has not previously been allocated in the
local plan & in this proposal it is indicated that “A
comprehensive range of outdoor and indoor sports facilities will
be protected and enhanced across Salford, in accordance with
policies R1 and R3”
I believe any sale of this club should be rigorously opposed for
the following reasons:This club helps to back up part of a wider city facility
- Loss of this club would be detrimental to the whole area.
Additional traffic & congestion which would be
detrimental to the wellbeing of local residents.
Loss of habitat for local nature including those that
have been forced out of other recently developed areas.
Loss of a facility for ‘Enabling everyone to live active
and healthier lives’.
- The health benefits of golf are far greater than most of us
seem to believe, and may have a much greater and broader
impact on our wellbeing than we may have realised.
Considering how well a good golf facility can appeal to people
of all age groups, golf is a wonderful way to encourage exercise.
People who play golf live longer than those who do not,
new research has suggested.
Edinburgh scientists claimed the sport was likely to
increase life expectancy, help chronic diseases and improve
mental health.
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Mr and Mrs S
Atkinson
Respondent ref:
A1669
Representation
ref: 2095

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

N/A

Not specified

Golfing could also help those who suffered chronic
diseases including heart disease, type 2 diabetes, colon and
breast cancer and stroke, as well as helping reduce the risk of
anxiety, depression and dementia, researchers found.
The study found golfers typically burnt a minimum of
500 calories over 18 holes and those walking the course could
cover four to eight miles.
- Dr Andrew Murray, from the physical activity for health
research centre at Edinburgh University, said: "We know that
the moderate physical activity that golf provides increases life
expectancy, has mental health benefits and can help prevent
and treat more than 40 major chronic diseases such as heart
attacks, stroke, diabetes, breast and colon cancer.
Once it has gone it has gone forever.

Chapter 24: R3
- Protection of
recreation
land and
facilities

Is legally
compliant?:
Not specified
Is sound?:
Not specified

You approved a large development of 241 houses to be build at
the bottom of Campbell Rd, do not destroy the area any
further. Just ask yourself how you would feel if this was on your
doorstep?
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:

Complies with the
duty to cooperate?:
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Representation
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Mr and Mrs S
Atkinson
Respondent ref:
A1669

Chapter 24: R3
- Protection of
recreation
land and
facilities

Representation
ref: 2379

Gary Hill
Designs
Respondent ref:
A1968
Representation
ref: 1942

Legal compliance /
soundness/ duty to
cooperate

Comments

Not specified

It has also recently come to light that the Swinton Park Golf
Club has been offered for sale to be developed, this would be
devastating for the area, not only for the loss of recreational
facilities but also for the biodiversity qualities of the area.

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Chapter 24: R3
- Protection of
recreation
land and
facilities

Is legally
compliant?:
Not specified
Is sound?:
Not specified

Modifications neccessary

Participation
at hearing
sessions

N/A

Not specified

n/a

Not specified

N/A
General comments:
Comments also recorded against general comments to the Plan.
The crisis that has hit the world will sort out what is important
for the future and that will most definitely include having open
spaces for our future generations, I can only hope That Salford
Council will listen.
Comments relating to legal compliance, soundness or duty to
cooperate:
n/a
General comments:
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Complies with the
duty to cooperate?:
Not specified

I understand from recent media articles that one particular area
of green space namely Swinton Park Golf & Country Club
adjacent to the East Lancashire Road is up for sale by the
owners who are looking to sell the land for housing
development. This land has not previously been allocated in the
local plan & in this proposal it is indicated that “A
comprehensive range of outdoor and indoor sports facilities will
be protected and enhanced across Salford, in accordance with
policies R1 and R3”
I believe any sale of this club should be rigorously opposed for
the following reasons:•
This club helps to back up part of a wider city facility.
•
Loss of this club would be detrimental to the whole
area.
•
Additional traffic & congestion which would be
detrimental to the wellbeing of local residents.
•
Loss of habitat for local nature including those that
have been forced out of other recently developed areas.
•
Loss of a facility for ‘Enabling everyone to live active
and healthier lives’.
•
The health benefits of golf are far greater than most of
us seem to believe, and may have a much greater and broader
impact on our wellbeing than we may have realised.
Considering how well a good golf facility can appeal to people
of all age groups, golf is a wonderful way to encourage exercise.
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•
People who play golf live longer than those who do
not, new research has suggested.
•
Edinburgh scientists claimed the sport was likely to
increase life expectancy, help chronic diseases and improve
mental health.
•
Golfing could also help those who suffered chronic
diseases including heart disease, type 2 diabetes, colon and
breast cancer and stroke, as well as helping reduce the risk of
anxiety, depression and dementia, researchers found.
•
The study found golfers typically burnt a minimum of
500 calories over 18 holes and those walking the course could
cover four to eight miles.
•
Dr Andrew Murray, from the physical activity for health
research centre at Edinburgh University, said: "We know that
the moderate physical activity that golf provides increases life
expectancy, has mental health benefits and can help prevent
and treat more than 40 major chronic diseases such as heart
attacks, stroke, diabetes, breast and colon cancer.
•
Once it has gone it has gone forever.
•
I would also like to request it being included in sites
that are designated as strategic hubs of city-wide importance
for outdoor sports.

611

Participation
at hearing
sessions

Respondent /
ref.

Chapter &
policy

Representation
ref.
Michael
Stanfield
Respondent ref:
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Representation
ref: 1915

Chapter 24: R3
- Protection of
recreation
land and
facilities

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:

Comments also recorded
against policy R1
I understand from recent
media articles that one
particular area of green
space namely Swinton Park
Golf and Country Club
adjacent to the East
Lancashire Road is up for
sale by the owners who are
looking to sell the land for
housing development. This
land has not previously been
allocated in the local plan
and in this proposal it is
indicated that A
comprehensive range of
outdoor and indoor sports
facilities will be protected
and enhanced across Salford,
in accordance with policies
R1 and R3
I believe any sale of this club
should be rigorously
opposed for the following
reasons:- This club helps to back up
part of a wider city facility.

No - I do not
wish to
participate in
hearing
session(s)

Is sound?:
Yes
Complies with the
duty to cooperate?:
Yes

N/A
General comments:
N/A
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- Loss of this club would be
detrimental to the whole
area.
- Additional traffic and
congestion which would be
detrimental to the wellbeing
of local
residents.
- Loss of habitat for local
nature including those that
have been forced out of
other
recently developed areas.
- Loss of a facility for
Enabling everyone to live
active and healthier lives.
- The health benefits of golf
are far greater than most of
us seem to believe, and may
have a much greater and
broader impact on our
wellbeing than we may have
realised. Considering how
well a good golf facility can
appeal to people of all age
groups, golf is a wonderful
way to encourage exercise.
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Hazel Goddard
Respondent ref:
A1971

Chapter 24: R3
- Protection of
recreation
land and
facilities

Representation
ref: 1916

Legal compliance /
soundness/ duty to
cooperate

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments

Modifications neccessary

Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Save Swinton golf
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- Golfing could also help
those who suffered chronic
diseases including heart
disease,
type 2 diabetes, colon and
breast cancer and stroke, as
well as helping reduce the
risk
of anxiety, depression and
dementia, researchers
found.
- Once it has gone it has
gone forever.
- I would also like to request
it being included in sites that
are designated as strategic
hubs of city-wide importance
for outdoor sports.
N/A
No - I do not
wish to
participate in
hearing
session(s)

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Corinne Deasey
Respondent ref:
A1972

Chapter 24: R3
- Protection of
recreation
land and
facilities

Representation
ref: 1918

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Yes - I wish
to
participate in
hearing
session(s)

n/a

No - I do not
wish to
participate in
hearing
session(s)

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Paul Wilson
Respondent ref:
A1973
Representation
ref: 1944

Chapter 24: R3
- Protection of
recreation
land and
facilities

Is legally
compliant?:
No
Is sound?:
No

N/A
General comments:
(Comments also recorded against Policies R1 and R5)
Under the Policy R5 in accordance with policies R1 and R3, the
local plan should specifically mention Swinton Park Golf Course
and the associated club house as strategic key hubs of city wide
importance for outdoor sport.
Comments relating to legal compliance, soundness or duty to
cooperate:
n/a
General comments:
Comments also recorded against policy R5
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Dora
Butterworth
Respondent ref:
A1975
Representation
ref: 1932

Lawrence
Madden
Respondent ref:
A1976
Representation
ref: 1953

Legal compliance /
soundness/ duty to
cooperate
Complies with the
duty to cooperate?:
No

Chapter 24: R3
- Protection of
recreation
land and
facilities

Chapter 24: R3
- Protection of
recreation
land and
facilities

Is legally
compliant?:
Not specified
Is sound?:
Not specified

Comments

Under the Policy R5 in accordance with policies R1 and R3, the
local plan should specifically mention Swinton Park Golf Course
and the associated club house as strategic key hubs of city wide
importance for outdoor sport.
Comments relating to legal compliance, soundness or duty to
cooperate:

n/a

Not specified

N/A

Not specified

n/a
General comments:
Swinton park golf club - This should not be used for housing. It
would be an absolute disaster for our area.

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

Complies with the
duty to cooperate?:

Participation
at hearing
sessions

The local plan fails to mention areas of recreation land which
are significant to the local community and the city.

Complies with the
duty to cooperate?:
Not specified

Is sound?:
Not specified

Modifications neccessary

N/A
General comments:
Comments also recorded against policy R5.
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cooperate

Comments

Modifications neccessary

Not specified

I wish to make comment regarding the proposed sale of the
above Golf Club for housing development.
I have been a member of Swinton Park since I was 14 years old,
some 53 years in total.
It provided me in my youth a place to earn money , and also be
out in the fresh air getting exercise and mixing with people of
all ages.
Learning social skills, and being kept of the streets.
Swinton Park Golf Club has been part of the local community
since its opening in 1926, providing access to golf for all of the
residents of Salford and far beyond.
The golf club also helps to back up , the rest of the facilities for
the city.
This club needs to remain, this would be a massive detrimental
loss to the whole area.
Golf provides a healthy benefit for the physical and mental
wellbeing of people who play.
It provides a facility for young people from the age of 9 up to
adults at 80 plus years.
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Participation
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N/A

Not specified

Loss of habitat for all the animals that are part of the golf
course, we have also seen a rapid increase in ducks and
fledglings on the course.
For people who have houses that overlook the course , the view
is something money cannot buy everyday.
Additional traffic and congestion in the area would be
detrimental to the wellbeing of the local residents.
The current state of the East Lancashire Road and roads in the
surrounding areas at peak time , can only be described as a Car
Park.
Coupled with that , we do not have the infrastructure to
support this development in terms of , schools ,doctors, etc.

Robert Hale
Respondent ref:
A1977
Representation
ref: 1955

Chapter 24: R3
- Protection of
recreation
land and
facilities

Is legally
compliant?:
Not specified
Is sound?:
Not specified

I would also like to request it being included in sites that are
designated as strategic hubs of city wide importance for
outdoor sports.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
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Complies with the
duty to cooperate?:
Not specified

Within the current plan Swinton Park Golf Club is designated as
Recreational open green space.
It is imperative that in future plans this remains its designation.
The owners have plans to sell the site for Housing Development
which would have a large detrimental impact on many fronts.
To construct houses would mean present streams would need
to be culverted, ponds would require to be filled in. Both these
actions would have a negative impact for wildlife plus the flora
which develops on the banks of these water resources.
It would involve destroying thousands of trees which are
positive agents against global warming as well as the wildlife
they support. As Salford is designated as one of the greenest
places to live, any move to build 1000. houses on the site would
quickly dent that reputation.
The impact would create additional traffic difficulties including
congestion around Lancaster Road and East Lancashire a Road.
The pollution that this would engender would have detrimental
effect on the health of all local residents.
In addition the loss of this facility which provides golf to
residents of Salford would have a detrimental effect on the
physical and mental health of participants which is an
acknowledged benefit of playing this sport.
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N/A

Not specified

For the above reasons I feel it is imperative that this land be not
designated for housing development and remains Recreation
open green space.

Philip Walton
Respondent ref:
A1981
Representation
ref: 1931

Chapter 24: R3
- Protection of
recreation
land and
facilities

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
I am NOT a member of this club and my only vested interest is
that my house on May Road overlooks that part of the A580. I
use the club as a guest as friends are members or social
members, and it has always been considered as a facility that
enhances the area .Salford is going through a period of very
rapid high rise development near its centre, and absolutely
needs relatively local leisure facilities. I fully understand the
need for housing, BUT THIS SHOULD BE OB BROWNFIELD SITES,
not on recreational facilities. The A580 is like a car park in the
morning, and more development on land currently designated
for leisure pursuits would make things worse. If the club is not
viable as a golf club, the argument used in the land grab that
the takeover was, then it should still remain green and open for
use by the community. We are SEVERELY lacking green space in
620
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F Berrell
Respondent ref:
A1982

Chapter 24: R3
- Protection of
recreation
land and
facilities

Representation
ref: 1933

Stella Foster
Respondent ref:
A1983
Representation
ref: 1935

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

N/A

Not specified

N/A

Not specified

Swinton compared with other places I know. Manchester for
instance has Heaton Park which seems to thrive with concerts
etc.

Chapter 24: R3
- Protection of
recreation
land and
facilities

Is legally
compliant?:
Not specified
Is sound?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:

Complies with the
duty to cooperate?:
Not specified

In my opinion Swinton Park Golf club should stay as a golf
course.

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
Comments also recorded against policies R1 and R5.
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I am very concerned that Swinton Park Golf course is not
included in the plan.
‘Under the Policy R5 in accordance with policies R1 and R3, the
local plan should specifically mention Swinton Park Golf Course
and the associated club house as strategic key hubs of city wide
importance for outdoor sport.’
Given the issues with the current owners and the way it is being
‘managed’, the council must have robust procedures to ensure
that open space and recreational facilities be maintained as
Salford is a growing city.
There is a concern from residents that our quality of life is
irrelevant. The residents of M27 and M6 are going to live in a
concrete jungle with roads acting like car parks, with dangerous
standing traffic.
The days and hours leading up to me writing this make the
preservation of this valuable community space even more
important!
Once people come out of lockdown in the coming months, they
will be more grateful than ever of community hubs and
recreational spaces having been deprived of these for an
extended time.
Salford Council need to pause and take stock, once this land is
gone, it can never be recovered.
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Comments
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This devastating, life changing situation must give us all pause
for thought.
In the next few months, all our lives will have changed and
Salford Council must make sure there are sufficient open and
recreational spaces to help local people recover from what will
be a very tumultuous experience.
Community will become much more revered and we will all be
looking for ways of connecting with each other even more.
I have written numerous letters with respect to the proposed
developments on Swinton Park, which I will send by separate
cover.
Why use rare land like this while we still have brownfield sites?
I feel this development is an undermining of democracy. I have
outlined this in one of my letters and would be more than
willing to discuss this with the council representatives.
Ps I emailed as the comments form was NOT user friendly.
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John Alarcon
Respondent ref:
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Paragraph

Representation
ref: 1939

Chapter 24: R3
- Protection of
recreation
land and
facilities

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
Comments also recorded against policies R1 and R5
I am writing to make comments with respect to the Salford
Local Plan.
I am very concerned that Swinton Park Golf course is not
included in the plan.
Under the Policy R5 in accordance with policies R1 and R3, the
local plan should specifically mention Swinton Park Golf Course
and the associated club house as strategic key hubs of city wide
importance for outdoor sport.
We need to protect this valuable green recreational area and
instead build housing developments on brownfield sites.
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Sanuel Foster
Respondent ref:
A1985
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Representation
ref: 1946

Chapter 24: R3
- Protection of
recreation
land and
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Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
Comments also recorded against policies R1 and R5.
I am writing to you today in regards to the Salford Local Plan as
I am very concerned that Swinton Park Golf course is not
included.
‘Under the Policy R5 in accordance with policies R1 and R3, the
local plan should specifically mention Swinton Park Golf Course
and the associated club house as strategic key hubs of city wide
importance for outdoor sport.’
As a young student, it is important to find hobbies and activities
to use as a stress relief during difficult times such as exam
seasons or after busy deadlines. Golf is one such activity that I
use as a way to get outside and clear my head. I have been a
member for 2 years now and have most certainly got the bug,
having spent two full summers going down most days and
practicing whenever I could - to lose these facilities would be
devastating. I play with different family members as well as
regularly with friends and work colleagues. It is a great sport
when it comes to making new friends and getting to know other
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ref.

Chapter &
policy

Representation
ref.

Paragraph

Matthew
Hughes
Respondent ref:
A1986
Representation
ref: 1982

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Not specified

Not specified

people. There are many mental, physical and social benefits to
the sport - all of which would be lost with its closure.

Chapter 24: R3
- Protection of
recreation
land and
facilities

Is legally
compliant?:
No
Is sound?:
No
Complies with the
duty to cooperate?:
No

Furthermore, I plan to work as a civil engineer in Salford Quays
and remain living in Salford and playing at this club where I
have met so many new people. After it's refurbishment and the
hundreds of new social members, it is a great place to go for a
drink and meet up with friends even if you do not wish to play
golf. Removing community spaces such as this one will not be
beneficial in regards to retaining young people in the city.
Comments relating to legal compliance, soundness or duty to
cooperate:
Not specified
General comments:
Comments also recorded against policies R1 and R5.
My main concern was that the golf course wasn’t mentioned in
the plan. If you share this concern you could comment along
the lines of:
Under the Policy R5 in accordance with policies R1 and R3, the
local plan should specifically mention Swinton Park Golf Course
and the associated club house as strategic key hubs of city wide
importance for outdoor sport.
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Representation
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John Clay
Respondent ref:
A1987

Paragraph

Representation
ref: 1990

Saving Our
Neighbourhood
(Carol Boyce)
Respondent ref:
A1988
Representation
ref: 2002

Chapter 24: R3
- Protection of
recreation
land and
facilities

Chapter 24: R3
- Protection of
recreation
land and
facilities

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:

Not specified

No - I do not
wish to
participate in
hearing
session(s)

N/A

Not specified

Is sound?:
Yes

Not specified
General comments:

Complies with the
duty to cooperate?:
Yes

As a member since1986 please include Swinton Park Golf and
Country Club 2017 Limited in your plans so it can not be sold for
Housing Development.

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
’Comments also recorded against policy R1
Re: Protection of Swinton Park Golf Club as a recreational
space.
My concerns: This land currently called Swinton Park Golf
Course (96 acres) has not previously been included in the SCC
Local Plan. It should be included in the following statement: “A
comprehensive range of outdoor and indoor sports facilities will
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Representation
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Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

be protected and enhanced across Salford, in accordance with
policies R1 and R3.
Salford Council has, according to records, exceeded it’s Housing
Delivery Test (HDT) for 2016-2019 by 86%, there is no
immediate urgency for additional housing, and the Brownfield
First policy should be exercised for further housing
development.
The golf course and clubhouse should be included in the SPGC
in the Local Plan. The science is settled, and SCC says it is
committed to that science - green space is crucial for well-being
and mental health. In an urban area even small areas are
precious resources.
This area of Swinton has lost open space to development
adjacent to the Golf Course so preservation of the course is
even more crucial.
The Golf Club offers social membership at £20 per annum and is
a key community hub that can be further extended.
The lack of improvement in transport and infrastructure
coupled with the increased development of sites like the old
sewage works in Swinton, the RoF factory site on Green Lane
and Highclove Lane Boothstown are all contributing to the East
Lancs A580 car park and increased pollution especially at the
now extended peak times. Local doctors dentists and schools
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Comments
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are also strained. Medical research has shown that on average
around one in eight of the 4 million new cases of asthma in
children is attributable to traffic pollution. The Golf Course
provides a green barrier between thousands of adjoining
houses and the congested East Lancs road.
Sale of Swinton Park Golf Course and clubhouse should be
robustly opposed because:
•
This club supports wider city outdoor sports and
recreation facilities as well as proving a local green ‘lung’ to
disperse traffic pollution. It would be a loss of a facility for
‘Enabling everyone to live active and healthier lives’. It can
never be recovered if it is developed and there will be a loss of
habitat for local nature including those that have been forced
out of other recently developed areas, like Campbell Road
Fields. Even more traffic & congestion would be detrimental to
the wellbeing of local residents.
•
The health benefits of golf are far greater than most
people believe. Dr Andrew Murray, from the physical activity
for health research centre at Edinburgh University, said: "We
know that the moderate physical activity that golf provides
increases life expectancy, has mental health benefits and can
help prevent and treat more than 40 major chronic diseases
such as heart attacks, stroke, diabetes, breast and colon
cancer”.
•
Considering how well a good golf facility can appeal to
people of all age groups, golf is a wonderful way to encourage
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Lynette Hewitt
Respondent ref:
A1989
Representation
ref: 1995

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

N/A

Not specified

family exercise. A study found golfers typically burned a
minimum of 500 calories over 18 holes and those walking the
course could cover four to eight miles.
•
Protecting Swinton Park Golf Course is a tangible way
that SCC can demonstrate that its commitment to caring for
Salford residents and providing them with precious green
space, essential to their health as well as local diversity is not
just an empty platitude.

Chapter 24: R3
- Protection of
recreation
land and
facilities

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

•
Thank you for the opportunity to submit this
consultation.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
I am a Salfordian from birth, was educated in Salford & have
lived alongside Swinton Park Golf Course both as a youngster
and then in my own home as an adult.
I have been very worried about plans to sell off Swinton Park
Golf Course for housing. It’s just not the place for housing. The
East Lancs Road & Lancaster Road are at a virtual stand still for
extended periods every weekday, morning & evening. A real
concern for emergency ambulances going to & from the
adjacent Salford Royal Hospital. A nightmare for local &
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Legal compliance /
soundness/ duty to
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Comments

Modifications neccessary

commuter drivers. Please protect our locality by not designating
Swinton Park Golf Course an area for housing development.
As for Salford City Council’s aim to invest in green
infrastructure; I would appeal to the decision makers to also
protect the small pockets of green space “the lungs” of Salford.
Our wildlife have already lost habitat due to other
developments in our City. We surely don’t want to sacrifice
more. From our garden bordering the Golf Course, we see
many, many species of birds. Something to be proud of &
protect considering the loss of bird life, in our country as a
whole.
In fact, Swinton Park Golf Course has always provided easy coexistence of wild life, plant life, golfers & residents for as long as
I remember (going back to the 1950s). As a side issue, Swinton
Park has always had many female golfers and it is a Golf Club
with universal appeal to anyone wanting to become a member.
The health benefits of Golf are numerous and well researched.
Were the Golf Course to be closed down for housing would be
to throw away a long established asset of Salford. Please would
you consider including Swinton Park Golf Course in sites that
are designated as strategic hubs of city wide importance for
outdoor sports?
Thank you for reading my request to Protect our Swinton Park
Golf Course. It is so worth Saving.
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Chapter 24: R3
- Protection of
recreation
land and
facilities

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
Comments also recorded against policy R1 and R5
I live very close to the Campbell Rd fields and have and still am
experiencing the detrimental affect of the loss of the green
space of the Old Sewerage Works off Campbell Rd, both
mentally and physically.
I believe that the plan should take into consideration the
following:
Under the policy R5 in accordance with policies R1 and R3 the
Local Plan should specifically mention Swinton Park Golf Course
and the associated club house as strategic key hubs of city wide
importance for outdoor sport.
It is essential that green infrastructure is protected for future
generations so that not only are the ‘green areas of strategic
significance’ but also smaller pockets around the area are
further protected.
Salford Council are promoting ‘Enabling everyone to live active
and healthier lives’ however all our green spaces are under
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threat & collectively this could have a disastrous effect on the
quality of life of local people.
Whilst I appreciate that additional housing may be required,
albeit Salford Council has met it’s Housing Delivery Test (HDT)
for 2016-2019 by 186%. I do believe there must be sufficient
‘Brown fields’ sites within the city boundaries that could be redeveloped before using green spaces.
Sites that have recently been developed around this area such
as Highclove Lane - Boothstown, Thorn Road – Swinton, Mosley
Common Road (albeit Wigan authority) without any Transport
or Highways infrastructure improvements are all contributing to
commuting frustration, delays with overcrowded buses &
trains, appalling access to the motorway system especially
around Leigh Road, Worsley Road etc. The East Lancashire Road
is like a car park during the now extended ‘rush hours’.
As published in the BMJ – “Air pollution from traffic is
responsible for four million new cases of childhood asthma
worldwide every year, it says a study that links local measures
of air pollution to incidence rates of the disease. On average
around one in eight new cases of the disease in children is
attributable to traffic pollution.”
I understand from recent media articles that one particular area
of green space namely Swinton Park Golf & Country Club
adjacent to the East Lancashire Road is up for sale by the
owners who are looking to sell the land for housing
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development. This land has not previously been allocated in the
local plan & in this proposal it is indicated that “A
comprehensive range of outdoor and indoor sports facilities will
be protected and enhanced across Salford, in accordance with
policies R1 and R3”
Additional points or add your own:
I believe any sale of this club should be rigorously opposed for
the following reasons:•
This club helps to back up part of a wider city facility.
•
Loss of this club would be detrimental to the whole
area.
•
Additional traffic & congestion which would be
detrimental to the wellbeing of local residents.
•
Loss of habitat for local nature including those that
have been forced out of other recently developed areas.
•
Loss of a facility for ‘Enabling everyone to live active
and healthier lives’.
•
The health benefits of golf are far greater than most of
us seem to believe, and may have a much greater and broader
impact on our wellbeing than we may have realised.
Considering how well a good golf facility can appeal to people
of all age groups, golf is a wonderful way to encourage exercise.
•
People who play golf live longer than those who do not,
new research has suggested.
•
Edinburgh scientists claimed the sport was likely to
increase life expectancy, help chronic diseases and improve
mental health.
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Sarah Roberts
Respondent ref:
A1991

Chapter 24: R3
- Protection of
recreation
land and
facilities

Representation
ref: 2012

Legal compliance /
soundness/ duty to
cooperate

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments

•
Golfing could also help those who suffered chronic
diseases including heart disease, type 2 diabetes, colon and
breast cancer and stroke, as well as helping reduce the risk of
anxiety, depression and dementia, researchers found.
•
The study found golfers typically burnt a minimum of
500 calories over 18 holes and those walking the course could
cover four to eight miles.
•
Dr Andrew Murray, from the physical activity for health
research centre at Edinburgh University, said: "We know that
the moderate physical activity that golf provides increases life
expectancy, has mental health benefits and can help prevent
and treat more than 40 major chronic diseases such as heart
attacks, stroke, diabetes, breast and colon cancer.
•
Once it has gone it has gone forever.
I trust my comments will be used wisely.
Comments relating to legal compliance, soundness or duty to
cooperate:
n/a
General comments:
To object to the proposed sale and redevelopment of Swinton
Park Golf Course (SPGC). As far as I can see it isn’t covered by
the Salford Local Plan and it really should be. This is a key green
space for the area (one of the very few left). We are already
suffering from the Campbell Rd playing field redevelopment
and practically every open space in the area is in the process or
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has been redeveloped for housing. Working for a housing
organisation I understand the need for additional homes, but
using all the green space available to develop high end of the
market homes does little to alleviate the housing need. I
appreciate S106 responsibilities require constructors to give a
little back, but at what cost to the local community? SCS have
overachieved their new homes target by a significant amount,
surely any further development should concentrate on brown
field sites.
SPGC is a key green area for the locality. I objected to the
Campbell Rd playing field development in that there was no
infrastructure to support it. This has already (prior to the full
development) made traffic chaos- gridlock on the East Lancs,
massive queues to turn right from Worsley Rd to Folly Lane, and
huge queues to get on to the motorway at Worsley (takes me
longer to get on than to drive to Warrington). The approval of
SPGC development will further add to the traffic congestion –
and associated air pollution.
Air pollution has been linked to asthma for a long time. With
the COVID-19 crisis currently in play it would be irresponsible to
approve a further huge development with the potential to
significantly impact on the health of the most vulnerable
Health (and mental health) are important to us all. Green space
can be used for activity and physical health, but I think more
importantly, has a significant positive impact on mental health.
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Whilst the golfers at SPGC benefit from physical activity, we all
benefit from the positive impact on mental health that this
green space provides.
I would strongly ask that SPGC is considered a strategic priority
in the Local Plan and that any development is rejected

J and P Fisher
Respondent ref:
A1992
Representation
ref: 2035

Chapter 24: R3
- Protection of
recreation
land and
facilities

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
n/a
General comments:
Comments also recorded against policy R1
I wish to record that I object to the possibility of the Swinton
Park Golf Course being used fohousing development for the
very same reasons that are listed in the attached article from
the Guardian web site.
"I understand from recent media articles that one particular
area of green space namely Swinton Park Golf & Country Club
adjacent to the East Lancashire Road is up for sale by the
owners who are looking to sell the land for housing
development. This land has not previously been allocated in the
local plan & in this proposal it is indicated that “A
comprehensive range of outdoor and indoor sports facilities will
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be protected and enhanced across Salford, in accordance with
policies R1 and R3”
I believe any sale of this club should be rigorously opposed for
the following reasons:•
This club helps to back up part of a wider city facility.
•
Loss of this club would be detrimental to the whole
area.
•
Additional traffic & congestion which would be
detrimental to the wellbeing of local residents.
•
Loss of habitat for local nature including those that
have been forced out of other recently developed areas.
•
Loss of a facility for ‘Enabling everyone to live active
and healthier lives’.
•
The health benefits of golf are far greater than most of
us seem to believe, and may have a much greater and broader
impact on our wellbeing than we may have realised.
Considering how well a good golf facility can appeal to people
of all age groups, golf is a wonderful way to encourage exercise.
•
People who play golf live longer than those who do not,
new research has suggested.
•
Edinburgh scientists claimed the sport was likely to
increase life expectancy, help chronic diseases and improve
mental health.
•
Golfing could also help those who suffered chronic
diseases including heart disease, type 2 diabetes, colon and
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Tracy Carey
Respondent ref:
A1996

Chapter 24: R3
- Protection of
recreation
land and
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Representation
ref: 2042

Legal compliance /
soundness/ duty to
cooperate

Is legally
compliant?:
No
Is sound?:
No
Complies with the
duty to cooperate?:
No

Comments

breast cancer and stroke, as well as helping reduce the risk of
anxiety, depression and dementia, researchers found.
•
The study found golfers typically burnt a minimum of
500 calories over 18 holes and those walking the course could
cover four to eight miles.
•
Dr Andrew Murray, from the physical activity for health
research centre at Edinburgh University, said: "We know that
the moderate physical activity that golf provides increases life
expectancy, has mental health benefits and can help prevent
and treat more than 40 major chronic diseases such as heart
attacks, stroke, diabetes, breast and colon cancer.
•
Once it has gone it has gone forever. I would also like it
to request it being included in sites that are designated as
strategic hubs of city wide importance for outdoor sports.
Comments relating to legal compliance, soundness or duty to
cooperate:
Comments also recorded against polices R1 and R5.
My concern is the golf course is not mentioned in the plan.
If housing is granted on this leisure facility as someone who
passes daily the traffic will be horrendous and have a massive
impact for the worse in the area both on the roads and for
health reasons.
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sessions

N/A

Not specified

Under sections R1 and R3 the local plan should specifically
mention Swindon park golf club and the clubhouse as a
strategic key hubs of city wide importance.
As someone who grew up in the area with family members who
use the facility it would be extremely detrimental to lose this
green space when we have so many areas of brown space land
not being developed.
Peoples well-being is being over looked once again for a select
few people to line their pockets at the mass population expense
of SALFORD residents.
One very disgruntled SALFORD born and bred and proud ex
resident.
General comments:

Brian Smith
Respondent ref:
A1997
Representation
ref: 2046

Chapter 24: R3
- Protection of
recreation
land and
facilities

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Under the policyR5 in accordance with policies R1 and R3 the
local plan should specifically mention Swinton Park Golf Course
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S Deasey
Respondent ref:
A1998

Chapter 24: R3
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Legal compliance /
soundness/ duty to
cooperate

Comments

Not specified

and the associated Club house as strategic key hubs of city wide
importance for outdoor sport.
I am very concerned that Swinton Park Golf Course is not
included in the plan

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

S and E Deasey
Respondent ref:
A1998
Representation
ref: 2366

Chapter 24: R3
- Protection of
recreation
land and
facilities

Is legally
compliant?:
Not specified
Is sound?:
Not specified

Modifications neccessary

Participation
at hearing
sessions

N/A

Not specified

N/A

Not specified

N/A
General comments:
Comments recorded against policy R1 and R5
Under the policy R5 in accordance with policies R1 + R3 the
local plan should specifically mention Swinton Park Golf course
and the associated Club house as Strategic key hubs of City
wide importance for outdoor sports
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:

641

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Complies with the
duty to cooperate?:
Not specified

My wife and I have been Salford Residents all our lives now we
are in our sixties we have seen a lot of changes to our Proud
City we are strongly concerned about the proposed possibility
of Swinton Park Golf Club and other critical green sites being
built on. We feel strongly about the possible over development
of our great City. We live (redacted text) near to the East Lancs
and Lancaster road areas which has horrendous a heavy traffic
congestion as you are aware.

Modifications neccessary

Participation
at hearing
sessions

N/A

Not specified

We know there has got to be good housing for the residents of
Salford but there has to be a good balance of stable living and
good conditions. We implore you to make the most responsible
decisions, acting for your residents, to take the consideration of
the well-being and health of your citizens.

David Foster
Respondent ref:
A1999
Representation
ref: 1949

Chapter 24: R3
- Protection of
recreation
land and
facilities

Is legally
compliant?:
Not specified
Is sound?:
Not specified

In this crazy world we live in today we are at the crossroads of
no return and need need hope and sanity to prevail. What
chance has the Rainforest, Oceans,Endangered Animals, as well
as our own race.We need green spaces to live properly as the
dreaded Coronavirus has shown us all we know it sounds
extreme but these are the dramatic times we live in.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
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I moved to Salford in 1976, aged 8 when my father took a job as
a Vicar for St. Philips in Salford 3.
We moved from a rural parish in the Lancashire valleys. This
was a real culture shock.
I have lived in Salford ever since (43 years). I have seen a lot of
changes in the City over those 43 years, a lot of process and
some retrograde steps.
My father worked for many years with community groups and
Salford Council on the proposed development of Chapel Street.
Unfortunately, he died suddenly in 1997 and never saw the
amazing changes that are now occurring in the area that I grew
up in.
I am an individual who enjoys active sport. Unfortunately as a
teenager I suffered a severe knee injury and I now have a false
knee. Consequently, I now have to preserve how much walking
I undertake as I received the replacement knee in my 30s and it
will have finite life.
I am able to play golf at Swinton Park Golf Club as it allows the
use of buggies. Not all golf clubs facilitate this.
Sport is essential for people’s well-being, both physical and
mental. Also, there is a real issue with males, mental health
and suicide being the silent killer.
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Gambling is also a growing problem for this group. I have seen
first hand this last year how golf can be a valuable solution to
these issues.
I also feel you need to stop allowing golf clubs and golfers to be
stereotyped as ‘wealthy’ and privileged individuals. There may
be some clubs and golfers who fit this criteria but not all of
them do. Swinton Park definitely does not. I took up golf for
competitive sport, social sport and because I had to give up my
season tickets at football because of the cost - it was cheaper
playing golf.

Joseph Foster
Respondent ref:
A2000
Representation
ref: 1951

Chapter 24: R3
- Protection of
recreation
land and
facilities

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

I am not against building houses, but we should not be building
on such precious and rare open space BEFORE ALL brownfield
sites have been utilised.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Comments also recorded against polices R1 and R5.
I am writing to comment on the Salford Development Plan.
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I am writing as a young person living in Salford who believes
that Swinton Park Golf Cub Should be protected as a green
open and recreational space in the Salford Development plan.
‘Under the Policy R5 in accordance with policies R1 and R3, the
local plan should specifically mention Swinton Park Golf Course
and the associated club house as strategic key hubs of city wide
importance for outdoor sport.’
As a younger member of the community, it is the responsibility
of Salford Council to develop in a sustainable manner in order
to protect facilities and the environment for future generations.
It is not fair that the majority of people who are so influential in
making decisions today, will not actually be on the receiving
end of the impact of those decisions on 20- 30 years hence.
This is what is known in economics as market failure - ‘moral
hazard’.
Please ensure that this is factored into the Salford Development
Plans.
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Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/a

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
I hereby wish to comment on the above mentioned SLP: DMP
as invited on the Salford Council website.
My house is on the edge of Swinton Park Golf Club and I have
grave concerns regarding the proposed development of both
this land and Duncan Matheson playing fields.
I know it will affect me (and my standard of living) directly if
houses are built on the golf course, but my main concerns are
as follows:Loss of green space in an area that is losing green space on a
regular basis that will never be reclaimed;
Loss of the community space that the golf clubhouse provides
since the demise of The Oakwood pub;
Loss of an area that is used for leisure and that provides health
benefits;
Loss of habitat for wild animals along with hundreds of very
well established trees;
Pollution (both noise and atmospheric) that will be caused by
the construction of 500+ houses in a space with very limited
access;
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Barbara
Laverock
Respondent ref:
A2002
Representation
ref: 2072

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

N/A

Not specified

Pollution that will be caused by the traffic generated by the
occupants of 500+ houses in an area of the A580/Lancaster
Road which is a major bottleneck currently;

Chapter 24: R3
- Protection of
recreation
land and
facilities

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

I have attended the Save Swinton Park public meetings and
have heard the words of the mayor and of our local MP who
oppose this development, please back them up and add
Swinton Park Golf Club and Duncan Matheson playing fields to
the sites in Salford that are designated as strategic hubs of citywide importance for outdoor sports. In my opinion, there must
be sufficient brownfield sites that can be developed to enable
the council targets for additional housing to be met over the
next few years.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
I have played golf for over 50 years, and been a member of
Swinton Park Golf Club, a club that has been in existence since
1926, for 31 years. I would like to register my strong objection
to the fact that the current owners, all members of the Club,
are trying to sell the course to a property developer. Indeed,
they are trying to sell it to ANY property developer in order to
make personal financial gain.
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Chapter 24: R3
- Protection of
recreation
land and
facilities

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
The following comments have also been recorded against
policies R1 and R5.
I would like to voice my concern that under the policy R5 and in
accordance with the policies R1 and R3, the local plan should
specifically mention Swinton Park Golf Course and the
associated club house as a strategic key hub of citywide
importance for outdoor sport.
I recognise that Salford Council is forward thinking in their
green infrastructure plans and I believe that Swinton Park Golf
Course should be part of this and be protected for future
generations as part of a strategic significance and also other
pockets of green space around the area.
All our green spaces are under threat and collectively this could
and will have a detrimental effect on the quality of life of all
local people. I appreciate additional housing may be required
and that Salford Council have met their targets for HDT 201619, but I believe that there should be sufficient brown field sites
within the city boundaries which could be redeveloped, before
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any further green spaces are even considered for any future
housing plans.
Following recent media articles referencing Swinton Park Golf &
County Club, that this is up for sale by the owners who are
looking to sell the land for housing development. This land has
not previously been allocated in the local plan and in this
proposal it is indicated that ‘A comprehensive range of outdoor
and indoor sports facilities will be protected and enhanced
across Salford, in accordance with policies R1 and R3'. I believe
that this should specifically include Swinton Park Golf Course
and Clubhouse.
Therefore, I would like to rigorously oppose any sale of this club
for the purpose of housing for the following reasons:
•
This club helps to back up part of a wider city facility.
•
Loss of this club would be detrimental to the whole
area.
•
Additional traffic & congestion which would be
detrimental to the wellbeing of local resident
•
Loss of habitat for local nature including those that
have been forced out of other recently developed areas.
•
Loss of a facility for ‘Enabling everyone to live active
and healthier lives’.
•
The health benefits of golf are far greater than most of
us seem to believe, and may have a much greater and broader
impact on our wellbeing than we may have realised.
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Considering how well a good golf facility can appeal to people
of all age groups, golf is a wonderful way to encourage exercise.
•
People who play golf live longer than those who do not,
new research has suggested.
•
Edinburgh scientists claimed the sport was likely to
increase life expectancy, help chronic diseases and improve
mental health.
•
Golfing could also help those who suffered chronic
diseases including heart disease, type 2 diabetes, colon and
breast cancer and stroke, as well as helping reduce the risk of
anxiety, depression and dementia, researchers found.
•
The study found golfers typically burnt a minimum of
500 calories over 18 holes and those walking the course could
cover four to eight miles.
•
Dr Andrew Murray, from the physical activity for health
research centre at Edinburgh University, said: "We know that
the moderate physical activity that golf provides increases life
expectancy, has mental health benefits and can help prevent
and treat more than 40 major chronic diseases such as heart
attacks, stroke, diabetes, breast and colon cancer.
Once it has gone it has gone forever.
I would also like to request it being included in sites that are
designated as strategic hubs of city-wide importance for
outdoor sports.
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Arthur
Bradshaw
Respondent ref:
A2005
Representation
ref: 2077

Diane Wilson
Respondent ref:
A2006
Representation
ref: 2079

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

N/A

Not specified

N/A

Not specified

Sites recently developed around this area have contributed to
further commuter delays, overcrowded buses and trains, and
unreasonable delays to the motorway system and the East
Lancashire Road has now become a virtual car park during ‘rush
hours’.

Chapter 24: R3
- Protection of
recreation
land and
facilities

Chapter 24: R3
- Protection of
recreation
land and
facilities

Is legally
compliant?:
Not specified
Is sound?:
Not specified

I would appreciate if the council would consider all of the above
and name Swinton Park Golf course and club house as a
designated golf course for recreational purposes in the new
plan.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:

Complies with the
duty to cooperate?:
Not specified

I would like to register my support for the retention of the land
owned by the above (Swinton Park golf club) to be retained in
its entirety as a functioning golf club.

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
Not specified

N/A
General comments:
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I am a member of Swinton Park Golf Club and have been for 45
years. (My husband of 72 joined the Club 62 years ago as a
junior). I have also lived (address redacted) for over 40 years
close to the Oaklands Hospital. Naturally I am devastated that
the Board of the Golf Club have decided to sell it, touting for
builders from the first moment of purchase. This of course is
their right but I was at the meeting in 2017 when we were
categorically promised that if the investors took over the Club it
definitely would not be sold for housing. The investors would
take a dividend after five years. Nobody mentioned what would
happen if the Club started to lose money as it had kept going
even having to repay approximately £9,000 per month bank
loan in addition to all the other costs.
When the takeover took place and the building was
refurbished, it was doing fantastically well. Bar takings were
very much on the up and we had over 1,000 social members in
addition to the golfers. The Club was very busy at weekends
and when football matches were being shown on the big
screen. However, despite all this good news the investors at a
meeting on 4 April 2018 were told that the Club was losing
money at a rapid rate and they would all have to reach in their
pockets and put in extra funds. No balance sheet/figures were
produced at this meeting, just one member (not on the Board)
standing up on behalf of the Board. Needless to say, the
majority of investors voted to sell. The offer at the time of
£30M from Bellway Homes sealed the deal.
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When Save Swinton Park was set up things drastically changed
at the Golf Club. The Board thought that the golfers would just
roll over and accept their decision and greed. The Club was
doing really well in the function room having bookings for
weddings etc., every week for the following three years. This is
a major source of income for all golf clubs. For the past
eighteen months however you can see what the Board is doing,
running the Club down as much as they can, bookings cancelled
etc. The excessive rain in February has not helped but we had
weeks and weeks of snow and rain in the past and yet the Club
coped and carried on. The subscriptions for members are due
on 1 April yet we still haven't received our individual invoices,
usually these are available at the beginning of February. This is
just something to rattle the members in the hope that we will
have left to join another club. However, Worsley is full for men
and only a few places left for ladies. Ellesmere's course is a not
a very good course to play so doesn't really attract members.
Swinton Park is by far the best course in the area which makes
it so tragic that it could have houses built on it.
What now concerns me is how the Council/Planning hope to
cope with the infrastructure/environment around the area. If
we have to leave the house between 3.30-6.30 pm Monday to
Friday (i.e. for a doctor's appointment) we have to allow at least
30 minutes to reach the top of Lancaster Road, rat runs at
Orient Road, Oxford Road and recently Swinton Park Road have
exacerbated the problem. I have been informed by a neighbour
that the Oaklands Hospital is in the process of buying Lancaster
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Mathew Shore
Respondent ref:
A2007

Chapter 24: R3
- Protection of
recreation
land and
facilities

Representation
ref: 2093

Legal compliance /
soundness/ duty to
cooperate

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments

Lodge (which I understand is a listed building) and extending it
to Vestris Drive. Whilst I don't have a problem with this
personally as it may take some of the pressure off Salford Royal
it will no doubt result in yet more traffic going up and down my
road. My doctor's surgery has 10,000 patients on its books so
it's understandable that you have to wait weeks to get an
appointment. Talking to friends this seems to be the norm at all
the local surgeries so how do you hope to get round this? Are
the local schools able to take on more pupils? These points are
of serious concern for us residents but don't seem to be of
concern to the Planning Dept. I have just received my Council
Tax demand - £2,370.50 to be confined in my own home for
three hours a day and for longer if the development at Swinton
Park is given the green light. There is a tremendous amount of
building going on in Salford especially at the Quays and near the
retail park at Ordsall so please let us have somewhere to
breathe and not regain the title of Dirty Old Town.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Please can you acknowledge and factor into any decisions my
thoughts on the sale of Swinton park golf club.
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I believe any sale of this club should be rigorously opposed for
the following reasons:• This club helps to back up part of a wider city facility.
• Loss of this club would be detrimental to the whole area.
• Additional traffic & congestion which would be detrimental to
the wellbeing of local residents.
• Loss of habitat for local nature including those that have been
forced out of other recently developed areas.
• Loss of a facility for ‘Enabling everyone to live active and
healthier lives’.
• The health benefits of golf are far greater than most of us
seem to believe, and may have a much greater and broader
impact on our wellbeing than we may have realised.
Considering how well a good golf facility can appeal to people
of all age groups, golf is a wonderful way to encourage exercise.
• People who play golf live longer than those who do not, new
research has suggested.
• Edinburgh scientists claimed the sport was likely to increase
life expectancy, help chronic diseases and improve mental
health.
• Golfing could also help those who suffered chronic diseases
including heart disease, type 2 diabetes, colon and breast
cancer and stroke, as well as helping reduce the risk of anxiety,
depression and dementia, researchers found.
• The study found golfers typically burnt a minimum of 500
calories over 18 holes and those walking the course could cover
four to eight miles.
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Ian Mills
Respondent ref:
A2008
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Representation
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Legal compliance /
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Not specified
Is sound?:
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Complies with the
duty to cooperate?:
Not specified

Comments

• Dr Andrew Murray, from the physical activity for health
research centre at Edinburgh University, said: "We know that
the moderate physical activity that golf provides increases life
expectancy, has mental health benefits and can help prevent
and treat more than 40 major chronic diseases such as heart
attacks, stroke, diabetes, breast and colon cancer.
• Once it has gone it has gone forever.
• I would also like to request it being included in sites that are
designated as strategic hubs of city-wide importance for
outdoor sports.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
I believe the sale of this club should be opposed for a number of
reasons This club is a vital part of a wider city facility Loss of the
club would be detrimental to the whole area Additional traffic
and congestion which is already causing excessive pollution to
the area Loss of local nature which have moved to this site from
other developed areas Golf also helps with people being more
active and healthier These are just a few benefits that the golf
club provides and I would also like to request it being included
in the site’s designated as strategic hubs of city wide
importance for outdoor sports.
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Legal compliance /
soundness/ duty to
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Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
Comments also recorded against policy R1
As a long standing resident who lives backing onto the fairway
of the 1st, I believe we must at all cost keep the club as a
leisure/recreation place reasons given are :a ) loss of this club would be catastrophic for the local
community i.e. there are older people who have lost their
partners who live in the community and they still know they can
come in the club and feel at ease ( we lost the Oakwood pub to
developers some time ago).
B) traffic in this area is awful mostly standing for at least 6
hours a day, the trees on the land are our lungs from the
heavily congested east Lancs. road. The cars cut through our
estate like brands hatch to avoid the lights at the top of
Lancaster rd if this land is developed it will be even worse.
C) the poor wildlife have had a major upheaval already from
the ongoing massive development only a couple of hundred
yards away where will they go? We have ponds full of fish the
developers won’t give a hoot about them.
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N/A
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D) research has claimed that golf which can be enjoyed from 8
to 80 is a great way to exercise , if you get children early enough
and give them focus they may well choose a good stable way of
life.
E) could you please consider that it is included in sites that are
designated as a strategic hub of city wide importance for
outdoor sports.

Chapter 24: R3
- Protection of
recreation
land and
facilities

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

As I understand the land has not been allocated in the local
plan and in the proposal it is indicated that ‘ a comprehensive
range of outdoor and indoor sports facilities (we have both at
the club)will be protected and enhanced across Salford in
accordance with policies R1 and R3’.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Comments also recorded against policy R1
I understand from recent media articles that one particular area
of green space namely Swinton Park Golf & Country Club
adjacent to the East Lancashire Road is up for sale by the
owners who are looking to sell the land for housing
development. This land has not previously been allocated in the
local plan & in this proposal it is indicated that “A
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comprehensive range of outdoor and indoor sports facilities will
be protected and enhanced across Salford, in accordance with
policies R1 and R3”
I believe any sale of this club should be rigorously opposed for
the following reasons:• this is home to a lot of nature and wildlife • the extra volume
of houses in the area we create a ridiculous amount of extra
traffic and congestion in the area which is unreal as it is • it has
a large number of health benefits such as physical for the
exercise for the golfers and can mentally help people suffering
from mental illness
I myself am a member of the golf club, my grandad was a
member for many years this is how I got into the sport myself
especially when we lost my grandad it helps me to keep a
connection. I know this is not enough alone to stop the sale or
building on the course but the amount of support it has backing
the course to stay should be enough for anyone to back out for
once it shouldn’t be about money as it always is and that’s the
problem with everything GREED once this course is gone its
gone forever the wildlife's homes have gone the congestion will
be unreal the pollution in Salford will jump through the roof I
strongly object to the sale of the course and club and any
planning permission
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Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

N/A

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Domenico
Vaughan
Respondent ref:
A2012
Representation
ref: 2166

Chapter 24: R3
- Protection of
recreation
land and
facilities

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
Whilst I appreciate the fact that the councils in Britain are
under increasing pressure to provide more housing, the
development of Swinton Park would only add to the already
congested roads in the area.
Salford has a good record for creating and maintaining open
green spaces etc. There are plenty of brown areas that are still
undeveloped and I urge the planners to concentrate on these
Swinton Park is a much important amenity and lung, and must
remain so
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
I would like to express the strongest objection to the proposed
development of Swinton Park Golf Club for change of use from
an essential leisure facility in the area to housing development.
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I understand that housing has to be high on the priority list for
councils and that it is essential that we maintain and preserve
our open green spaces. I believe that the authority should look
at areas of brown belt that are more suitable for development
and can more easily cater for the growing demand.
What is required is low cost affordable housing for those in
need, I cannot believe that a development on Swinton Park Golf
Club is ever going to cater for this need.
I believe that a housing development at SPGC will have far
reaching effects on individuals the environment local
communities and the infrastructure.
* It is a well known fact that open green space has a positive
effect on physical and especially mental wellbeing.
To lose this area will have a detrimental effect on many
individuals and put more pressure on our NHS, doctors etc.
* The increase in population will put even more pressure on our
already oversubscribed schools.
* It is difficult to see how such a large housing development
could possibly be served with the required services that builds a
community such as shops, play areas, nurseries, youth and
community and care facilities and such like.
Flooding has become a more regular occurrence.
* Not to the extent as in many areas but locally we have seen
very bad conditions with many roads including the A580 East
Lancs Rd and Lancaster Road at various points under water.
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* This shows our drainage system is unable to cope.
* Local green space including SPGC are a space for flood water
conditions.
* Any development can only contribute to a worsening
situation in the future.
The increase in the number of vehicles is going to have a
massive negative effect.
* Priority consideration should be given to the obvious increase
in pollution and it's effects on health.
* Making the conservative assumption that for every 1000
houses there is likely to be at least 1500+ vehicles
* Concern should be given as to how traffic will access such a
build safely .
* The A580 is already under great pressure at the best of times,
while at peak periods traffic grinds to a halt.
* The same can be said for Lancaster Road where numerous
times daily drivers take risks driving on the wrong side to turn
into side streets to avoid the queues.
* This danger is all the more serious when children from three
local schools have to negotiate the road. This is a
situation which will only get worse with such a development
* As an afterthought, I walk my dog from Eccles Old Rd along
Lancaster Rd up to the A580. This can be any time between 3.30
and 5.30. It is very rare that I am overtaken by a vehicle
because of the congestion. When I am it is only few meters
before I catch them up again!
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J and P Dunn
Respondent ref:
A2016

Chapter 24: R3
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Legal compliance /
soundness/ duty to
cooperate

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments

I am sure there are many more objections that could be applied
relating to the golfing activity.
It is a well used club which provides for many community
occasions such as weddings, social events etc and groups such
as Rotary meetings. This is a valued community facility of which
there are few of such standing in the area.
Salford is a great city please don't run us down by allowing this
development, preserve what we have, not just for now but for
generations to come.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
This representation was submitted on 21/03/2020 at 15.03pm.
My husband and myself, (address redacted) wish to register our
complaint about the closure of the golf club and proposal of
building of new houses.
Green areas are constantly being built on, how much more
green space will be used so our future generations will not
know and to be able to enjoy green open spaces
Yes, additional housing may be required, but these new estates
are not priced for the ordinary family.
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The traffic generated by these estates have such a massive
knock-on for the surrounding main traffic routes. The East
Lancashire road, has major traffic issues from 3pm onwards,
which affects the local roads.
The pollution that will be generated from this additional traffic
is very worrying for anyone who presently has health issues.
Hospitals, schools, doctors surgeries cannot cope with the
additional volume of people moving into the area as it stands.
The sale of Swinton Park golf club, will have detrimental effect
on the local community:
Additional traffic, congestion, the wild life which has already
been decimated from the Bellway build on Campbell Road will
be ruined
Playing golf is a healthy life style for many people
Social interaction with other members is vital to keep
vulnerable peoples wellbeing uplifted and healthy
People who play golf can live longer, as they are being active
and helps being out in the fresh air
Surely being with other people help people mentally as well
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If we continue to lose these green spaces, what will our future
generations have ?,
Please do not let any future builds go ahead, greener spaces are
needed for the health and wellbeing of all mankind and nature
Keith and Ann
Middleton
Respondent ref:
A2017
Representation
ref: 2168

Chapter 24: R3
- Protection of
recreation
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facilities

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Comments also recorded against policy R1
With respect to your invitation to comment on the Publication
Salford Local Plan: Development Management Policies and
Designations document before it’s submission to the Secretary
of State for examination by an appointed independent Planning
Inspector.
We would like to congratulate Salford Council for their forward
thinking as indicated by the article which appeared on The
Guardian web site.
Salford beats Brighton and Bristol to title of ‘greenest place to
live’
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Whilst this is great news it is essential that green infrastructure
is protected for future generations so that not only are the
‘green areas of strategic significance’ but also smaller pockets
around the area are further protected.
Salford Council are promoting ‘Enabling everyone to live active
and healthier lives’ however all our green spaces are under
threat & collectively this could have a disastrous effect on the
quality of life of local people.
Whilst I appreciate that additional housing may be required,
albeit Salford Council has met it’s Housing Delivery Test (HDT)
for 2016-2019 by 186%. I do believe there must be sufficient
‘Brown fields’ sites within the city boundaries that could be redeveloped before using green spaces.
Sites that have recently been developed around this area such
as Highclove Lane - Boothstown, Thorn Road – Swinton, Mosley
Common Road (albeit Wigan authority) without any Transport
or Highways infrastructure improvements are all contributing to
commuting frustration, delays with overcrowded buses &
trains, appalling access to the motorway system especially
around Leigh Road, Worsley Road etc. The East Lancashire Road
is like a car park during the now extended ‘rush hours’.
As published in the BMJ – “Air pollution from traffic is
responsible for four million new cases of childhood asthma
worldwide every year, it says a study that links local measures
of air pollution to incidence rates of the disease. On average
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around one in eight new cases of the disease in children is
attributable to traffic pollution.”
We know as members that Swinton Park Golf & Country Club
adjacent to the East" Lancashire Road is up for sale by the
owners who are looking to sell the land for housing
development. This land has not previously been allocated in the
local plan & in this proposal it is indicated that “A
comprehensive range of outdoor and indoor sports facilities will
be protected and enhanced across Salford, in accordance with
policies R1 and R3”
I believe any sale of this club should be rigorously opposed for
the following reasons
• Loss of this club would be detrimental to the whole area.
• Additional traffic & congestion which would be detrimental to
the wellbeing of local
residents and increase further the local traffic congestion and
air pollution.
• Loss of habitat for local nature.
• The health benefits of golf are far greater than most of us
seem to believe it is open to all age groups and is a wonderful
way to encourage exercise.
• People who play golf live longer than those who do not, new
research has suggested.
• Edinburgh scientists claimed the sport was likely to increase
life expectancy, help chronic diseases and improve mental
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The Manchester
Bolton and Bury
Canal Society
Respondent ref:
A0013

Chapter 24: R4
- Strategic
recreation
routes
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Participation
at hearing
sessions

n/a

Not specified

The route through Chat
Moss between the
Bridgewater Canal and the
M62 in the south west part
of the City is premature and
unfeasible at the current
time these routes should be
removed from Figure 20 and
the reference to Chat Moss

Yes - I wish
to
participate in
hearing
session(s)

health. The study found golfers typically burnt a minimum of
500 calories over 18 holes
• Once it has gone it has gone forever.
• I would also like to request it being included in sites that are
designated as strategic hubs of city-wide importance for
outdoor sports.

Representation
ref: 1811

The Peel Group
(submitted by
Turley)
Respondent ref:
A0394

Legal compliance /
soundness/ duty to
cooperate

Chapter 24: R4
- Strategic
recreation
routes

Is legally
compliant?:
Not specified
Is sound?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
n/a
General comments:

Complies with the
duty to cooperate?:
Not specified

Page 231 that shows future strategic recreation routes includes
waterways. We would infer that includes The Manchester
Bolton and Bury Canal.

Is legally
compliant?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
No
Complies with the
duty to cooperate?:
Yes

Summary [as set out in the Executive Summary to Peel's
comments]
Policy R4 identifies a series of other proposed strategic
recreation routes through Salford, a number of which are
presented on an indicative basis in Figure 21. These reflect a
general aspiration to provide additional strategic recreation
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routes to the 21 named and mapped routes. The additional
routes include through Chat Moss between the Bridgewater
Canal and the M62 in the south west part of the City. This is
illustrated through Figure 21 on an indicative basis.

should be removed from the
policy.

Peel considers that the identification of this potential recreation
is not justified or achievable at the present time and the route
should be removed from Figure 20 and that reference to Chat
Moss be removed from the policy.
Main comments [Object]
7.77 Policy R4 has been amended since the DSLP to remove
reference to the Irwell Park Wharf as a strategic regeneration
route. This amendment reflects Peel’s previous representations
on the policy, which highlighted that a recreational route in this
location would be wholly inappropriate in the context of the
operational scrap metal facility on the site and the expectation
that this type of heavy employment use will remain for the
duration of the plan period. The removal of the Irwell Park
Wharf from Policy R4 is, therefore, welcomed.
7.78 Policy R4 identifies a series strategic recreation routes
through Salford, a number of which are presented on an
indicative basis in Figure 20. These reflect a general aspiration
to provide additional strategic recreation routes to the 16
named and mapped routes. The additional routes includes
669
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Participation
at hearing
sessions

n/a

Not specified

through Chat Moss between the Bridgewater Canal and the
M62 in the south west part of the City. This is illustrated
through Figure 21 on an indicative basis.
7.79 Peel considers that the identification of a potential
recreation route through this area to be premature and
unfeasible at the current time. The land is owned by Peel and is
largely in active agricultural use by its tenants. There are
currently no plans to provide such access and any such proposal
would require a number of significant challenges to be
resolved. Should this change through the Mosslands
Partnership, the policy could be updated. In the meantime,
these routes should be removed from Figure 20 and the
reference to Chat Moss should be removed from the policy.
General comments:

The Wildlife
Trust for
Lancashire,
Manchester and
North
Merseyside
Respondent ref:
A0513

Chapter 24: R4
- Strategic
recreation
routes

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
n/a
General comments:
SUPPORT
We particularly support the following paragraph:
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Sport England
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A0403
Representation
ref: 2346

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

N/A

Not specified

“The provision of further strategic recreation routes will be
sought, particularly where they would improve links to and
through Chat Moss, Port Salford, RHS Bridgewater, the West
Salford Greenway and the Irwell Valley, and alongside the city’s
waterways.”

Chapter 24: R5
- Outdoor and
indoor sports
facilities

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

in light of work currently ongoing between SCC and other
partners on the implementation of the Carbon Trail in the HLFfunded Carbon Landscape project programme.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Late rep submitted on the 23 April as correction to initial
comments provided on the 20 March 2020
Comments also recorded against policy R1
1c Vision – quality of life.
Your comment advises that increasing the number of
households that meet defined recreation standards attends to
this point, however I would disagree. Your references to
standards lacks any preciseness and in terms of sports pitches
(paragraph 24.4) should be based on evidence and need as set
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out in an up to date Playing Pitch Strategy (PPS), and not based
on arbitrary local standards. The NPPF requires this to be based
on up to date evidence, which appears to be out of date. Sport
England consider that the life of a PPS, is 3 years, extended to
five years with a review. The Salford PPS was last updated in
February 2018 following a 2015 published PPS, therefore the
PPS will be out of date by the time this Local Plan is submitted
for examination. Our earlier comments stated that a PPS should
be used as the evidence base to inform:
•
what the additional demand for sport will be from
individual or cumulative housing sites,
•
which existing sites need to be improved to increase
capacity to take the additional demand; and
•
what an appropriate developer contribution should be.
Sport England continues to be part of the PPS Steering Group
and will work with the Council to identify what the additional
demand from population and housing growth will be and what
the impact on existing playing fields will be.
Through the PPS Sport England has made a commitment to the
Council to assist develop an appropriate process for
determining how to establish what the additional demand for
sport is and where and what type of pitches are required, using
Sport England’s Strategic Planning Tools. The start of that
process was to produce Housing Growth scenarios in Part 7 of
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Participation
at hearing
sessions

N/A

Not specified

the PPS to estimate the additional demand generated by
housing by sport and pitch type with capital and lifecycle costs.

Chapter 24: R5
- Outdoor and
indoor sports
facilities

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Sport England do not consider the use of standards for outdoor
sport or any sports facility is appropriate we would wish to see
a separate Indoor/Outdoor Sport policy included within the
Plan. Sport England would be happy to assist with the
preparation of that policy. It should be noted Sport England
does not object to the use of standards for other open
typologies, only outdoor sport
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Late rep submitted on the 23 April as correction to initial
comments provided on the 20 March 2020
Policy R5 Indoor and Outdoor Sports Facilities. Sport England
welcome inclusion of a separate policy, but although it includes
protection and enhancement of existing facilities it fails to
follow our advice and provide for new facilities. It needs to
protect, enhance and provide; and to ensure that it includes
protection where its use could be prejudiced by other
development in accordance with paragraph 182 of the NPPF.
The policy needs to be informed by evidence from the strategy
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and action plan in both the PPS and the Indoor Built Facilities
Strategy. It lists sports pitches and the sports that use them,
but this isn’t an exhaustive list and should be amended to make
that clear. Sport England does not accept enabling
development as a justification for the loss of playing field unless
the proposal meets Policy Exception E3 of our Playing Fields
Policy. Enabling development is not an exception set out in
paragraph 97 of the NPPF or Sport England’s Playing Fields
Policy. References to supporting enabling development at
Duncan Matheson Playing Fields is unlikely to comply with
paragraph 97 of the NPPF or with Sport England’s Playing Fields
Policy. Any references to development on a playing field need
to comply with the wording in the NPPF and Sport England’s
Playing Fields Policy. Sport England’s 2019 response made the
following specific comment in respect of the Duncan Matheson
Playing Fields:
“H9/13 Duncan Mathieson playing fields – Sport England does
not object to this policy in principle as long as we are fully
consulted on the development and the location of the houses
meets the following exception to Sport England’s Playing Fields
Policy:
“E3 - The proposed development affects only land incapable of
forming part of a playing pitch and does not:
•
reduce the size of any playing pitch;
•
result in the inability to use any playing pitch (including
the maintenance of adequate safety margins and run-off areas);
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N/A

Not specified

•
reduce the sporting capacity of the playing field to
accommodate playing pitches or the capability to rotate or
reposition playing pitches to maintain their quality;
•
result in the loss of other sporting provision or ancillary
facilities on the site; or
•
prejudice the use of any part of a playing field and any
of its playing pitches.”
It should be noted that Sport England does not accept enabling
development as a justification for the loss of playing field unless
the proposal meets Policy Exception E3. Enabling development
is not an exception set out in paragraph 97 of the NPPF or Sport
England’s Playing Fields Policy.”

Agnes Rice
Respondent ref:
A0536
Representation
ref: 2031

Chapter 24: R5
- Outdoor and
indoor sports
facilities

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Sport England do not consider that the monitoring criteria are
acceptable where they rely on standards for reasons set out
elsewhere above. They need to be revised to reflect the PPS
and the IBFS.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Comments also recorded against policies R1 and R3.
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I write to object strongly to any proposal that Swinton Golf Club
and Course could be used for housing development and ask for
it to be included and protected in The Local plan.
Any housing development will lead to the destruction of the last
Green space in Swinton South and is completely at odds with
the need to preserve grass and trees to offset and soak up
carbon emissions. Keeping green spaces has an effect far
outside the area they are located in. It is astonishingly out of
step to consider selling off such an area considering the
worldwide efforts to preserve the earth and will only produce
short term gain at great cost to the health of this generation
and future generations.
It should be essential that such a valuable resource be included
in the Local Plan and re-designated as Green recreation
space…… for the use of the people. Once it's gone, it's gone. So
many sites around this area have been swallowed up by
developers and planning done with little moral responsibility
seemingly for health, both physical and mental, or the fact
there is limited infrastructure to support the relentless,
intensive development of every pocket of grass.
As a result of recent developments, we now have road chaos on
the East Lancs, also e.g. Worsley Road, Leigh Rd etc. it is well
known that traffic is jammed along the east Lancs road, and
emissions have risen since the ill-advised building of house on
Campbell Field Sewage works where it is rumoured that
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planners/councillors decided that traffic flow was fine by
checking at 10 am during School holidays! Public transport has
actually worsened since the building of recent developments
with bus routes continuing to be reduced or none existent and
the roads cannot cope with the influx of people and cars.
Under the policy R5 in accordance with policies R1 and R3 the
Local Plan should specifically mention Swinton Park Golf Course
and the associated club house as strategic key hubs of city wide
importance for outdoor sport, to health
Salford Council should be encouraging and promoting sport
particularly as golf can be played by any generation and is
beneficial particularly for the older. Retired community,
growing in numbers. Unfortunately increasing obesity, poor
mental health, diabetes and asthma in adults and children can
be directly limited to lack of provision of space for outdoor
pursuits and for just enjoying the benefits of fresher air and
experiencing nature which is something we will deprive our
children of if we take it all away.
Tragically, recent local developments have had a devastating
effect on wild life, and creatures are being pushed onto roads
and killed, humans don't have a monopoly on the space to live,
and it should be that we have a duty of care not to decimate
species by pouring concrete an all available spaces. The amount
of land we have is not infinite, you cannot keep building
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Chapter 24: R5
- Outdoor and
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Representation
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Participation
at hearing
sessions

The draft Policy should omit
reference to Duncan
Mathieson.

Yes - I wish
to
participate in
hearing
session(s)

Please consider that this remaining valuable resource (with a
significant wild life population now driven into it from recent
developments) should be included and protected on the Local
Plan and not sold off for housing.

Is legally
compliant?:
Not specified
Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
The following appendices were submitted as part of this
representation and are available to view separately in a full
copy of the representation:
Appendix 1 BGCGM Prospectus
Appendix 2 Salford Community Sport Soccer & Rugby
Application Pack 2016-2017 Season
Appendix 3 Professional Sports turf Design [PDS] Report
The representation also includes tables and figures. They are
also available to view in a copy of the full representation.
1.

Introduction

1.1 This representation is submitted in respect of the
Publication Salford City Local Plan [the “Draft Plan”] published
for consultation and comments by Salford City Council during
the period 27th January 2020 and 20th March 2020. The
678

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

representation is submitted by the Greater Manchester Trust
for Recreation known as Boys & Girls Clubs of Greater
Manchester [“BGCGM”]. The representation relates to both the
Publication Local Plan: Development Management Policies and
Designations Written Statement and the associated Policies
Map.
1.2 The activities and objectives of BGCGM are explained in the
“Prospectus” document attached as Appendix 1 to this
representation.
1.3 The representation relates to land the majority of which is
in the ownership of the BGCGM known as the “Duncan
Mathieson Playing Fields” [the Site]. In seeking to bring the site
forward BGCGM are mindful of the need to ensure a suitable
supply of land upon which to provide new homes in Salford and
at the same time ensure that the need of the population of
Salford to have access to recreation facilities is met.
1.4 The Site is the subject of specific policies within the
Publication Plan Policy R5
1.5 BGCGM object to Policy R5 as it appears in the Revised Draft
Plan. National Planning Policy requires that all plans should be
“sound”. In order to be sound plans must be: a) Positively prepared – providing a strategy which, as a
minimum, seeks to meet the area’s objectively assessed needs;
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and is informed by agreements with other authorities, so that
unmet need from neighbouring areas is accommodated where
it is practical to do so and is consistent with achieving
sustainable development;
b) Justified – an appropriate strategy, taking into account the
reasonable alternatives, and based on proportionate evidence;
c) Effective – deliverable over the plan period, and based on
effective joint working on cross-boundary strategic matters that
have been dealt with rather than deferred, as evidenced by the
statement of common ground;
and
d) Consistent with national policy – enabling the delivery of
sustainable development in accordance with the policies in this
Framework.
1.6 BGCGM made representations in respect of the original
Draft Local Plan and the Revised Draft Plan. The current
objection to the Publication Draft Plan is consistent with the
approach taken in relation to both the original Draft Local Plan
and the Revised Draft Plan
2. The Site
Location
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2.1 The Site the subject of this representation lies within the
existing urban area in the Claremont Ward, part of the
Claremont and Weaste Neighbourhood Area. In fact the Site lies
at the boundary of the three wards of Claremont, Eccles and
Swinton South. The general location of the Site is shown below
in Figure 1.
Figure 1
2.2 As will be seen from Figure 1 the Site lies within the
established urban area of Salford, to the north of Eccles and the
south of Swinton. Main arterial transportation routes in the
form of the A580 (East Lancashire Road) and the M602
motorway lie less than 2km from the site. The A580 lies 0.5 km
to the north and junction 2 of the M602 motorway lies 1.4km to
the south.
2.3 Access to both the Metrolink and the national rail network
are available via Ladywell Metrolink Station approximately
1.8km to the south and Eccles and Swinton Railway stations
2.2km and 2.8km to the south and north respectively.
2.4 Within 400m of the Site, existing bus stops on Lancaster
Drive and Oxford Road allow access to high frequency routes
serving the following destinations including, Manchester City
Centre, Swinton, Eccles, Salford Quays, Stretford, Media City ,
Salford Royal Hospital and Salford Central.
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2.5 Existing residential streets and the footpath network mean
that Light Oaks, Infant and Junior School lie less than 500m of
the Site; and Ellesmere Park High School, Chatsworth &
Oakwood Special School and All Hallows RC Business &
Enterprise College all lie less than 1km from the site.
2.6 The NHS Choices website shows that the Site lies less than
1km from four GP practices and two Dental practices, all of
which are shown as currently accepting new patients. Salford
Royal Hospital provides a full range of medical services
including Accident & Emergency and also lies close to the Site.
2.7 The Site lies less than 0.5km from Oakwood and Lightoaks
Parks. The nearest library (Hope Library) lies approximately
0.75km to the south. The Site does not lie within a Conservation
Area and does not contain any nationally or locally listed
buildings. The Site is not registered as Common Land or a Town
/ Village Green. The Site does not contain any trees within it.
2.8 The Site does not lie within an Air Quality Management
Area. The “Magic” data base shows that the Site is not the
subject of any Habitat /ecological designations. The
Environment Agency online “Flood Map for Planning (Rivers and
Sea) shows that the Site is unaffected by flooding issues.
2.9 In the light of the above we have concluded that the Site is
in an accessible location in which the development of housing
would be appropriate. This conclusion must be “common
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ground” with the Council in that Policy H9/13 expressly
identifies the Site as a suitable one upon which to develop
housing. Indeed, having regard to the location of the Site and
the access to facilities and services, the Site is well placed to
help meet housing need in Salford City. The areas of dispute
between BGCGM and Salford City Council as to how the policies
are expressed merely therefore relate to the imposition upon
upper limit and the requirement for onsite enhancement of
sports provision.
Current Use
2.10 Before coming to the current use of the Site it is necessary
to highlight in brief the issue of the ownership of the Duncan
Mathieson site and how this relates to the proposed
designation Policy R5 as expressed on the “Policies Map”.
2.11 The land shown hatched red on the Figure 2 below is that
owned by BGCGM. The land shown hatched blue was originally
part of landholding of BGCGM, but which was sold in the 1970s
to Salford City Council subject to a restrictive covenant
requiring its use be confined to recreational purposes.
Figure 2
2.12 That part of the Site owned by Salford City Council is
currently unused for any form of activity. The BGCGM element
of the Site is mown and used for outdoor sports on a formal but
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ad-hoc basis. The Site i.e. both the land owned by BGCGM and
Salford CC contains three buildings as follows;
• A Hall, used by the local Scout Association located
immediately to the north of 33 Odessa Ave falling within the
land owned by Salford City Council;
• A disused/unusable former changing room within the land
owned by BGCGM; and
• A dwelling within the land owned by BGCGM, occupied by an
employee of BGCGM.
2.13 The Salford City Council Playing Pitch Strategy & Action
Plan published in October 2015 describes both the land owned
by BGCGM and that owned by the Council as “disused”. We
note that the accompanying Playing Pitch Assessment Report
describes the land owned by the City Council as having been
disused for over 15 years and that a “Feasibility study
confirmed that return to active uses would not be cost effective
/ sustainable”. It is therefore difficult to see how the plan can
be considered “sound”. BGCGM submit that Policy R5 cannot be
“effective”. The very evidence base that underpins the Policy
suggest that it will not likely to be brought forward for this use
2.14 Consideration of the Salford Community Leisure website
shows that the cost of hiring a Grass pitch of (Category C
standard – that is without changing rooms) is £198.00. Even
with changing rooms and showers the maximum that charge is
£577.00 per season. It is not in our submission a finically
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sustainable proposition to seek to improve the pitches as
natural grass pitches. The cost of maintaining any enhanced or
improved pitch would far
exceed the revenue. We have attached as Appendix 2 a copy of
the Salford Community Sport Soccer & Rugby Application Pack
2017 - 2018 Season which sets out grass pitch hire costs.
2.15 The Duncan Mathieson site in its current condition is
wholly unsuitable and unsustainable as a long-term outdoor
recreation site in that: • There are no changing facilities, thus the Site is unable to host
teams playing U17 and above age groups. It will be seen from
Appendix 2 that Category C pitches are only available for Junior
Teams and Mini Soccer or at a one-off hire cost;
• There is no floodlighting thus during the winter the pitch is
unusable after 16.30;
• The grass surface is prone to flooding and requires periods of
rest between play and accordingly are at best playable twice a
week. We note that in December 2015 Salford Community
Leisure and the Manchester FA were compelled due to adverse
weather to postpone all fixtures played on grass pitches.
2.16 We have attached as Appendix 3 a report prepared in
March 2016 by Professional Sports turf Design [PSD] relating to
that part of the Site owned by BGCGM. The report shows that
at a minimum the cost of providing 3 senior football pitches is
circa £375k. This level of investment of course ignores the fact
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that the Site is currently unable to provide any form of indoor
changing facilities and would at best deliver 3 outdoor grass
pitches which would still be subject to the vagaries of the
weather and would not provide floodlighting, and hence be
usable for restricted time periods.
2.17 Sport England Facilities Costs bulletin estimates that the
cost of constructing a 2 Team Changing room is circa £260k as
at 2019. Thus, the capital investment required is a minimum of
£635k, which could be reasonably estimated to generate an
income of £1500 per annum; this is not a financially sustainable
model for the provision of sports and recreation facilities. A
four hundred and twenty-three-year return on capital invested
in not a model which would be capable of being funded.
2.18 The development of artificial outdoor pitches allows for far
greater levels of usage particularly where floodlighting is
provided but involves far greater levels of initial capital
investment. The latest Sport England Facility Costs bulletin that
the construction cost of the most basic 3G all weather floodlit
senior football pitch to be £1,010,000 with the costs rising to
£1,325,000 if a senior rugby pitch is to be provided. The Sport
England bulletin
records a cost of £680k to construct a 4 Team Changing Room.
If the cost associated with providing grass pitches is included
setting aside the cost of the allotments this would amount to
circa £8m. None of the given figures allow for bespoke drainage
solutions, ground conditions or inflation beyond 2Q2019 or
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VAT. In our view the same conclusion may be reached regarding
the BGCGM element of the Site as Salford City Council reached
in the Playing Pitch Assessment regarding its own land holding
return “to active uses would not be cost effective /
sustainable”. This assumption is based not only upon capital
investments but also ongoing reserve. Thus, in simple terms the
suggestion that the site could be brought forward “as strategic
hub of city-wide importance for outdoor sports,” is wholly
unsound it is not an effective policy. The site’s owners BGCGM
do not wish to bring the site forward in the way envisaged by
Policy R5 the policy is unsound as it is not deliverable.
2.19 The current site owned by the BGCGM operates at a
significant loss. We have set out below in tabular form the
financial position with regard to the Duncan Mathieson Field,
giving the direct operational position. These figures relate solely
to the direct operation of the fields and make no allowance for
any overheads associated with the operation of BGCGM
generally.
2.20 The BGCGM also have experience of operating indoor
facilities. The” Melland Road” in Gorton (Manchester City) is
owned by BGCGM and contains a significant number of outdoor
grass pitches together with a substantial indoor sports hall. In
2015/16 the Hall alone despite generating an income of
£15,452 involved direct running costs of £47,478 giving a direct
deficit of (£31,026) which is an increase in the direct deficit
incurred in the year 2014/15 of (£24,982). There is no evidence
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to suggest that the provision of new indoor facilities would
enhance the financial sustainability of the Site, indeed the
evidence suggests that the reverse is in fact the case.
2.21 In the light of the foregoing the cost of investing in the Site
is substantial and even if such an investment were to be made
the evidence shows that it would not be a sustainable longterm proposition.
2.22 BGCGM submit that there is no justifying evidence
whatsoever to demonstrate that the site will be capable of
being delivered as a strategic hub for outdoor sport
3. National Policy
3.1 National planning guidance is set out in the National
Planning Policy Framework [NPPF] which is complemented by
Planning Practice Guidance [PPG]. Paragraph 7 of the NPPF
provides that “The purpose of the planning system is to
contribute to the achievement of sustainable development.”
This is the benchmark against which plan making and decision
taking within the planning system is to be judged.
3.2 Paragraph 8 of the NPPF sets out the three dimensions to
sustainable development these are as follows,
• An economic role - contributing to building a strong,
responsive and competitive economy, by ensuring that
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sufficient land of the right type is available in the right places
and at the right time to support growth and innovation; and by
identifying and coordinating development requirements,
including the provision of infrastructure;
• A social role - supporting strong, vibrant and healthy
communities, by providing the supply of housing required to
meet the needs of present and future generations; and by
creating a high-quality built environment, with accessible local
services that reflect the community’s needs and support its
health, social and cultural well-being; and
• An environmental role - contributing to protecting and
enhancing our natural, built and historic environment; and, as
part of this, helping to improve biodiversity, use natural
resources prudently, minimise waste and pollution, and
mitigate and adapt to climate change including moving to a low
carbon economy.
Thus, the policies of the Publication Local Plan and Policy R5 in
particular needs to be considered against these three key roles.
BGCGM submit that although Policy R5 acknowledges the
concept of some housing being built to cross fund
improvements, if “adequate funding cannot be secured “. This
clearly confirms that the council is not able to deliver the
3.3 Clearly the construction of new homes will contribute to the
economy. It is now accepted that the house building industry
supports local employment thus the construction of new homes
should be considered of itself as contributing to the economic
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role set out in paragraph 8. As discussed earlier there is no
dispute between the local planning authority and BGCGM as to
the appropriateness of developing some new homes on the
Site. The main area of difference between the Council and
BGCGM is the amount of housing that ought to be provided on
the Site and whether it is appropriate to seek to provide onsite
sports facilities or allow the flexibility of providing a
contribution towards the “enabling” development of offsite
facilities, or investment in other existing offsite locations.
3.4 The development of housing on the Site will contribute to
meeting the Objectively Assessed Need for housing within
Salford. It will also contribute towards the need to deliver
affordable housing. The delivery of new homes on the Site will
lessen the need to release designated Green Belt land. Salford’s
Supplementary Planning Document – Planning Obligations
adopted by the Council in June 2015, identifies the area within
which the Site lies as being “Mid” residential value area, in
which there is a need to provide affordable housing. The
document requires that 10% of all new homes be “affordable”.
It of course follows that the greater the number of new homes
developed on
the Site, the greater the provision of affordable housing.
3.5 As discussed above the Site lies within the urban area in an
accessible location and accordingly the development of housing
will reduce the requirement to meet OAN in Salford in
peripheral locations, and on land subject to significant planning
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policy constraints. We are mindful that the Revised Draft Local
Plan envisages the release of land currently identified as Green
Belt for housing development. The Revised Draft Plan lists at
Annex E “Green Belt Changes and Suggested Development
Sites” by cross referencing this with Policy H3 we note that
approximately 3,360 new homes are planned on sites currently
contained within the Green Belt. BGCGM have sought to make
this
point in a separate representation in respect of the GMSF.
BGCGM have objected to the release of such significant
amounts of Green Belt on the basis that the release of the
Duncan Mathieson site would reduce the need to release Green
Belt.
3.6 Further as we have discussed above there are no ecological
“constraints” upon the development of the Duncan Mathieson
Site, thus the development of the Site for housing is capable in
context of contributing to the environmental role of sustainable
development.
3.7 Section 5 of NPPF deals with the Government’s objective of
“significantly boosting the supply of homes…..”. We do not
propose to quote at length from Section 5 as we note again that
the principle of providing housing on the Site is agreed. In
making the draft allocation that it has the Council clearly accept
that the Site is a suitable one upon which to meet housing
need.
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3.8 Of direct relevance to a consideration of this Site and draft
Policy R1 are paragraphs 96 and 97 of NPPF, these are
reproduced in full below: 96 Access to a network of high-quality open spaces and
opportunities for sport and physical activity is important for the
health and well-being of communities. Planning policies should
be based on robust and up to date assessments of the need for
open space, sport and recreation facilities (including
quantitative or quantitative deficits or surpluses) and
opportunities for new provisions. Information gained from the
assessments should be used to determine what open space,
sport and recreational provisions is needed, which plans should
seek to accommodate.
97 Existing open space, sports and recreational buildings and
land, including playing fields, should not be built on unless:
• An assessment has been undertaken which has clearly shown
the open space, buildings or land to be surplus to requirements;
or
• The loss resulting from the proposed development would be
replaced by equivalent or better provision in terms of quantity
and quality in a suitable location; or
• The development is for alternative sports and recreational
provision, the needs for which clearly outweigh the loss of the
current or former use.
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3.9 We are aware that the council recently completed a Playing
Pitch Assessment [PPA] and Strategy. Consideration of the PPA
shows that part of the Site owned by BCGCM as “disused” and
that part controlled by the Council as “lapsed.” The PPA defines
the two as follows: Disused – pitches that are not being used at all by any users and
are not available for community hire either. Once these sites
have been disused for five or more years they are categorised
as ‘lapsed sites’
Lapsed - last known use was as a playing field more than five
years ago (these fall outside of Sport England’s statutory remit
but still have to be assessed using the criteria in paragraph 97
of the National Planning Policy Framework).
3.10 In line with the above the Site should be considered having
regard to NPPF paragraph 97. It is important to note that the
paragraph does not seek to place a total prohibition upon
redevelopment of sport pitches whether they are in use,
disused or lapsed. Indeed, the policy clearly envisages that
pitches may be developed where certain criteria are met.
3.11 In so far as the third of the bullet points is concerned this is
not relevant as the policy does not seek to suggest that one
sport should displace another. The local planning authority
maintains that the first bullet point has not been met and
accordingly the policy is predicated upon the second bullet
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point. That is to say that draft Policy H9/13 envisages the loss of
part of the Site, to allow equivalent or better quality or quantity
of provision. The draft Policy requires however that the
replacement provision be on site. In directing that the
replacement provision be on site, the policy is inconsistent with
NPPF paragraph 97, which merely seeks replacement be made
in a “suitable location”.
3.12 The BGCGM submit that the draft policy should therefore
be revised to allow for an alternative scenario in which the
replacement provision is made available off site in a “suitable
location”. BGCGM submit that the evidence suggests that
provision on site is in fact a less favourable alternative to
providing better quality or quantity off site by way of
investment in an established facility with existing on-site
infrastructure.
3.13 To reconfirm the points made in the introduction
Paragraphs 15 - 37 of the NPPF deal with “Plan Making”. The
process of plan making require local plans to be “examined to
assess whether they have been prepared in accordance with
the legal and procedural requirements and whether they are
sound”. Plans are sound if they are;
• Positively prepared – providing a strategy which seeks to
meet the area’s objectively assessed needs is informed by
agreements with other authorities, so that unmet need from
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neighbouring areas is accommodated where it is practical to do
so and is consistent with achieving sustainable development;
• Justified – as appropriate strategy, taking account of the
reasonable alternatives, based on proportionate evidence;
• Effective - deliverable over the plan period and based on
effective joint working on cross-boundary strategic matters that
have been dealt with rather than defined as evidenced by the
statement of common grounds; and
• Consistent with national policy – enabling the delivery of
sustainable development in accordance with the policies in this
Framework.
4. Draft Policy R5
4.1 The Policy R5 as drafted therefore raise a number of
questions: 1. In the light of the fact that the Duncan Mathieson site is
classified as disused/ lapsed in the Planning Pitch Assessment is
there a “need” to provide sports facilities in the area?
2. If a need is established is investment in the provision of
new/improved sports facilities on the Duncan Mathieson site
the best way to ensure access to outdoor sports and
recreation?
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3. If capital is employed to improve facilities at Duncan
Mathieson, are the facilities that would be capable of being
provided also capable of being financially self-sustaining?
4.2 BGCGM submit that Draft Policy R5 is not sound; they would
ask that their concerns regarding the draft policy be considered
by an Inspector appointed to consider representations. They
would further ask that their objection to draft Policy R5 be
considered at an Examination in Public. BGCGM would wish to
appear in person at the Public Inquiry.
4.3 In 2015 the Council completed a Playing Pitch Strategy [PPS]
The PPS concludes that there is insufficient capacity for football,
rugby union and rugby league across the city as well as more
locally within Claremont and Weaste. There is also insufficient
provision for cricket across the City. Most of these issues are
however attributed to the quality of the existing provision as
opposed to the requirement for additional pitches.
4.4 In response to the issues identified, the strategy sets out a
series of strategic and local recommendations and it is these
that should guide decision making in relation to the Duncan
Mathieson site. It should be noted that the Site is categorised as
a lapsed site within the strategy document. This means that it is
excluded from calculations and that the loss of these pitches
would not create additional deficiencies. Instead, the
development of the Site would remove the opportunity to
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provide additional grass pitches on the DM Playing Fields to
address any identified gaps in provision.
4.5 Building upon the strategic recommendations, which set out
an overall position of protection of playing fields until demand
is met the strategy identifies localised objectives within
Claremont and Weaste. It indicates that: • There is an identified requirement for the qualitative
improvement of existing pitches for football (De La Salle Sports
Club). There is no clear evidence of need for additional pitches;
• There is no clear local requirement for cricket within the area;
• There is an identified requirement for the qualitative
improvement of existing pitches for rugby union (De La Salle
Sports Club). There is no clear evidence of need for additional
pitches;
• There is an identified requirement for the qualitative
improvement of existing pitches for rugby league (Oakwood
Park). There is no clear evidence of need for additional pitches;
• There is no identified requirement for facilities for hockey.
Calculations suggest that the recommendations of the strategy
document will be effective in ensuring that supply meets
baseline demand.
4.6 While supply will remain relatively closely balanced with
demand following the prioritised actions, there is no clear
requirement for the provision of additional pitches and no
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clearly defined role for the Site if it were to be reinstated. No
detail is provided within the strategy as to who is responsible
for delivering the outlined actions.
4.7 A review of the strategic and local priorities of the PPS
indicates that:• As a lapsed site, the Site is protected unless it can be proven
that there is no unmet demand within Claremont and Weaste;
• There is currently unmet demand for football, rugby union
and rugby league, meaning that the Site remain protected;
• The strategy action plan seeks to rectify the gaps in provision
through qualitative improvements at De La Salle Sports Ground
and Oakwood Park and calculations demonstrate that these
actions are all required if demand is to be met. Qualitative
improvements are in line with strategy priorities, which seek to
maximise capacity through qualitative improvements and to
focus upon improving existing resources;
• Once these priorities have been resolved, there is no clear
requirement for further provision within the strategy document
and no significant unmet demand evident;
• The strategy does not specifically highlight the requirement
for the retention of the Duncan Matheson Playing Fields and
indicates that “Where there are lapsed sites as detailed within
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the assessment report and Appendix Three, use this list as a
case by case report as to reinstating pitches.”
4.8 For the DM Playing Fields, this means that; if residential
development on the playing field was to be acceptable, this
could be a vehicle for the delivery of these actions (i.e. they are
funded by the development). The location of the De La Salle
Sports Club and Oakwood Park is shown in the Figure below.
BGCGM would be willing to work with the owners of the De La
Salle Sports Club and / or the Council as owners of Oakwood
Park to deliver demonstrable qualitative improvements to
those existing facilities both of which lie within Claremont and
Weaste.
4.9 With regard to the questions set out in paragraph 4.1 (see
above) we are of the view that the evidence shows that:• The PPS shows that the best way to address need in the area
is by way of improvements to the quality of pitches in the area;
• In the light of the financial position the optimum way in which
to provide address need is to provide for a financial
contribution towards investment in an existing established
functioning site, either De La Salle Sports Club or Oakwood
Park;
• The only available evidence suggests that it would not be
financially sustainable to develop and run facilities on the Site;
4.10 BCGCM submit that:699
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• The Site is well located to meet OAN for housing in Salford;
• The Site is not subject to technical constraints which would
limit the number of houses that can be provided on the Site;
• The Site’s use as playing fields is virtually lapsed/disused and
operating at a loss;
• The Site’s use as playing fields is not a sustainable long-term
proposition;
• The Council’s own PPS envisages that the optimum way in
which to address the demand for sports and recreation in
Claremont and Weaste is through qualitative improvements;
• The draft policy is unsound as it is inconsistent with NPPF;
• The draft Policy should omit reference to Duncan Mathieson .
5. Conclusion
Whilst BGCGM agree with Salford CC that Duncan Mathieson is
an appropriate location in which to build new houses,
Policy R5 is so far as it relates to Duncan Mathieson is unsound
it is not effective
The requirement to provide onsite improvements is unsound
and inconsistent with national planning policy. National
Planning Policy allows for the redevelopment of playing fields
and
former playing fields in the event that investment is made in
alternative facilities
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N/A

Not specified

General comments:

David Filer
Respondent ref:
A1401
Representation
ref: 1900

Chapter 24: R5
- Outdoor and
indoor sports
facilities

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
I am writing to express my concerns about any development on
Duncan Matheson/Lancaster Road playing fields.
As you know, for many years this has been an area used for
sports and recreation purposes, indeed it was let to the boys
and girls of Salford for such purposes.
We have been fighting for many years to keep this space for the
health and wellbeing of Salford citizens.
You will also be aware the areas around Lancaster Road, Oxford
Road etc are a living nightmare when it comes to traffic. The
roads are getting more congested and dangerous. The state of
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If my above objection is
considered inappropriate,
then may I suggest
alternative wording:

Not specified

the roads are also of concern with numerous potholes due to
the volume and size of the vehicles using them.
As mentioned at various meetings coaches, lorries and even
double decker buses are using Odessa Avenue (and others) as a
rat run. Surely it is only a matter of time before we have a
fatality.

Steven Healey
Respondent ref:
A1439
Representation
ref: 1817

Chapter 24: R5
- Outdoor and
indoor sports
facilities
5. Duncan
Matheson
Playing Fields

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

The schools, doctors etc can't cope with the number of
residents already so how can we add more.
Comments relating to legal compliance, soundness or duty to
cooperate:
R5 - Outdoor and indoor facilities. Strategic hubs of city wide
importance, enhancement support
5. Duncan Matheson Playing Fields - added codicil wording that
includes; "enabling development"
Objection
Reviewers of this document cannot make a rational observation
on a "development" without the associated proposed
allocations. The allocations will not be available until the second
part of the Salford Local Plan Core Strategy and Allocations
document is published and this relates to the publication and
adoption of the Greater Manchester Spatial Framework which
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does not yet have a publication date. I therefore ask that this
codicil be removed.
Further to my previous mail and attachment, I would like to add
further comments:With reference to Duncan Matheson Playing Field 'enabling
development', although there is, as yet, no allocation details
and considering that Lancaster and Oxford Roads are moving
car parks for many hours of the day, plus that of nearby A580
East Lancs. Road, I would bring to your attention the following:
Chapter 11, Housing, H2 Size of dwelling
Density of new housing 11.9
…….will support the achievement of goals that are partly reliant
on reducing road traffic…. …..enhancing air quality as well as
promoting a higher quality of life.
The above do not match with proposals to build more dwellings
in the locality.
Further
Duncan Matheson Playing Field are not just space for sport and
recreation, they are an area of biodiversity being the part head
waters of Gilda Brook.
The Local Plan lists 'Nature Improvement Areas' as specific
locations, I ask that water courses in our City be considered as
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N/A

Not specified

linear 'areas' of biodiversity as they support a large range of
wild life from fresh water shrimps, snails, sticklebacks, newts,
frogs, toads, hedgehogs. Foxes and a large range of birds from
wrens to herons and kestrels. This does not take into
consideration the number of trees and bushes following the
water course, adding to the reduction capacity of CO2 in the
atmosphere. It has also been noted there has been a marked
decline in the number of bats following the water course, which
seems to coincide with the 'Campbell Road development. The
water flow in Gilda Brook has also become erratic, could this be
due to housing development affecting the underground
aquifers on higher ground to the north? In 2019, Gilda Brook in
my garden, came to the top it's banks on three occasions, yet
during the wettest February on record, the water level hardly
went higher than normal; something very odd is going on.
I do hope my comments will be taken into consideration.
General comments:

Mr and Mrs S
Atkinson
Respondent ref:
A1669
Representation
ref: 2090

Chapter 24: R5
- Outdoor and
indoor sports
facilities

Is legally
compliant?:
Not specified
Is sound?:
Not specified

n/a
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
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Gary Hill
Designs
Respondent ref:
A1968
Representation
ref: 1943

Chapter 24: R5
- Outdoor and
indoor sports
facilities

Legal compliance /
soundness/ duty to
cooperate

Comments

Complies with the
duty to cooperate?:
Not specified

Duncan Matheson Playing Fields are mentioned in the Plan
under Local Recreation Standards Policy R5- Outdoor and
Indoor Facilities Strategic hubs of city-wide importanceenhancement support: wording included enabling
development. These fields are more than capable of being self
funding if only the charity that manages them would allow
them to be used to their full capacity which would mean no
enabling development would be necessary.

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Duncan Matheson playing fields are not just for football and
other recreational activities they are also an area of
biodiversity.
Comments relating to legal compliance, soundness or duty to
cooperate:
n/a
General comments:
I understand from recent media articles that one particular area
of green space namely Swinton Park Golf & Country Club
adjacent to the East Lancashire Road is up for sale by the
owners who are looking to sell the land for housing
development. This land has not previously been allocated in the
local plan & in this proposal it is indicated that “A
comprehensive range of outdoor and indoor sports facilities will
be protected and enhanced across Salford, in accordance with
policies R1 and R3”
705

Modifications neccessary

Participation
at hearing
sessions

n/a

Not specified

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

I believe any sale of this club should be rigorously opposed for
the following reasons:•
This club helps to back up part of a wider city facility.
•
Loss of this club would be detrimental to the whole
area.
•
Additional traffic & congestion which would be
detrimental to the wellbeing of local residents.
•
Loss of habitat for local nature including those that
have been forced out of other recently developed areas.
•
Loss of a facility for ‘Enabling everyone to live active
and healthier lives’.
•
The health benefits of golf are far greater than most of
us seem to believe, and may have a much greater and broader
impact on our wellbeing than we may have realised.
Considering how well a good golf facility can appeal to people
of all age groups, golf is a wonderful way to encourage exercise.
•
People who play golf live longer than those who do
not, new research has suggested.
•
Edinburgh scientists claimed the sport was likely to
increase life expectancy, help chronic diseases and improve
mental health.
•
Golfing could also help those who suffered chronic
diseases including heart disease, type 2 diabetes, colon and
breast cancer and stroke, as well as helping reduce the risk of
anxiety, depression and dementia, researchers found.
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Corinne Deasey
Respondent ref:
A1972

Chapter 24: R5
- Outdoor and
indoor sports
facilities

Representation
ref: 1919

Legal compliance /
soundness/ duty to
cooperate

Is legally
compliant?:
Yes
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments

•
The study found golfers typically burnt a minimum of
500 calories over 18 holes and those walking the course could
cover four to eight miles.
•
Dr Andrew Murray, from the physical activity for health
research centre at Edinburgh University, said: "We know that
the moderate physical activity that golf provides increases life
expectancy, has mental health benefits and can help prevent
and treat more than 40 major chronic diseases such as heart
attacks, stroke, diabetes, breast and colon cancer.
•
Once it has gone it has gone forever.
•
I would also like to request it being included in sites
that are designated as strategic hubs of city-wide importance
for outdoor sports.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
(Comments also recorded against Policies R1 and R3)
Under the Policy R5 in accordance with policies R1 and R3, the
local plan should specifically mention Swinton Park Golf Course
and the associated club house as strategic key hubs of city wide
importance for outdoor sport.
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Representation
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Participation
at hearing
sessions

Is legally
compliant?:
No

Comments relating to legal compliance, soundness or duty to
cooperate:

Under the Policy R5 in
accordance with policies R1
and R3, the local plan should
specifically mention Swinton
Park Golf Course and the
associated club house as
strategic key hubs of city
wide importance for outdoor
sport.

No - I do not
wish to
participate in
hearing
session(s)

N/A

Not specified

Is sound?:
No
Complies with the
duty to cooperate?:
No

Lawrence
Madden
Respondent ref:
A1976
Representation
ref: 1954

Chapter 24: R5
- Outdoor and
indoor sports
facilities

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments also recorded against policy R3
The local plan fails to mention areas of recreation land which
are significant to the local community and the city.
General comments:
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Comments also recorded against policy R3.
I wish to make comment regarding the proposed sale of the
above Golf Club for housing development.
I have been a member of Swinton Park since I was 14 years old,
some 53 years in total.
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It provided me in my youth a place to earn money , and also be
out in the fresh air getting exercise and mixing with people of
all ages.
Learning social skills, and being kept of the streets.
Swinton Park Golf Club has been part of the local community
since its opening in 1926, providing access to golf for all of the
residents of Salford and far beyond.
The golf club also helps to back up , the rest of the facilities for
the city.
This club needs to remain, this would be a massive detrimental
loss to the whole area.
Golf provides a healthy benefit for the physical and mental
wellbeing of people who play.
It provides a facility for young people from the age of 9 up to
adults at 80 plus years.
Loss of habitat for all the animals that are part of the golf
course, we have also seen a rapid increase in ducks and
fledglings' on the course.
For people who have houses that overlook the course , the view
is something money cannot buy everyday.
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Not specified

Additional traffic and congestion in the area would be
detrimental to the wellbeing of the local residents.
The current state of the East Lancashire Road and roads in the
surrounding areas at peak time , can only be described as a Car
Park.
Coupled with that , we do not have the infrastructure to
support this development in terms of , schools ,doctors, etc.

Stella Foster
Respondent ref:
A1983
Representation
ref: 1936

Chapter 24: R5
- Outdoor and
indoor sports
facilities

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

I would also like to request it being included in sites that are
designated as strategic hubs of city wide importance for
outdoor sports.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Comments also recorded against policies R1 and R3.
I am very concerned that Swinton Park Golf course is not
included in the plan.
‘Under the Policy R5 in accordance with policies R1 and R3, the
local plan should specifically mention Swinton Park Golf Course
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and the associated club house as strategic key hubs of city wide
importance for outdoor sport.’
Given the issues with the current owners and the way it is being
‘managed’, the council must have robust procedures to ensure
that open space and recreational facilities be maintained as
Salford is a growing city.
There is a concern from residents that our quality of life is
irrelevant. The residents of M27 and M6 are going to live in a
concrete jungle with roads acting like car parks, with dangerous
standing traffic.
The days and hours leading up to me writing this make the
preservation of this valuable community space even more
important!
Once people come out of lockdown in the coming months, they
will be more grateful than ever of community hubs and
recreational spaces having been deprived of these for an
extended time.
Salford Council need to pause and take stock, once this land is
gone, it can never be recovered.
This devastating, life changing situation must give us all pause
for thought.
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N/A
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In the next few months, all our lives will have changed and
Salford Council must make sure there are sufficient open and
recreational spaces to help local people recover from what will
be a very tumultuous experience.
Community will become much more revered and we will all be
looking for ways of connecting with each other even more.
I have written numerous letters with respect to the proposed
developments on Swinton Park, which I will send by separate
cover.
Why use rare land like this while we still have brownfield sites?
I feel this development is an undermining of democracy. I have
outlined this in one of my letters and would be more than
willing to discuss this with the council representatives.

John Alarcon
Respondent ref:
A1984
Representation
ref: 1940

Chapter 24: R5
- Outdoor and
indoor sports
facilities

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:

Ps I emailed as the comments form was NOT user friendly.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Comments also recorded against policies R1 and R3.
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policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Not specified

I am writing to make comments with respect to the Salford
Local Plan.

Modifications neccessary

Participation
at hearing
sessions

N/A

Not specified

I am very concerned that Swinton Park Golf course is not
included in the plan.
Under the Policy R5 in accordance with policies R1 and R3, the
local plan should specifically mention Swinton Park Golf Course
and the associated club house as strategic key hubs of city wide
importance for outdoor sport.

Samuel Foster
Respondent ref:
A1985
Representation
ref: 1948

Chapter 24: R5
- Outdoor and
indoor sports
facilities

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

We need to protect this valuable green recreational area and
instead build housing developments on brownfield sites.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Comments also recorded against policies R1 and R3.
I am writing to you today in regards to the Salford Local Plan as
I am very concerned that Swinton Park Golf course is not
included.
‘Under the Policy R5 in accordance with policies R1 and R3, the
local plan should specifically mention Swinton Park Golf Course
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Comments
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and the associated club house as strategic key hubs of city wide
importance for outdoor sport.’
As a young student, it is important to find hobbies and activities
to use as a stress relief during difficult times such as exam
seasons or after busy deadlines. Golf is one such activity that I
use as a way to get outside and clear my head. I have been a
member for 2 years now and have most certainly got the bug,
having spent two full summers going down most days and
practicing whenever I could - to lose these facilities would be
devastating. I play with different family members as well as
regularly with friends and work colleagues. It is a great sport
when it comes to making new friends and getting to know other
people. There are many mental, physical and social benefits to
the sport - all of which would be lost with its closure.
Furthermore, I plan to work as a civil engineer in Salford Quays
and remain living in Salford and playing at this club where I
have met so many new people. After it's refurbishment and the
hundreds of new social members, it is a great place to go for a
drink and meet up with friends even if you do not wish to play
golf. Removing community spaces such as this one will not be
beneficial in regards to retaining young people in the city.
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Respondent /
ref.

Chapter &
policy

Representation
ref.
Matthew
Hughes
Respondent ref:
A1986

Paragraph
Chapter 24: R5
- Outdoor and
indoor sports
facilities

Representation
ref: 1984

Janine
McDonald
Respondent ref:
A1990
Representation
ref: 2008

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
No

Comments relating to legal compliance, soundness or duty to
cooperate:

Not specified

Not specified

N/A

Not specified

Is sound?:
No
Complies with the
duty to cooperate?:
No

Chapter 24: R5
- Outdoor and
indoor sports
facilities

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Not specified
General comments:
Comments also recorded against policies R1 and R3.
My main concern was that the golf course wasn’t mentioned in
the plan. If you share this concern you could comment along
the lines of:
Under the Policy R5 in accordance with policies R1 and R3, the
local plan should specifically mention Swinton Park Golf Course
and the associated club house as strategic key hubs of city wide
importance for outdoor sport.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Comments also recorded against policy R1 and R3
I live very close to the Campbell Rd fields and have and still am
experiencing the detrimental affect of the loss of the green
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Comments
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space of the Old Sewerage Works off Campbell Rd, both
mentally and physically.
I believe that the plan should take into consideration the
following:
Under the policy R5 in accordance with policies R1 and R3 the
Local Plan should specifically mention Swinton Park Golf Course
and the associated club house as strategic key hubs of city wide
importance for outdoor sport.
It is essential that green infrastructure is protected for future
generations so that not only are the ‘green areas of strategic
significance’ but also smaller pockets around the area are
further protected.
Salford Council are promoting ‘Enabling everyone to live active
and healthier lives’ however all our green spaces are under
threat & collectively this could have a disastrous effect on the
quality of life of local people.
Whilst I appreciate that additional housing may be required,
albeit Salford Council has met it’s Housing Delivery Test (HDT)
for 2016-2019 by 186%. I do believe there must be sufficient
‘Brown fields’ sites within the city boundaries that could be redeveloped before using green spaces.
Sites that have recently been developed around this area such
as Highclove Lane - Boothstown, Thorn Road – Swinton, Mosley
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Common Road (albeit Wigan authority) without any Transport
or Highways infrastructure improvements are all contributing to
commuting frustration, delays with overcrowded buses &
trains, appalling access to the motorway system especially
around Leigh Road, Worsley Road etc. The East Lancashire Road
is like a car park during the now extended ‘rush hours’.
As published in the BMJ – “Air pollution from traffic is
responsible for four million new cases of childhood asthma
worldwide every year, it says a study that links local measures
of air pollution to incidence rates of the disease. On average
around one in eight new cases of the disease in children is
attributable to traffic pollution.”
I understand from recent media articles that one particular area
of green space namely Swinton Park Golf & Country Club
adjacent to the East Lancashire Road is up for sale by the
owners who are looking to sell the land for housing
development. This land has not previously been allocated in the
local plan & in this proposal it is indicated that “A
comprehensive range of outdoor and indoor sports facilities will
be protected and enhanced across Salford, in accordance with
policies R1 and R3”
Additional points or add your own:
I believe any sale of this club should be rigorously opposed for
the following reasons:•
This club helps to back up part of a wider city facility.
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•
Loss of this club would be detrimental to the whole
area.
•
Additional traffic & congestion which would be
detrimental to the wellbeing of local residents.
•
Loss of habitat for local nature including those that
have been forced out of other recently developed areas.
•
Loss of a facility for ‘Enabling everyone to live active
and healthier lives’.
•
The health benefits of golf are far greater than most of
us seem to believe, and may have a much greater and broader
impact on our wellbeing than we may have realised.
Considering how well a good golf facility can appeal to people
of all age groups, golf is a wonderful way to encourage exercise.
•
People who play golf live longer than those who do not,
new research has suggested.
•
Edinburgh scientists claimed the sport was likely to
increase life expectancy, help chronic diseases and improve
mental health.
•
Golfing could also help those who suffered chronic
diseases including heart disease, type 2 diabetes, colon and
breast cancer and stroke, as well as helping reduce the risk of
anxiety, depression and dementia, researchers found.
•
The study found golfers typically burnt a minimum of
500 calories over 18 holes and those walking the course could
cover four to eight miles.
•
Dr Andrew Murray, from the physical activity for health
research centre at Edinburgh University, said: "We know that
the moderate physical activity that golf provides increases life
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Tracy Carey
Respondent ref:
A1996

Chapter 24: R5
- Outdoor and
indoor sports
facilities

Representation
ref: 2043

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Under The policy R5 in
accordance with policies
sections R1 and R3 the local
plan should specifically
mention Swindon park golf
club and the clubhouse as a
strategic key hubs of city
wide importance.

No - I do not
wish to
participate in
hearing
session(s)

expectancy, has mental health benefits and can help prevent
and treat more than 40 major chronic diseases such as heart
attacks, stroke, diabetes, breast and colon cancer.
•
Once it has gone it has gone forever.
I trust my comments will be used wisely.

Is legally
compliant?:
No
Is sound?:
No
Complies with the
duty to cooperate?:
No

Comments relating to legal compliance, soundness or duty to
cooperate:
Comments also recorded against polices R1 and R3.
My concern is the golf course is not mentioned in the plan.
If housing is granted on this leisure facility as someone who
passes daily the traffic will be horrendous and have a massive
impact for the worse in the area both on the roads and for
health reasons.
Under sections R1 and R3 the local plan should specifically
mention Swindon park golf club and the clubhouse as a
strategic key hubs of city wide importance.
As someone who grew up in the area with family members who
use the facility it would be extremely detrimental to lose this
green space when we have so many areas of brown space land
not being developed.
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Participation
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N/A

Not specified

Peoples well-being is being over looked once again for a select
few people to line their pockets at the mass population expense
of SALFORD residents.
One very disgruntled SALFORD born and bred and proud ex
resident.
General comments:

Brian Smith
Respondent ref:
A1997
Representation
ref: 2047

Chapter 24: R5
- Outdoor and
indoor sports
facilities

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Under the policyR5 in accordance with policies R1 and R3 the
local plan should specifically mention Swinton Park Golf Course
and the associated Club house as strategic key hubs of city wide
importance for outdoor sport.
I am very concerned that Swinton Park Golf Course is not
included in the plan
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Respondent ref:
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Representation
ref: 2074

Chapter 24: R5
- Outdoor and
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facilities

Legal compliance /
soundness/ duty to
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Comments
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Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

N/A

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Joseph Foster
Respondent ref:
A2000
Representation
ref: 1952

Chapter 24: R5
- Outdoor and
indoor sports
facilities

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
Comments also recorded against policy R1 and R3
Under the policy R5 in accordance with policies R1 + R3 the
local plan should specifically mention Swinton Park Golf course
and the associated Club house as Strategic key hubs of City
wide importance for outdoor sports
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Comments also recorded against polices R1 and R3.
I am writing to comment on the Salford Development Plan.
I am writing as a young person living in Salford who believes
that Swinton Park Golf Cub Should be protected as a green
open and recreational space in the Salford Development plan.
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N/A

Not specified

‘Under the Policy R5 in accordance with policies R1 and R3, the
local plan should specifically mention Swinton Park Golf Course
and the associated club house as strategic key hubs of city wide
importance for outdoor sport.’
As a younger member of the community, it is the responsibility
of Salford Council to develop in a sustainable manner in order
to protect facilities and the environment for future generations.
It is not fair that the majority of people who are so influential in
making decisions today, will not actually be on the receiving
end of the impact of those decisions on 20- 30 years hence.
This is what is known in economics as market failure - ‘moral
hazard’.

Mrs J
Trowbridge and
Mr P SaundersHall
Respondent ref:
A2004
Representation
ref: 2110

Chapter 24: R5
- Outdoor and
indoor sports
facilities

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Please ensure that this is factored into the Salford Development
Plans.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
The following comments have also been recorded against
policies R1 and R3.
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I would like to voice my concern that under the policy R5 and in
accordance with the policies R1 and R3, the local plan should
specifically mention Swinton Park Golf Course and the
associated club house as a strategic key hub of citywide
importance for outdoor sport.
I recognise that Salford Council is forward thinking in their
green infrastructure plans and I believe that Swinton Park Golf
Course should be part of this and be protected for future
generations as part of a strategic significance and also other
pockets of green space around the area.
All our green spaces are under threat and collectively this could
and will have a detrimental effect on the quality of life of all
local people. I appreciate additional housing may be required
and that Salford Council have met their targets for HDT 201619, but I believe that there should be sufficient brown field sites
within the city boundaries which could be redeveloped, before
any further green spaces are even considered for any future
housing plans.
Following recent media articles referencing Swinton Park Golf &
County Club, that this is up for sale by the owners who are
looking to sell the land for housing development. This land has
not previously been allocated in the local plan and in this
proposal it is indicated that ‘A comprehensive range of outdoor
and indoor sports facilities will be protected and enhanced
across Salford, in accordance with policies R1 and R3'. I believe
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that this should specifically include Swinton Park Golf Course
and Clubhouse.
Therefore, I would like to rigorously oppose any sale of this club
for the purpose of housing for the following reasons:
•
This club helps to back up part of a wider city facility.
•
Loss of this club would be detrimental to the whole
area.
•
Additional traffic & congestion which would be
detrimental to the wellbeing of local resident
•
Loss of habitat for local nature including those that
have been forced out of other recently developed areas.
•
Loss of a facility for ‘Enabling everyone to live active
and healthier lives’.
•
The health benefits of golf are far greater than most of
us seem to believe, and may have a much greater and broader
impact on our wellbeing than we may have realised.
Considering how well a good golf facility can appeal to people
of all age groups, golf is a wonderful way to encourage exercise.
•
People who play golf live longer than those who do not,
new research has suggested.
•
Edinburgh scientists claimed the sport was likely to
increase life expectancy, help chronic diseases and improve
mental health.
•
Golfing could also help those who suffered chronic
diseases including heart disease, type 2 diabetes, colon and
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breast cancer and stroke, as well as helping reduce the risk of
anxiety, depression and dementia, researchers found.
•
The study found golfers typically burnt a minimum of
500 calories over 18 holes and those walking the course could
cover four to eight miles.
•
Dr Andrew Murray, from the physical activity for health
research centre at Edinburgh University, said: "We know that
the moderate physical activity that golf provides increases life
expectancy, has mental health benefits and can help prevent
and treat more than 40 major chronic diseases such as heart
attacks, stroke, diabetes, breast and colon cancer.
Once it has gone it has gone forever.
I would also like to request it being included in sites that are
designated as strategic hubs of city-wide importance for
outdoor sports.
Sites recently developed around this area have contributed to
further commuter delays, overcrowded buses and trains, and
unreasonable delays to the motorway system and the East
Lancashire Road has now become a virtual car park during ‘rush
hours’.
I would appreciate if the council would consider all of the above
and name Swinton Park Golf course and club house as a
designated golf course for recreational purposes in the new
plan.
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Representation
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Participation
at hearing
sessions

Is legally
compliant?:
No

Comments relating to legal compliance, soundness or duty to
cooperate:

I would like to know how the
plan will adhere to the 10
Percent biodiversity net gain
and how air pollution will be
lowered and kept to within
the acceptable level.

No - I do not
wish to
participate in
hearing
session(s)

Is sound?:
No
Complies with the
duty to cooperate?:
No

Comments not allocated to a specific policy in the Plan.
I'm just curious about the biodiversity 10 Percent gain
government incentive, and how this will be implemented within
the area given the large amount of green space that will be
taken due to this project. Also have major concerns about air
pollution levels given the increase in traffic, and the fact that
the area already suffers from pollution levels much higher than
the stated acceptable levels.
Additionally, how and where will there be provisions made for
the flow of additional traffic in and out of Irlam, the Barton
stretch provides what is essentially one road in and out and is
already subject to extremely high levels of traffic, will
consideration for the traffic increase be given within the area,
as commuting time is already disproportionately high, and to
add to this would be irresponsible and ill thought through.
General comments:
n/a
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Designs
Respondent ref:
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Representation
ref: 2342

Chapter 25 Air
quality,
pollution and
hazards general
comments
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Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
Comments also recorded against general comments to the Plan.
Firstly I would like to congratulate Salford Council for their
forward thinking as indicated in the following extract from an
article which appeared on The Guardian web site.
Salford beats Brighton and Bristol to title of ‘greenest place to
live’
Salford is building the most energy-efficient new homes in
England and Wales and preserving and creating more green
space than any other council.
The city also has lower-than-average CO2 emissions, lowerthan-average energy consumption levels and higher-thanaverage recycling rates.
Salford Mayor Paul Dennett said Salford had invested millions in
green infrastructure and had embraced the decarbonisation
agenda long before it was in vogue. “Our carbon management
programme was put in place in 2009 and has helped to save
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14,000 tonnes of CO2,” “And 60% of Salford is now green
space.”
Whilst this is great news it is essential that green infrastructure
is protected for future generations so that not only are the
‘green areas of strategic significance’ but also smaller pockets
around the area are further protected.
Salford Council are promoting ‘Enabling everyone to live active
and healthier lives’ however all our green spaces are under
threat & collectively this could have a disastrous effect on the
quality of life of local people.
Whilst I appreciate that additional housing may be required,
albeit Salford Council has met it’s Housing Delivery Test (HDT)
for 2016-2019 by 186%. I do believe there must be sufficient
‘Brown fields’ sites within the city boundaries that could be redeveloped before using green spaces.
Sites that have recently been developed around this area such
as Highclove Lane - Boothstown, Thorn Road – Swinton, Mosley
Common Road (albeit Wigan authority) without any Transport
or Highways infrastructure improvements are all contributing to
commuting frustration, delays with overcrowded buses &
trains, appalling access to the motorway system especially
around Leigh Road, Worsley Road etc. The East Lancashire Road
is like a car park during the now extended ‘rush hours’.
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The Casey
Group
(Submitted by
Grimster
Planning)
Respondent ref:
A1978

Chapter 25 Air
quality,
pollution and
hazards general
comments

Representation
ref: 1986

Figure 21
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Comments
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Participation
at hearing
sessions

N/A

Not specified

As published in the BMJ – “Air pollution from traffic is
responsible for four million new cases of childhood asthma
worldwide every year, it says a study that links local measures
of air pollution to incidence rates of the disease. On average
around one in eight new cases of the disease in children is
attributable to traffic pollution.”
Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
10.1. Figure 21 of the PDLP identifies a number of Air Quality
Management Areas across the City of Salford. These typically
comprise key strategic and local highway routes.
10.2. Whilst our Client has no specific comments on the Policies
contained within this Section of the PDLP, it is clear that there is
a need to ensure that the Council’s development and spatial
strategy takes account of the need to tackle and reduce levels
of pollution during construction and operation when allocating
sites for development. The focus should be on locating
development away from those areas which are already subject
to high levels of pollution. Whilst this will need to be balanced
against the wider sustainability of sites, Figure 21 of the PDLP
clearly demonstrates that there are large parts of the City which
are not within the Air Quality Management Area and would be
capable
of accommodating new development. This includes Walkden,
which is only subject to a small number of Air Quality
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Management Areas, and thus should be a focus location for
future economic growth in Salford.
General comments:
N/A

Canal and River
Trust
Respondent ref:
A0215
Representation
ref: 2062

Chapter 25:
PH1 - Pollution
control

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
n/a
General comments:
The Trust supports inclusion of policies relating to Pollution
(PH1). Works adjacent to waterways can cause pollution from
contaminated, silty water run-off, wind blow, seepage or
spillage and a requirement for the implementation of measures
to avoid minimise or mitigate pollution impacts is strongly
welcomed. Preventing new and existing development from
contributing to unacceptable levels of soil, air, water or noise
pollution or land instability is consistent with para 170 of the
NPPF.
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Chapter 25:
PH1 - Pollution
control

Legal compliance /
soundness/ duty to
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Comments

Is legally
compliant?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
Yes

Representation
ref: 2260

Complies with the
duty to cooperate?:
Yes

Modifications neccessary

Participation
at hearing
sessions
Yes - I wish
to
participate in
hearing
session(s)

Summary [as set out in the Executive Summary to Peel's
comments]
Peel’s previous representations on policy PH1 have been taken
into account in the policy wording within the RDSLP. This
amendment is welcomed and supported.
Main comments [Support]
7.80 Peel’s previous representations on this policy have been
taken into account in the policy wording within the RDSLP. The
policy is supported.
General comments:

David Steel
Respondent ref:
A0564
Representation
ref: 1897

Chapter 25:
PH1 - Pollution
control

Is legally
compliant?:
Not specified
Is sound?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Chapter 26 Air Quality
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Derwent Group
(submitted by
Aylward Town
Planning
Limited)
Respondent ref:
A1165
Representation
ref: 2335

Legal compliance /
soundness/ duty to
cooperate
Complies with the
duty to cooperate?:
Not specified

Chapter 25:
PH1 - Pollution
control

Is legally
compliant?:
Not specified
Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

Comments

Modifications neccessary

Participation
at hearing
sessions

Comments relating to legal compliance, soundness or duty to
cooperate:

Amend the definitions part
of the policy to read:

Not specified

It is our understanding from previous work in the area that
locations in the vicinity of Walkden town centre do fall into an
Air Quality Management Area. As such policy PH1 is likely to be
of relevance.

Major development is
defined as in The Town and
Country Planning
(Development Management
Procedure) (England) Order
2015, as amended, or any
successor to it. This would
not apply to proposals for
change of use (unless this
was above a threshold
where a Transport
Statement would be
required).

Pray tell how you will be improving air quality by building in my
opinion a Truck Park with GMSF Allocation 33 and by adding at
least 300 cars to Irlam with Allocation 32 WHILST destroying the
very ground (Farmland Greenbelt) that adds to fresh air
creation ?

Policy PH1 as worded will require a construction environmental
management plan for all major development. Whilst this does
appear supportable in principle, it will be important to provide
clarification as it would not be justified for proposals which are
“major” by definition but do not result in any significant
construction activity (example - change of use of a building
from one main town centre use to another, above the 1000m2
threshold).
We would therefore propose a change in the wording to Policy
PH1’s definitions.
General comments:
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Participation
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Additional text should be
added to Policy PH3 or the
explanatory text to
acknowledge that the
preparation of risk
assessments may involve the
provision of potentially
sensitive information that it
may not be appropriate to
place into the public domain
and, therefore, assessments
will, where necessary, be
treated on a private and
confidential basis.

Yes - I wish
to
participate in
hearing
session(s)

N/A

The Peel Group
(submitted by
Turley)
Respondent ref:
A0394
Representation
ref: 2261

Chapter 25:
PH3 Development
near
hazardous
installations

Is legally
compliant?:
Yes
Is sound?:
No
Complies with the
duty to cooperate?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:
Summary [as set out in the Executive Summary to Peel's
comments]
Additional text should be added to Policy PH3 or the
explanatory text to acknowledge that the preparation of risk
assessments may involve the provision of potentially sensitive
information
that it may not be appropriate to place into the public domain
and, therefore, assessments will, where necessary, be treated
on a private and confidential basis.
Main comments [Support]
7.81 Additional text should be added to the policy or the
explanatory text to acknowledge that the preparation of risk
assessments may involve the provision of potentially sensitive
information that it may not be appropriate to place into the
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Comments
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Participation
at hearing
sessions

n/a

No - I do not
wish to
participate in
hearing
session(s)

N/A

No - I do not
wish to
participate in
hearing
session(s)

public domain and, therefore, assessments will, where
necessary, be treated on a private and confidential basis.
General comments:
N/A

Canal and River
Trust
Respondent ref:
A0215

Chapter 25:
PH4 - Land
instability

Is sound?:
Not specified

Representation
ref: 2063

The Coal
Authority
Respondent ref:
A0413
Representation
ref: 2027

Is legally
compliant?:
Not specified

Complies with the
duty to cooperate?:
Not specified

Chapter 25:
PH4 - Land
instability

Is legally
compliant?:
Yes
Is sound?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:
n/a
General comments:
The Trust supports the inclusion of Policy PH4 relating to Land
Instability (PH4). Works in proximity to waterways and
associated infrastructure can have an adverse impact on their
structural integrity and on the stability of, for example cuttings
and embankments. Preventing development from contributing
to land instability is consistent with para 170 of the NPPF.
Comments relating to legal compliance, soundness or duty to
cooperate:
The Coal Authority supports the inclusion of this policy which
requires consideration of land instability issues as part of
development proposals.
General comments:
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Chapter &
policy

Representation
ref.

Paragraph

Tarmac
Respondent ref:
A1150
Representation
ref: 2178

Legal compliance /
soundness/ duty to
cooperate
Complies with the
duty to cooperate?:
Yes

Chapter 26
Minerals and
waste general
comments

Is legally
compliant?:
Not specified
Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

Comments

Modifications neccessary

Participation
at hearing
sessions

Mineral developments,
including mineral related
infrastructure, mineral
transportation sites and
handling, processing and
manufacturing facilities
should be identified as
safeguarded identified on
the policies map or given
specific reference within the
text. This provides clarity to
developers on the presence
of and potential for
mitigation to protect the
continued operation of
existing development and
future occupiers of any new
development nearby

Not specified

N/A

Comments relating to legal compliance, soundness or duty to
cooperate:
These comments have also been recorded against policies AP1,
HE1, HE6, and BG2/26
Whilst the Greater Manchester Joint Minerals Development
Plan Document includes minerals specific planning policy and
policies pertaining to mineral safeguarding, the Planning
Practice Guidance is clear (paragraph reference 005 Reference
ID: 27-005-20140306) that although district councils are not
mineral planning authorities, they have an important role in
safeguarding minerals in 3 ways (my emphasis):
•
having regard to the local minerals plan when
identifying suitable areas for non-mineral development in their
local plans. District councils should show Mineral Safeguarding
Areas on their policy maps;
•
in those areas where a mineral planning authority has
defined a Minerals Consultation Area, consulting the mineral
planning authority and taking account of the local minerals plan
735

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments
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before determining a planning application on any proposal for
non-minerals development within it; and
•
when determining planning applications, doing so in
accordance with development policy on minerals safeguarding,
and taking account of the views of the mineral planning
authority on the risk of preventing minerals extraction.
Although the current Publication Draft Plan refers to the
Manchester Joint Minerals Plan, it is currently unsound as it is
not in conformity with national policy and practice guidance.
The NPPF (2019), within its Minerals chapter, requires the
safeguarding of ancillary infrastructure at paragraph 204(e) by
stating that planning policies should:
“safeguard existing, planned and potential sites for: the bulk
transport, handling and processing of minerals; the
manufacture of concrete and concrete products; and the
handling, processing and distribution of substitute, recycled and
secondary aggregate material”
In addition, the NPPF has introduced the ‘agent of change’
principle. The 'agent of change’ principle gives authority to the
view that a person or business (i.e. the agent) introducing a
new land use is responsible for managing the impact of that
change. This is delivered through paragraph 182 (contained in
chapter 15: conserving and enhancing the natural
environment), which states that planning policies and decisions
736
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should ensure that new development can be integrated
effectively with existing businesses and community facilities.
Existing businesses and facilities should not have unreasonable
restrictions placed on them as a result of development
permitted after they were established. The paragraph goes on
to confirm that where an existing business or community
facility could have a significant adverse effect on new
development (including changes of use) in its vicinity, the
applicant (or agent of change) should be required to secure
suitable mitigation before the development has been
completed.
Therefore, national planning policy dictates that any proposed
development should first consider, and be able to demonstrate,
that the proposals would not result in an adverse impact on the
existing operations. Whilst there are no specific proposed
allocations directly affecting Tarmacs land interests, in light of
the above, it is considered that mineral developments,
including mineral related infrastructure, mineral transportation
sites and handling, processing and manufacturing facilities
should be identified as safeguarded identified on the policies
map or given specific reference within the text. This provides
clarity to developers on the presence of and potential for
mitigation to protect the continued operation of existing
development and future occupiers of any new development
nearby.
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Tarmac’s Agecroft site is bordered by the Manchester, Bury and
Bolton Canal which is protected by biodiversity policy BG2/26.
The sub text to this policy at paragraph 20.30 makes reference
to the canal having been drained and filled in, stating:
‘some stretches of the original canal remain, primarily around
Agecroft north of Park House Bridge, with areas in water
including a designated Site of Biological Importance (policy
BG2/26). Restoration of the Manchester, Bolton and Bury Canal
and its towpath is a multi-million pound project and will be a
long term proposition. In places the original line of the canal
has been severed by significant infrastructure (including the A6
and railway lines) and therefore at these pinch points there may
need to be some deviation from it in order to deliver an
achievable route that could potentially be fully navigable.
Similarly, it will be important to ensure that protecting the
original line of the canal does not impede significant
infrastructure and regeneration projects’.
Policy AP1 (17) states that development alongside the line of
the Manchester Bolton and Bury Canal needs to facilitate its
restoration or, where this is not practicable, provide open space
incorporating walking and cycling routes. Policy HE1 and HE6
offers the canal significant protection as infrastructure of
national and international significance and important heritage
assets. Policy HE6 specifically states that “Development that
would prevent or significantly hinder the future restoration of
the canal or its towpath will not be permitted.”
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Participation
at hearing
sessions

N/A

Not specified

Whilst Tarmac does not wish to object to the presence of such
designations, it needs to be balanced, properly reflective of
context and not contradictory. Adjacent to the Agecroft site,
the canal itself is not visible but the towpath/route is retained.
The ability of the site to continue to function and adapt to
future needs should not be compromised by overly unrealistic
requirements/focus on reinstatement/restoration of the canal
which could affect project viability. We support the terminology
used in Policy AP1 which encourages opportunities to assist
with the overall restoration objectives ‘where practicable’
having regard to the fact there is not currently any open water
route in this area. It is considered that the distinction made in
paragraph 20.30 – ‘important to ensure that protecting the
original line of the canal does not impede significant
infrastructure and regeneration projects’ is reflected in policy
HE6
General comments:
Network Rail
Respondent ref:
A0402
Representation
ref: 1824

Chapter 26:
WM1 - Waste
and
development

Is legally
compliant?:
Not specified
Is sound?:
Not specified

N/a
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:

739

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Minerals and
Waste Team
Respondent ref:
A0846
Representation
ref: 2182

Chapter 26:
WM1 - Waste
and
development

Legal compliance /
soundness/ duty to
cooperate

Comments

Complies with the
duty to cooperate?:
Not specified

Comments also recorded against policy AP5.

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Modifications neccessary

Participation
at hearing
sessions

N/a

Not specified

The mineral designation of Hope Street Salford must be
unaffected.

N/a
General comments:
*received on 23.03.20 at 13.00pm*
We welcome your consideration of our previous comments,
however, as stated by the Minerals and Waste Planning Unit
during the previous consultation (representation reference 91),
and as per paragraph 4.9 of the Greater Manchester Joint
Minerals Development Plan 2013, Salford City Council should
ensure that their Policies Map shows a composite MSA. The
Policies Map should therefore be amended so as to include that
information.
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Respondent /
ref.

Chapter &
policy

Representation
ref.
The Manchester
Bolton and Bury
Canal Society
Respondent ref:
A0013

Paragraph
Annex D:
Saved Unitary
Development
Policies

Representation
ref: 1812

The Manchester
Bolton and Bury
Canal Society
Respondent ref:
A0013
Representation
ref: 1800

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

n/a

Not specified

n/a

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

General
comments to
the Plan

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

n/a
General comments:
Page 277 As part of Annex D - Saved Unitary Development Plan
Policies. Policy CH7 specific to Manchester Bolton and Bury
Canal. We are pleased to see our old friend CH7 has been
retained.
Comments relating to legal compliance, soundness or duty to
cooperate:
n/a
General comments:
Very pleased with the many positive policies for The
Manchester Bolton Bury Canal included in this document. It
feels like we've turned a corner in recognition of what we've
been trying to achieve.
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Respondent /
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Chapter &
policy

Representation
ref.
Environment
Agency
Respondent ref:
A0274

Paragraph

Representation
ref: 1859

General
comments to
the Plan

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

Is sound?:
Yes
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
Thank you for requesting the participation of the Environment
Agency in reviewing, and where applicable, commenting upon
the first part of Salford’s Local Plan (SLPDMP) prior to its
submission.
This request for review was received in office on the 27th
January 2020. As part of this response we have reviewed the
following documentation available via
www.salford.gov.uk/publicationlocalplan :- Publication Salford Local Plan: Development Management
Policies and Designations Document. [January 2020]
Publication Salford Local Plan: Development
Management Policies and Designations Document –
Sustainability Appraisal (SA) Report. [January 2020]
Publication Local Plan: Development Management
Polices and Designations Policies Map. [January 2020]
Having reviewed the documentation outlined above, we are
satisfied that, in accordance with paragraph 35 of the National
Planning Policy Framework (NPPF), the SLDDMP can be defined
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Comments

Modifications neccessary

as ‘sound’ for matters within the remit of the Environment
Agency.
As outlined within section 1.10 of the SLDDMP and 7 of the SA,
the decision has been taken to progress Salford’s Local Plan in
two parts, due to delays in the delivery/adoption of the Greater
Manchester Spatial Framework (GMSF). The SLDDMP submitted
only provides development management policies and
protective designations against which development proposals
can be considered and does not include site allocations for
development. As notified, land allocations will instead be
considered through the GMSF and forthcoming second part of
Salford’s Local Plan (SLP: CS).
In virtue of the above, for the purpose of this submission and in
relation to Paragraph 31 of the NPPF, it has not been necessary
in this instance to provide comprehensive site assessment for
allocations. We would however, take this opportunity remind
the Local Authority that for any forthcoming allocations within
the SLP:CS, or otherwise, that allocations should be based upon
the most up to date evidence available to inform their
justification. In terms of flood risk this includes the forthcoming
Level 1 & 2 Strategic Flood Risk Assessment(s) (SFRA) being
prepared by the Greater Manchester Combined Authority
(GMCA).

743

Participation
at hearing
sessions

Respondent /
ref.

Chapter &
policy

Representation
ref.
The Peel Group
(submitted by
Turley)
Respondent ref:
A0394

Paragraph

Representation
ref: 2183

General
comments to
the Plan

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Yes - I wish
to
participate in
hearing
session(s)

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
1. Introduction & Context
1.1 This report provides representations to the Publication
Salford Local Plan: Development Management Policies and
Designations (SLP: DMP) on behalf of The Peel Group (“Peel”).
These representations should be read in conjunction with
representations made by Peel Media, prepared by NJL
Consulting (Document 2) and which focus more specifically on
Peel’s interests at Salford Quays.
1.2 Peel welcomes the opportunity to comment on the SLP:
DMP and does support a number of policies proposed therein;
however, it raises a number of strong objections relating to its
overall approach and identifying and number of failures of
soundness and aspects of the plan which are not legally
compliant.
1.3 Peel is one of the foremost real estate, infrastructure and
transport investment enterprises in the UK. It has major land
interests across the North West, Greater Manchester (GM) and
Salford and has been actively investing in regeneration and
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growth in the City Region for many years. It has participated in
each stage of the development plan in Salford.
1.4 Peel has promoted and delivered a wide range of major
development opportunities in Salford over the last 30 years;
securing significant numbers of new jobs and homes. These
investments are helping to secure a step change in the
economic performance and attractiveness of the city and
helping develop Salford and Greater Manchester as a place to
live and work. They include:
1. The development of Salford Quays and MediaCityUK – now
home to an internationally significant digital and media
destination located within an outstanding waterside setting and
home to the BBC, ITV, Salford University and
numerous businesses in creative industries.
2. Port Salford and the Western Gateway Infrastructure Scheme
(WGIS) – a multimodal logistics and distribution hub with the
potential to provide over 500,000 sq m of high quality
employment floorspace over the plan period, with the first
phase of development completed in 2016 and the potential to
become a national logistics hub. The completion of Part WGIS
has delivered accessibility improvements for the area and
provides the foundation for further investment in ‘Full WGIS’.
3. Salford City Stadium – development in partnership with the
City Council of a state-of-the-art new community stadium and
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associated leisure and recreation facilities used by Salford City
Reds Rugby League Club and Sale Sharks Rugby Union Club.
4. Burgess Farm, Boothstown, Ellenbrook and other
developments, creating new neighbourhoods to attract and
retain working families in Salford, supported by new
infrastructure and facilities, with the provision of affordable
housing.
5. RHS Garden Bridgewater – the RHS’s fifth national garden
facilitated by Peel L&P and Salford City Council at the former
grounds of Worsley New Hall will be a world class visitor and
tourism attraction for the city and Greater Manchester, and
6. Bridgewater Canal Corridor – investment in the Canal and its
environment in partnership with the City Council.
1.5 The investments listed above offer significant further
growth potential and will help to continue and accelerate the
transformation and growth of Salford’s economy. They will be
supported by the provision of high quality housing as a key part
of the infrastructure required to secure the City’s growth,
utilising sustainable strategic sites with the potential to create
new communities within Salford.
1.6 These representations are made on behalf of The Peel
Group of companies, namely:
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•
Peel L&P (Land and Property), including our land
subsidiary Peel Investments (North) Ltd and our various
interests in Environmental and Energy projects, the Bridgewater
Canal and our new house-building company Northstone.
•
Peel Ports Group Ltd which owns and operates the
Manchester Ship Canal.
•
MediaCityUK which is a joint venture between Peel and
L&G. Peel Media has submitted separate to representations to
the SLP: DMP (Document 2).
• Peel Media Management Limited (‘Peel Media’) owns and
manages MediaCityUK and is the asset manager for the other
landholdings within the Salford Quays area. It has also
contributed to these representations.
Greater Manchester Spatial Framework
1.7 Whilst promoting development which will extend and build
on the key investments listed above, Peel is also promoting a
number of sustainable urban extensions in Salford through the
emerging Greater Manchester Spatial Framework (GMSF), the
emerging parent document to SLP: DMP. These development
proposals will contribute to the city’s development needs, and
help to realise its full growth potential in leading the Northern
Powerhouse, over the next 20 years.
1.8 The SLP: DMP is informed by the GMSF, with which it must
be consistent with. The
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PSLP must both have regard to an adopted SDS (section 19(2)©
of the Planning and
Compulsory Purchase Act 2004 (“PCPA 2004”) and be in general
conformity with such
an SDS (section 24(1)(b) PCPA 2004) (by the operation of Article
4(5) and (6) of the
Greater Manchester Combined Authority (Functions and
Amendment) Order 2016. This
duty is overlaid by the Duty to Cooperate under section 33A
PCPA 2004.
1.9 These representations to the SLP: DMP should therefore be
read alongside Peel’s
representations to the Revised Draft GMSF which were
submitted to the Greater
Manchester Combined Authority on 18th March 2019.
1.10 Peel’s representations to the Revised Draft GMSF identify a
number of ways in which the plan fails to comply with national
policy; is unsound and/or is not legally compliant. The following
key issues are particularly relevant to Salford and provide the
context to the comments on the SLP: DMP which follow on
within this submission:
•
The evidence base on which the GMSF relies is flawed
and contains fundamental gaps. Of particular concern are the
approach to assessing housing needs, including the particular
needs for family and affordable homes; the absence of a
748

Participation
at hearing
sessions

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Strategic Housing Land Availability Assessment (or other
credible evidence that the identified supply of housing land is
deliverable), a Viability Assessment and a Green Belt Review;
and flaws in the approach and evidence used in the preparation
of the Integrated Assessment.
•
The strategic policies of the GMSF, especially in
relation to housing, fail to set an overall strategy for the
pattern, scale and type of development that will be necessary
to deliver the GMCA’s vision for Greater Manchester to become
a “top global city” [Footnote 1 - Revised Draft GMSF,
paragraphs 1.3 and 2.16] and “one of the best places in the
world to grow up, get on and grow old” [Footnote 2 - GMCA’s
vision quoted at paragraph 3.1 of the Revised GMSF].
•
The proposed housing requirement of GMSF would fail
to support GM’s vision and lead to unsustainable development;
it would also fail to address the worsening housing crisis and
fulfil economic objectives.
•
The identified housing land supply across GM is
inadequate to deliver either the amount or the types of homes
needed. In particular, there are significant challenges to viably
delivering the identified supply of urban sites which will have
consequences for the achievement of the required levels of
affordable homes.
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•
The economic evidence published in support of the
GMSF, rather than projecting increased growth in a way which
is consistent with the growth strategy, assumes a huge and
unsustainable decline in employment growth, to levels that
would be far below what GM has been achieving over recent
years.
•
There are no exceptional circumstances to justify the
addition of land to the Green Belt [Footnote 3 - Contrary to
NPPF, paragraphs 136 – 139]. The approach taken fails to have
regard to the national policy requirements and the wellestablished principles in case law. The proposed addition of
such land to the Green Belt is not lawful.
•
There are several critical gaps and flaws in the GMSF
evidence base which mean that it fails to align with the GMCA’s
strategic priorities and will not address the causes of GM’s
worsening housing crisis.
•
In its current form, the GMSF fails to comply with
national planning policy [Footnote 4 - Specifically NPPF,
paragraph 20] and cannot be found sound [Footnote 5 As
defined in NPPF, paragraph 35]. In certain key respects, notably
its approach to Green Belt and the Integrated Assessment
(“IA”), it presently proceeds on the basis of errors of law (both
substantive and procedural).
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1.11 Peel’s representations to the Revised Draft GMSF provide
support for the allocation of the following sites within Salford
for development over the plan period:
•
•
•

Port Salford Extension (Policy WG3)
East of Boothstown (Policy OA18)
Hazelhurst Farm (Policy OA19)

1.12 The Revised Draft GMSF representations set out a case for
the allocation of the following additional sites located within, or
part within, Salford within the GMSF for development:
• Land east of Irlam – as a further extension to Port Salford
•
Astley and Boothstown – residential development (this
site being largely located within Wigan and partly within
Salford)
•
Land at Linnyshaw – residential development
•
Land at Wardley – residential development
•
Land at Broadoak – residential development
•
Land at Crossfield Drive – residential development
•
Land at Beesley Green – residential development
•
Land at the junction of Walkden Road – mixed use
development
•
Land north of Leigh Road – residential development (to
be identified as safeguarded land to meet longer term
development needs beyond the plan period)
•
Land at Lumber Lane – residential development
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1.13 Through the proposed designation policies contained
within the SLP: DMP, a number of these sites [Footnote 6 - Land
at Broadoak; Crossfield Drive, Kempnough; and Beesley Green]
would be protected from development.

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Executive Summary
1. This report provides representations to the Publication
Salford Local Plan: Development Management Policies and
Designations (SLP: DMP) on behalf of The Peel Group (“Peel”).
These representations should be read in conjunction with
representations made by Peel Media, prepared by NJL
Consulting (Document 2) and which focus more specifically on
Peel’s interests at Salford Quays.
2. Peel is one of the foremost real estate, infrastructure and
transport investment enterprises in the UK. It has major land
interests across the North West, Greater Manchester (GM) and
Salford and has been actively investing in regeneration and
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growth in the City Region for many years. It has participated in
each stage of the development plan in Salford and is committed
to ensure the delivery of a positive planning framework to
deliver growth and prosperity for the City.
3. Peel is promoting development which will extend and build
on the key investments made within Greater Manchester over
the past 30 years. It is delivering, and looking to deliver further
transformational change across the City. These development
proposals will contribute to the city’s development needs, and
help to realise its full growth potential in leading the growth of
Greater Manchester and the Northern Powerhouse, over the
next 20 years.
4. As part of this broader approach, which includes key
investment in brownfield sites, Peel is also promoting a number
of sustainable urban extensions in Salford. The progress of
much needed delivery of these new communities, which will
help ensure the re-balancing of the housing market, however,
been held back through development plan delay. Salford’s
Unitary Development Plan (UDP) is now out of date and
attempts to replace it, through the Salford Core Strategy (2007),
failed. More recently, the Greater Manchester Spatial
Framework (GMSF), which will supersede the strategic policies
of the UDP, including housing needs and Green Belt boundaries,
has been further delayed owing to political intervention and
changes in national planning policy. The original timetable for
the GMSF was for it to be adopted by 2018; now this is
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expected to by December 2021 and it seems likely that further
delays will arise.
5. As delay continues to prevail, the City’s housing market
continues to become distorted, further constraining choice and
the delivery of family homes and affordable housing. The City’s
over-reliance on city centre apartments to the exclusion of
other forms of housing is incontrovertible. It is affecting the
social wellbeing and economic prosperity of the City and
Greater Manchester as a whole.
6. In light of this, SLP: DMP appears to be a response to ensure
development planning is speeded up for the City and a
recognition that some sort of development plan is required
ahead of the GMSF. It is also a clear recognition that the UDP is
out of date and no longer fit for purpose. The SLP: DMP is not a
comprehensive plan however. While there has been an attempt
to bring forward a single planning document, the new approach
seeks to split the Salford Local Plan into two parts. Whilst a
revised version of the GMSF is awaited, the SLP: DMP has been
narrowed in scope and seeks to bring forward up to date
development management policies. The SLP: DMP also,
however,
proposes policies which seek to designate restrictions on
undeveloped land, including restrictive designation of the West
Salford Greenway.
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7. Peel make strong objections to this approach. It considers the
approach inconsistent with national planning policy and has
reservations how such a plan can work in practice. The SLP:
DMP, in effect, predetermines the designation of undeveloped
land ahead of the resolution of housing needs and advancing
the SLP: DMP in its current form, risks the plan becoming
immediately out of date. Peel does not consider this is a sound
approach which is justified or compliant with national planning
policy.
8. Notwithstanding its concerns on the overall approach of SLP:
DMP, Peel has provided comments on its inherent vision,
objectives and policies. While Peel are supportive of certain
policies of the SLP: DMP, it finds some of the policies failing the
tests of soundness and/or not legally compliant. These in
particular relate to policies concerning viability and affordable
housing. The table below presents a summary of the principal
areas of objection to the SLP: DMP, which are outlined and
substantiated in this report.
[Table referred to in paragraph 8 above is available to view in a
copy of the full representation which will be made available.
The summary has also been included by the city council at the
start of the main representation for each area of objection /
comment].
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Is legally
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N/A
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Is sound?:
Not specified
Complies with the
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N/A
General comments:
Principle - summary of comments [as set out in the Executive
Summary to Peel's comments]
Peel welcomes the intention to speed up development planning
for the City. This is in clear recognition that the Salford UDP is
out of date and no longer fit for purpose. However, in addition
to Development Management policies, the proposed SLP: DMP
seeks to predetermine the designation and protection of
undeveloped land ahead of the resolution of housing needs (to
be defined by the GMSF) and the deliverability of other sources
of supply to meet those needs have been resolved. This
approach is not supported or justified by national planning
policy.
As such, Peel suggests that the SCC either withdraw the SLP:
DMP and/or bring forward to revised version which removes
those policies which unnecessarily designate and protect
undeveloped land, or withdraw the SLP: DMP entirely and
progress a single subservient plan that follows the GMSF.
2. Approach to the SLP: DMP
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2.1 Salford City Council (SCC) consulted on a Revised Draft
Salford Local Plan (RDSLP) between January and March 2019.
Peel made representations to this consultation, finding much of
the RDSLP unsound, resulting in a plan which would fail to
deliver the City’s full and objectively assessed development
requirements (both quantitative and qualitative) but its
soundness could be rectified through the allocation of
additional land to meet identified needs over the plan period.
Pertinent to these submissions, Peel also made strong
objections to the designation of the ‘West Salford Greenway’
and a number of sites within the Greenway as ‘Local Green
Space.’
2.2 The RDSLP was a single coherent planning document
intended to cover, inter alia, strategic policies and allocations;
designations; and development management policies. Since
then, a decision has been made to split the Salford Local Plan in
two parts. The current SLP: DMP, which is the first part and
being progressed ahead of the GMSF, contains development
management policies and excludes site allocations and
proposals for dealing with the overall scale and distribution of
future development needs across the City. These functions will
form the second part of the Salford Local Plan (termed through
this submission as SLP: CS) but cannot be progressed at this
time until the GMSF has been completed.
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2.3 It appears the intention to split the Salford Local Plan into
two parts is a direct response to the ever growing vacuum of up
to date and modern planning policy in Salford. Salford’s UDP is
now nearly 15 years old, is time-expired and attempts to
replace it, through the Salford Core Strategy (2007), have failed.
More recently, the GMSF, which will supersede the strategic
policies of the UDP, including housing needs and Green Belt
boundaries, has been further delayed owing to political
intervention and changes in national planning policy. The
original timetable for the GMSF was for it to be adopted by
2018; now this is anticipated to be by December 2021.
2.4 As delay continues to prevail, attempts to meet the City’s
objective development needs, for example, through strategic
urban extensions, continue to be held back. This means the
City’s housing market has continued to become ever more
distorted, further constraining choice and the delivery of family
homes and affordable housing. Economic development and
growth areas such as Salford Quays, MediaCityUK and City
Gateway/Port Salford also continue to be constrained in the
absence of up to date planning policy. This affects the social
wellbeing and economic prosperity of the City and Greater
Manchester as a whole.
2.5 Therefore Peel welcomes any attempt to update the
planning policy framework in the City, acknowledging the
strategic policy constraints imposed by the timing of the GSMF.
However, the proposal to specifically fast-forward restrictive
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designations on open/undeveloped land which may need be
needed for future development needs is not supported for the
following reasons:
(i) Not justified by national planning policy
The National Planning Framework (NPPF) provides the basis for
which locally prepared plans can be produced. It requires plans
to provide land to positively meet objectively assessed needs
for housing and other uses, as well any additional need that
cannot be met with neighbouring areas, unless (a) there are
policies within the NPPF which protect and restrict the overall
scale, type and distribution of development that can be
accommodated in the plan area; or (b) any adverse impacts of
doing so (i.e. meeting development needs on protected
assets/restricted open land) would significantly and
demonstrably outweigh the benefits, when assessed against the
policies in the NPPF as a whole.
In terms of the first limb, the NPPF, through a footnote
[Footnote 6 refers to other policies in the Framework including
habitat sites (including those listed in paragraph 176) and/or
designated as Sites of Special Scientific Interest; land
designated as Green Belt, Local Green Space, an Area of
Outstanding Natural Beauty, a National Park (or within the
Broads Authority) or defined as Heritage Coast; irreplaceable
habitats; designated heritage assets (and other heritage assets
of archaeological interest and areas at risk of flooding or coastal
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change], defines those policies which protect and restrict
development [Footnote 8 - Local Green Space is identified in
NPPF footnote 6. There are a number of sites identified in the
Greenway as Local Green Space. Peel objects to the
identification of these sites as Local Green Space (see chapter
6).
A land designation such as that devised on the West Salford
Greenway is not identified in the footnote. This confirms that
such a policy is not a ‘high-order’ policy or one of such status
that warrants blanket protection from development or justify
its use in not meeting development needs in a plan area. In
respect of the second limb, no objective evidence has been put
forward by SCC which demonstrates the Greenway policy is
justified (i.e. its
protection from development is commensurate with its status
or appropriate to its importance and that impacts of
development would outweigh the benefits). Rather, the
Greenway designation is a product of the wider planning policy
context in Salford and its protection is not justified.
In light of the foregoing, Peel considers the approach adopted is
not supported or justified by national planning policy.
(ii) Practical application of the SLP: DMP and inconsistency
between plans The SLP: DMP, in effect, predetermines the
designation of undeveloped land ahead of the resolution of
housing needs. The move is a deliberate attempt to progress
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elements of the development plan ahead of the GMSF in such a
manner which would ultimately preclude any future
development allocations in designated areas such as the
Greenway. As chapter 4 details, there are clear and particular
needs for more family and affordable homes in Salford (and
more widely in GM) and land within the Greenway is one of the
very few places in GM that can meet such a need and rectify
the City’s imbalance in housing stock. The approach is therefore
inherently at odds with the principles of good plan making and
not in the public interest. Moreover at a practical level, should
the SLP: DMP be adopted in its current form, it could become
immediately out of date should the GMSF dictate that
development needs are such that land in policy designations
such as the Greenway are required for development. In this
scenario, it is clear that the designation will not endure; there
would be clear inconsistency, incompatibility and ambiguity
between the GMSF and the SLP: DMP. This will result in
inconsistency in decision making and a lack of clear policy
understanding.
This is not a positive approach which is justified. Rather, it is
inherently unsound for the SLP: DMP to seek to conclude
designations of and deliverability of other sources of supply to
meet those needs have been resolved.
2.6 It is apparent that, in progressing the Salford Local Plan, SCC
has two options:
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(i) Withdraw SLP: DMP and/or bring forward a revised version
which solely covers policies concerning development
management with the restrictive designation policies removed
from the document.
(ii) Withdraw SLP: DMP entirely with SCC reverting to
progressing a single subservient plan that follows the GMSF.

CAMRA
(Campaign for
Real Ale)
Respondent ref:
A0406
Representation
ref: 1826

General
comments to
the Plan

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
CAMRA’s main response to the plan is to express
disappointment at the absence of any recognition of the need
to create and maintain a range of local facilities to support local
communities; a policy that did exist in broad terms in the
previous Unitary Development Plan. As you know, the list of
facilities to be considered are set out in paragraph 92 of the
National Planning Policy Framework and include shops, schools,
places of worship and also pubs. In terms of how specifically to
include a policy for public houses, I attach a guidance document
provided by CAMRA.
The following report was also submitted by CAMRA in response
to the Publication SLP:DMP - Model Planning Policy. This is
available to view separately.
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N/A
General comments:
Please note that the Campaign for Real Ale (CAMRA) has also
commented on the latest version of the Greater Manchester
Spatial Framework expressing disappointment that this
document does not recognize the crucial role that community
facilities, including public houses, play in place making.
CAMRA’s representation also notes the example provided by
the recent New London Plan which asks Authorities to develop
policies to prevent the loss of facilities, including pubs.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Thank you for seeking the views of United Utilities as part of the
Local Plan process. United Utilities wishes to build a strong
partnership with all Local Planning Authorities (LPAs) to aid
sustainable development and growth within its area of
operation. We aim to proactively identify future development
needs and share our information. This helps:
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- ensure a strong connection between development and
infrastructure planning;
- deliver sound planning strategies; and
- inform our future infrastructure investment submissions for
determination by our regulator.
United Utilities wishes to highlight that we wish to continue the
constructive communication with Salford Council to ensure a
co-ordinated approach to the delivery of any future allocations.
United Utilities appreciates the changes made by the LPA to the
Local Plan and that allocations will come beyond the GMSF
adoption. We have attended a number of meetings since the
initial draft of the GMSF to initially highlight relevant
infrastructure issues and key principles to be considered in
order to most appropriately manage the impact on our assets.
We wish to continue dialogue with the LPA to secure
sustainable delivery of all future allocations and encourage
contact as soon as the information becomes available.
We wish to highlight our free pre-application service for
applicants to discuss and agree drainage strategies and water
supply requirements. We cannot stress highly enough the
importance of contacting us as early as possible. Pre-application
discussions with Untied Utilities should be consistent with those
with the LPA as they do not override the planning application
process, and information submitted to United Utilities must be
consistent with the planning application that they are proposing
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to submit. Should any circumstances change, we would
recommend that a pre-application to United Utilities is
resubmitted to highlight any changes.
Enquiries are encouraged by contacting:
Developer Services - Wastewater
Tel: 03456 723 723
Email: WastewaterDeveloperServices@uuplc.co.uk
Website: http://www.unitedutilities.com/builder-developerplanning.aspx
Developer Services – Water
Tel: 0345 072 6067
Email: DeveloperServicesWater@uuplc.co.uk
Website: http://www.unitedutilities.com/newwatersupply.aspx
As the consultation is policy based only, this representation will
focus on recommendations to content and should the LPA want
any information on site specific issues, it is recommended they
refer to previous responses to Salford’s Local Plan and those
from the GMSF consultations. Additionally, the LPA are
encouraged to contact us directly regarding our opinion on any
relevant query as we are happy to provide early feedback on
potential sites given the opportunity.
Moving forward, we respectfully request that Salford Council
continues to consult with United Utilities for all future related
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documents. This includes any associated regeneration
frameworks. We are keen to continue working in partnership to
ensure that all new growth can be delivered sustainably.
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Not specified
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Not specified
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duty to cooperate?:
Not specified

We would certainly welcome further discussions of how best to
incorporate the above recommendations into the Local Plan. If
you have any queries before the meeting, please do not
hesitate to contact me.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Introduction
On behalf of our client, Bredale Properties Ltd (Bredale), we
write to provide representations to the Publication Salford Local
Plan. This letter principally relates to their land interest at
Cygnet House, 111 Taylorson Street South.
The site measures 0.55 hectares and is within a highly
accessible location. The site is bound by Taylorson Street South
to the northwest. The south-western boundary of the site abuts
the Metrolink and Colgate Lane. Other buildings and land uses
adjoin the site on the other boundaries. To the southeast there
is a multi-storey car park. To the northeast is Waters Edge
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Business Park, which is a trade-counter park with associated
parking, accessed off Hagley Road/Ordsall Lane.
Figure 1 – Site Location Plan [available to view in a copy of the
full representation]
The site currently comprises of a 2,304 sq. m (24,800 sq. ft)
commercial building known as Cygnet House, with 70 A grade
parking spaces. The site is currently occupied by a Pure Gym
(formerly a Post Office high security depot).
Planning History
In terms of the key planning history for the site, planning
application 11/60843/OUT sought outline consent including
access, appearance, layout and scale for the demolition of
existing buildings and for the erection of a mixed use
development comprising a 204 room hotel, 45 apartment hotel
suites, 132 residential apartments, 14,279sqm of office space,
1,233sqm leisure facilities and 758sqm of retail together with 2
level basement car parks comprising of 5 storeys to 24 storeys.
This application was approved in November 2012. This consent
was subsequently varied in August 2016 (16/67654/OUT). The
decision notice and approved layout for the scheme is
contained at Appendix 1.
Reserved matters consent for landscaping pursuant to this
outline consent was approved in November 2016
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(16/68675/REM) and works carried out, which mean that the
consent has been implemented as confirmed by a certificate of
lawful use or development (17/69916/CLUD).
The original planning application was considered in the context
of the adopted Unitary Development Plan. Salford Quays,
Ordsall Riverside, Exchange Quay and parts of Chapel Street, all
form part of a large mixed-use area covered by Policy MX1, this
policy confirms the appropriate uses within these areas and
comprises:
a) housing;
b) offices;
c) tourism, including hotels;
d) leisure;
e) cultural uses;
f) education;
g) community facilities;
h) retail and food and drink uses, where consistent with
the retail and leisure policies of the UDP;
i) essential infrastructure and support facilities; and
j) knowledge-based employment, including live-work
units.
Policy ST12 of the UDP also confirmed the same area was part
of the Regional Centre, which combined with Policy MX1
provided a lot of flexibility for the Taylorson Street South site.
768

Participation
at hearing
sessions

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

The Council will be aware that Pegasus Group (on behalf of
Bredale) previously submitted representations to the Salford
Draft Local Plan Consultation in January 2017 and in March
2019 to confirm support of the emerging Local Plan and note
some amendments which should be made.
Soundness of the Plan
As noted in paragraph 35 of the National Planning Policy
Framework (NPPF) (2019), local plans and spatial development
strategies are examined to assesses whether they have been
prepared in accordance with the legal and procedural
requirements and whether they are sound. Plans are ‘sound’ if
they are;
a) Positively prepared – providing a strategy which, as a
minimum, seeks to meet the area’s objectively assessed needs;
and is informed by agreements with other authorities, so that
unmet need from neighbouring areas is accommodated where
it is practical to do so and is consistent with achieving
sustainable development;
b) Justified – an appropriate strategy, taking into
account the reasonable alternatives, and based on
proportionate evidence;
c) Effective – deliverable over the plan period, and
based on effective joint working on cross-boundary strategic
matters that have been dealt with rather than deferred, as
evidenced by the statement of common ground; and
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d) Consistent with national policy – enabling the
delivery of sustainable development in accordance with the
policies in this Framework.
These tests of soundness will be applied to non-strategic
policies in a proportionate way, taking into account the extent
to which they are consistent with the NPPF, positively prepared,
justified and effective. These representations will provide
comments regarding the soundness of each of the relevant
policies.
Representations to Publication Salford Local Plan
On the whole, Bredale support the preparation of the
Publication Draft Local Plan for Salford, however, there are a
number of policies which should be amended in order to
effectively encourage sustainable development across the city
and ensure consistency with the NPPF.
At the outset, it is important to note that whilst the site
benefits from an extant planning consent for redevelopment, it
will be important to ensure the greatest flexibility is allowed for
within the new Local Plan in order to support the
redevelopment of this highly sustainable site. Whilst we have
previously advocated the Cygnet House site being specifically
allocated for mixed-use development as part of the emerging
Local Plan process, we note that this is no longer applicable for
this consultation. This is because the Council is no longer
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seeking to allocate specific sites in this Local Plan given the
delays in the Greater Manchester Spatial Framework process
which will ultimately set the overall development requirements
for Salford.
With the aim of providing as much flexibility as possible for the
development proposals at Cygnet House, we provide
commentary on the relevant individual policies in the plan and
note where policies are not consistent with the NPPF.
Conclusions

Sovereign Point
Residents
Association
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Representation
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General
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Bredale Properties Ltd express their ongoing support for the
preparation of the emerging Local Plan, although there are
issues with the plan as currently drafted, meaning that in its
current form the publication draft plan is considered to be
unsound.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
While we understand the practical difficulties of preparing the
Local Plan in the absence of an adopted Greater Manchester
Spatial Framework, it does make it hard for ordinary members
of the public to understand the comprehensive 'planning story'
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for the city when important elements are to be published at
different times. It also seems odd, on the face of it, that the
Core Strategy - which ought to set the context for guiding
development and investment across the city - is to be published
after the Development Management and Designations
document.
Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
We'd be interested to know how far the policies and proposals
contained in this stage of the Local Plan will be applied to major
residential planning applications that were submitted before its
publication but which have yet to be determined. Will they, for
example, be expected to produce and submit a Social Value
Strategy as outlined in paragraph 4.9 of the Development
Management Policies and Designations document? Will they be
expected to deliver a diverse mix of homes, including 20%
affordable housing? Will they be expected to create "lifetime
neighbourhoods"?
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N/A
General comments:
The Purpose and Scope of the Consultation
The consultation seeks to provide a basis upon which to seek to
progress towards the Examination of the emerging
Development Management Policies and Designations DPD. The
Council’s website advises as follows:
“...The Salford Local Plan: Development Management Policies
and Designations (SLP: DMP) covers the period up to 2037 and
its primary purposes are to:
• Provide the main policies that will be used to manage
development and determine planning applications
• Identify the designations that will protect the city’s most
important environmental assets, town centres and
infrastructure
• Support the key delivery of key infrastructure, such as
transport and utilities.“
The National Policy Context
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Comments

It is important to recognize that the previous iteration of this
document was published for consultation in January 2019. Since
that point, national Government has produced a revised NPPF
(February 2019) and the NPPG advice in terms of preparing
Local Plans has been updated in March 2020.
For completeness and robustness, the Council’s emerging
Development Management Policies and Designations DPD
should be rigorously checked to ensure that it properly reflect
the changes in the policy framework. Without doing so, the
draft DPD would be discordant with more recent national policy
advice and be unsound.
Comments relating to legal compliance, soundness or duty to
cooperate:
We welcome the Council’s decision to consult upon its
emerging policy framework.
We have identified a number of revisions to the wording of
specific policies to provide clarity and avoid unintended
consequences.
We have also set out systemic concerns that much of the
Council’s approach to introducing more stringent policy
requirements does not appear to have been consistently
assessed using a “policy on” approach. We say that the viability
modelling for apartment development in locations such as
Walkden town centre should be re-run such that all of the

774

Modifications neccessary

Participation
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See separate
representations to individual
policies.

Not specified
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Chapter &
policy
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Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

“policy on” implications of the draft Local Plan (i.e. 20%
affordable housing as a minimum) should be included.
We have not sought to undertake that resultant modelling, but
we would envisage that it would have to conclude that the
obligations which would be resultant would fail to deliver
reasonable levels of return for apartment development in
weaker housing market areas. We would therefore urge the
Council to introduce a framework so that the financial
implications of such obligations on otherwise acceptable
developments are understood at the Plan-led stage. This being
the case, it would require either that draft Policy H4 be revised
to give lower contributions for weaker housing market areas or
alternatively that lower theme-based contributions should be
sought from developments in such areas.
We look forward to working with the Council to develop
strategic ambitions for Walkden town centre and this will
include working towards a Masterplan. It is of course the case
that the Masterplan should take a period of time to be
meaningful, but also that there will be a need to ensure a
pragmatic approach to more modest development
management proposals in the interim period to ensure that the
Masterplan requirement would not result in unintended
adverse consequences in relation to the opportunity to secure
investment and greater vitality and footfall. We are confident
that we can work positively with the Council to take this
forward.
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N/A

Not specified

If the Council were to decide to progress the draft DPD without
any such amendments then it would be plain that the approach
would be unsound and in conflict with both national policy and
the local evidence base. As importantly, it would fatally impede
the realism of delivery of housing over the Plan period.
General comments:
Mr and Mrs S
Atkinson
Respondent ref:
A1669
Representation
ref: 2084

General
comments to
the Plan

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
We would firstly like to ask that the Council postpone any
movement on the proposals stated in the plan. What is actually
happening with the COVID 19 Virus will not just effect Salford
and Manchester but will change global dynamics on what is
required and also movement around the globe.

776

Respondent /
ref.

Chapter &
policy

Representation
ref.
Mr and Mrs S
Atkinson
Respondent ref:
A1669

Paragraph
General
comments to
the Plan

Representation
ref: 2099

Comments
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Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

N/A

Not specified

Is sound?:
Not specified

Representation
ref: 2097

Mr and Mrs S
Atkinson
Respondent ref:
A1669

Legal compliance /
soundness/ duty to
cooperate

Complies with the
duty to cooperate?:
Not specified

General
comments to
the Plan

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
These comments have also been recorded as general comments
against Chapter 5 (Climate Change).
The developments that are being considered within the plan
not only contradict what is stated within the plan but also
shows no commitment to honour the Councils promises to
reduce carbon emissions and make Salford a cleaner place to
live.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Comments also recorded against policy R3.
The crisis that has hit the world will sort out what is important
for the future and that will most definitely include having open
spaces for our future generations, I can only hope That Salford
Council will listen.
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ref: 1837
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Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

Inclusion of he above that
considers the needs of Deaf
and disabled people. A
statement that says there
MUST be provision within
design to make development
accessible from the planning
stage. This way items are
"PLANNED" and that
"RETROSPECTIVE WORKS"
are not required. Making
things accessible for Deaf
and disabled people means
its accessible for everyone.

Yes - I wish
to
participate in
hearing
session(s)

Is sound?:
Not specified

Representation
ref: 2341

Mr Andrew
Higgins
Respondent ref:
A1964

Legal compliance /
soundness/ duty to
cooperate

Complies with the
duty to cooperate?:
Not specified
General
comments to
the Plan

Is legally
compliant?:
No
Is sound?:
No
Complies with the
duty to cooperate?:
No

N/A
General comments:
Sustainability is a favourite word that has been banded about
for a number of years, but the proposals within The Salford
Local Plan are far from sustainable unless there are drastic
improvements to our infrastructure.
Comments relating to legal compliance, soundness or duty to
cooperate:
Comments also recorded against Chapters 4, 15 and 19 (as
general comments).
There is nothing here about compliance with the Equalities ACT
2010. the duty to provide reasonable access. i.e. Ramps instead
of steps, Audio and visual information for Deaf and blind
people, Loops ad well as subtitled information.
No reference to the work of the current Mayor Charles
McIntyre in the developing boroughs and pedestrian areas to
no have street furniture in the way of buggies, wheelchairs and
people who use guide canes etc..
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Participation
at hearing
sessions

n/a

Not specified

There is nothing about a Method of scrutiny at the planning
stage that developments public, private of commercial will be
rejected if not disabled friendly. Noise and the effect for
Autistic people, Dementia friendly environments.
Each planning application should have an accessibility
segment/statement, early showing that access has been
considered, planned
General comments:

Gary Hill
Designs
Respondent ref:
A1968
Representation
ref: 1937

General
comments to
the Plan

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
n/a
General comments:
Comments also recorded against chapter 25 Air quality,
pollution and hazards
Firstly I would like to congratulate Salford Council for their
forward thinking as indicated in the following extract from an
article which appeared on The Guardian web site.
Salford beats Brighton and Bristol to title of ‘greenest place to
live’
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Comments
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Salford is building the most energy-efficient new homes in
England and Wales and preserving and creating more green
space than any other council.
The city also has lower-than-average CO2 emissions, lowerthan-average energy consumption levels and higher-thanaverage recycling rates.
Salford Mayor Paul Dennett said Salford had invested millions in
green infrastructure and had embraced the decarbonisation
agenda long before it was in vogue. “Our carbon management
programme was put in place in 2009 and has helped to save
14,000 tonnes of CO2,” “And 60% of Salford is now green
space.”
Whilst this is great news it is essential that green infrastructure
is protected for future generations so that not only are the
‘green areas of strategic significance’ but also smaller pockets
around the area are further protected.
Salford Council are promoting ‘Enabling everyone to live active
and healthier lives’ however all our green spaces are under
threat & collectively this could have a disastrous effect on the
quality of life of local people.
Whilst I appreciate that additional housing may be required,
albeit Salford Council has met it’s Housing Delivery Test (HDT)
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Participation
at hearing
sessions

N/A

No - I do not
wish to
participate in
hearing
session(s)

for 2016-2019 by 186%. I do believe there must be sufficient
‘Brown fields’ sites within the city boundaries that could be redeveloped before using green spaces.
Sites that have recently been developed around this area such
as Highclove Lane - Boothstown, Thorn Road – Swinton, Mosley
Common Road (albeit Wigan authority) without any Transport
or Highways infrastructure improvements are all contributing to
commuting frustration, delays with overcrowded buses &
trains, appalling access to the motorway system especially
around Leigh Road, Worsley Road etc. The East Lancashire Road
is like a car park during the now extended ‘rush hours’.

Steven Bailey
Respondent ref:
A1974
Representation
ref: 1923

General
comments to
the Plan

Is legally
compliant?:
Yes
Is sound?:
Yes
Complies with the
duty to cooperate?:

As published in the BMJ – “Air pollution from traffic is
responsible for four million new cases of childhood asthma
worldwide every year, it says a study that links local measures
of air pollution to incidence rates of the disease. On average
around one in eight new cases of the disease in children is
attributable to traffic pollution.”
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
N/A
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Representation
ref.

Paragraph

Saving Our
Neighbourhood
(Carol Boyce)
Respondent ref:
A1988

General
comments to
the Plan

Representation
ref: 2000

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Yes

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

The first and most important
modification should be to
the online portal for the
I can only imagine I have stumbled into the wrong section of the consultation which is
without exaggeration not fit
Local Plan consultation or that there is a fundamental
for purpose.
malfunction with the portal.
Re the question below - how
How can this possibly garner relevant comment and feedback
would a member of the
from the public when questions are about legal compliance and public know what
the duty to co-operate. In order to answer these questions the
"participation in examination
local resident would need a level of expertise the vast majority
hearing session/s" is or what
do not have.
it would involve.
Is this an example of SCCs attempt at transparency and local
involvement. If so then there needs to be an urgent
investigation into how this aspect of the consultation is being
handled.
General comments:
N/A
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Respondent /
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Chapter &
policy

Representation
ref.
Manchester City
Council
Respondent ref:
A2015

Paragraph
General
comments to
the Plan

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/a

Not specified

Is sound?:
Not specified

Representation
ref: 2130

Wainhomes
(North West)
Ltd &
Persimmon
Homes
(submitted by
Emery Planning)
Respondent ref:
A2019

Legal compliance /
soundness/ duty to
cooperate

Complies with the
duty to cooperate?:
Not specified

General
comments to
the Plan

Is legally
compliant?:
Not specified
Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

N/a
General comments:
*Received on 20.03.20 at 17.15*
Comments also recorded against policy AP1
The use of “City Centre Salford” throughout the document is
confusing to readers. It should reference Manchester City
Centre, with Salford being part of the regional centre. Therefore
we suggest that it should be renamed “Regional Centre
Salford”. The use of city centre is also inconsistent referring to
both Manchester and Salford areas throughout the document.
This is a key issue in the document.
Comments relating to legal compliance, soundness or duty to
N/A
cooperate:
N/A
General comments:
The following report was also submitted by Emery Planning on
behalf of Wainhomes (NW) Ltd and Persimmon Homes. Land off
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Legal compliance /
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Comments
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Springfield Lane and School Lane, Irlam Site-specific
representations – Draft Greater Manchester
Spatial Framework 2019. This is available to view separately.
1.1 We are jointly instructed by our clients, Wainhomes (NW)
Ltd and Persimmon Homes, to respond to the current
consultation on the Publication Version of the Salford Local
Plan.
1.2 We submitted representations to the Revised Draft Greater
Manchester Spatial Framework 2019 (GMSF), which closed for
public consultation on Monday 18th March 2019. Our
submission to that consultation is appended at EP1. It should be
noted that the emerging GMSF is the overarching strategic
document that will set the overall requirement and distribution
of housing and employment land, and will consider the need for
Green Belt release across the city region. It is therefore
important that the Salford Local Plan does not prejudice that
process.
1.3 Our clients are proposing a draft allocation for residential
development through the GMSF on land off Springfield Lane
and School lane, Irlam. Whilst the allocation of that site is to be
considered through the GMSF, we have concerns in relation to
a number of policies in the Local Plan in terms of how these will
integrate with the emerging GMSF, and also the lack of
contingency if the GMSF does not progress as anticipated. We
set out our response to specific policies below.
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Respondent ref:
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Representation
ref: 1991

Other
suggested site
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Legal compliance /
soundness/ duty to
cooperate

Comments
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Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

12.5. As drafted, it is our
Client’s consideration that a
number of amendments are
required to the PDLP, as set
out in this Representation, in
order for it to pass the tests
of ‘soundness’ set out in
Section
1 of this Representation, and
to ensure that Salford is
capable of achieving its
economic aspirations and
needs up to 2038.

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

These comments were also recorded against policy GI5.
The representation was accompanied by additional images,
tables and technical appendices. These comprise site a location
plan, aerial images, ordnance survey maps and technical
appendices including the following which can be viewed
separately in the full copy of the representation:
SITE TITLE PLAN
2 SITE OPPORTUNITIES AND CONSTRAINTS PLAN
3 PRELIMINARY ECOLOGICAL APPRAISAL
4 LANDSCAPE AND VISUAL APPRAISAL
5 SITE OPTIONS
LAND AT MOSS LANE, WALKDEN
11.1. This Section provides details of our Client’s land interests
located to the north of Moss Lane, Walkden. A Site
Location/Title Plan can be found at Appendix 1 of this
Representation (SEE FULL SEPARATE REPRESENTATION). Our
Client owns a total of 3.6 hectares off Moss Lane adjacent to
the Country Park. Some of this lies within the Site of Biological
Importance and blends into the Country Park. The focus of this
Representation
is on an area of 1.05 hectares that is directly connected to the
Highway (Moss Lane).
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12.6. This includes a review
of the PDLP Proposals Map,
and the re-designation of
our Client’s land interests at
Moss Lane, Walkden, such
that they do not form part of
the Blackleach Country Park.
As demonstrated within this
Representation, and the
accompanying technical
reports, the Site does not
hold significant ecological
and landscape value, and its
development would not

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Site Location
11.2. The Site lies to the immediate west of the existing
Linnyshaw Industrial Estate. It comprises c. 1.05 hectare of
undeveloped land, located immediate adjacent to the defined
urban area as defined on the PDLP Proposals Map. An aerial
image of the Site’s location is shown on Figure 2 below (SEE
SEPARATE FULL REPRESENTATION)
11.3. Walkden is identified in the current Salford Core Strategy,
adopted in 2012, as a sustainable location for housing and
economic growth. It therefore follows that it should be a
location for further growth in the City up to 2038 and beyond,
notwithstanding some of the policy constraints which are
currently in place restricting further development (and thus
requires the release of site allocations to deliver further
growth).
Site Description
11.4. The Site currently comprises undeveloped land in private
ownership, with existing tree coverage in the southern part of
the Site and at its boundaries. The eastern boundary of the Site
is formed by an existing private access road into Linnyshaw
Industrial Estate from Moss Lane, separated by palisade
fencing; the southern and western boundaries comprise an
existing public footpath; and the northern boundary is formed
by existing dense woodland and a small watercourse which
flows north-west to south-east.
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cause major or significant
harm to the integrity of the
Blackleach Site of Biological
Importance and Local Nature
Reserve.
12.7. It is also salient to
highlight that our Client is
willing to work with the
Council to consolidate and
enhance the Country Park
within what we perceive to
be its natural boundary. In
particular, our Client would
be prepared to safeguard
land that it owns (outside of
the Site that we believe
should be allocated for
employment development)
as open space if this forms
part of a comprehensive
plan. This could involve
transferring the land to the
Council, and it could provide
an exciting opportunity to
increase biodiversity and
mitigate any loss of habitat
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11.5. The Site is flat in nature, with no topographical constraints
to development. Moss Lane is not subject to any significant
vehicular movements at its western end close to the Site.

arising from the employment
development.

11.7. There are no heritage assets within or in close proximity
to the Site, with the nearest listed building (Grade II Church of
St John the Baptist) lying approximately 550m to the west of
the Site.

12.8. Accordingly, our Client
objects to the Site’s current
designation under Policy GI5;
instead, it is our Client’s
contention that their land
interest outlined within this
submission should be
identified for employment
uses by way of a site
allocation, and which would
align with the economic
aspirations set out within the
Salford Local Plan and Policy
EC1 of the PDLP.

Potential Use
11.8. The Site is suitable for employment uses, albeit it is
anticipated that the Site would lend itself to a mix of
employment units for smaller businesses, including start-up
businesses, consistent with the ambitions of the Council’s
Economic Development Strategy. The exact nature of the
employment units to be delivered on the Site would be
informed through discussions with the Council’s Economic
Development Team, whilst also being responsive to market
demand in this location.

12.9. Furthermore, it is
noted that the Site was
identified as a proposed
extension to the Green Belt
within the draft Greater
Manchester Spatial
Framework (January 2019).
The Site fulfils none of the
purposes of Green Belt, and
our Client welcomes the

11.6. There are no public rights of way (PROW) within the Site.
A PROW (Worsley Footpath 7) runs adjacent to the southern
boundary of the Site, whilst Worsley Footpath 6 runs parallel to
the western boundary of the Site before connecting into
Worsley Footpath 5 in close proximity to the south-west corner
of the Site. This is shown on Figures 3.2 and 3.3 of the
accompanying Landscape and Visual Appraisal.
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Scale and Appearance
11.9. As outlined above, at this time my Client has not
progressed with the formulation of a detailed scheme for the
Site until such time that this can be shaped through discussions
with the Council’s Economic Development Team and market
demand.
11.10. However, our Client would promote a development of
circa 2,000 m2 either in the form of a single commercial (B1, B2
or B8) unit to meet an occupier requirement or smaller
speculative units of between 140 m2 and 230 m2 in a parade of
one or two blocks. Further demand analysis is to be carried out
but our Client is likely to pursue a development orientated
towards smaller units and if so, it will be of a high standard with
the following design principles and parameters:
Ø Steel frame with brick plinth wall at the front with flat panel
and coloured aluminium glazing
systems to the front and profiled metal cladding to the side and
rear elevations;
Ø Profiled metal sheet roof coverings with roof lights;
Ø Wall and roof construction to a ‘very high’ thermal efficiency;
Ø Colour coated shutter doors in the front elevations with an
emergency exit/personnel doors;
Ø 6.5m to eaves and 8.7m to ridge; and
Ø Access and facilities for both able and less able-bodied
persons.
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Council’s decision within the
PDLP not to designate the
Site as such. This would
simply not be justified in line
with paragraph 139(b) of the
NPPF.
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Locational Sustainability
11.11. The Site occupies an inherently sustainable location in
Walkden, and lies around 770m from Walkden Town Centre. It
lies adjacent to an existing employment area and is easily
accessible by residents who could form part of a future local
workforce on the Site.
11.12. The Site is accessible on foot, cycle, and via nearby public
transport (bus) services. There is also a railway station in
Walkden, which could provide access to the Site for any future
workers living further afield via onward public transport (bus)
services.
Technical Sustainability
11.13. In order to establish the Site’s suitability for
development, we have considered a number of key technical
matters which need to be taken into account to inform the
Site’s potential. We have set these out in Table 1 on the
following page (SEE FULL REPRESENTATION TO VIEW THE TEXT
BELOW IN TABLE FORMAT):
Transport and Accessibility
The Site is accessible off Moss Lane. Moss Lane does not
operate at capacity, and increased vehicle movements along
this route would not lead to a severe adverse impact on the
local highway network. No upgrades to the local highway
network should be necessary; however, this will be a matter for
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discussions with the Local Highways Authority in the event of
any development proposals on the Site. Any development
would ensure that the adjacent Blackleach Country Park (Local
Nature Reserve and Site of Biological Importance) remain fully
accessible, and indeed Casey Group would be committed to
enhancing accessibility to the Park through off-site
improvements where
these are justified and meet the CIL Regulations.
Flood Risk and Drainage
The Site is located predominantly in Flood Zone 1, and is at low
risk of flooding. A small part of the Site at its northern boundary
lies within Flood Zone 2. An appropriate scheme for surface
water drainage can be implemented to no detriment to
surrounding land and properties, utilizing sustainable drainage
systems where the opportunity exists to do so. Foul water can
connect into the existing mains sewer.
Ecology / Nature Conservation
To understand the nature conservation value of the Site, a
Preliminary Ecological Appraisal of the Site has been
undertaken. This can be found at Appendix 3 (SEE FULL
SEPARATE REPRESENTATION TO VIEW THIS) of this
Representation. In summary, this has concluded as follows:
Ø The potential for the Site to support Great Crested Newts will
require further investigation through further Surveys given the
presence of 1 x on-site ditch, and 1 x off-site ditch in close
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proximity to the Site. If the presence of Great Crested Newts is
established, a mitigation strategy will be implemented on the
Site to minimise the impact of any development;
Ø Some existing trees on the Site have the potential to support
Roosting Bats, If any of these trees are proposed to be
removed/pruned, further detailed survey work through a
climbing inspection will be required in the first instance;
Ø A detailed Construction and Environment Management Plan
specific to any development should be prepared and submitted
to minimise and mitigate and negative impacts resulting from
the construction process on any retained habitats and off-site
habitats further afield within the adjacent Local Nature Reserve
and Site of Biological Importance;
Ø No badger setts have been observed on or within 30m of the
Site, albeit the Site habitats and surrounding woodland do
provide some suitable habitat for foraging badgers. A preconstruction badger check for the presence of any setts on or
within 30m of the Site will therefore be required;
Ø Whilst the Site does contain some suitable habitat for
commuting and foraging bats, this is a very limited proportion
of that provided in the local area, namely the far superior
woodland and wetland habitats of the LNR and SBI to the north
of the Site. The Site therefore has low suitability for use by
commuting and foraging bats. Avoidance and mitigation
measures will be required with regards to the implementation
of any artificial lighting on the Site.
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Ø The Site trees, scrub and habitat do offer suitable habitat for
nesting birds. As such, habitat removal should take place
outside of breeding bird season.
Ø The Site’s woodland, scrub and grasslands has suitability for
use by foraging, nesting or hibernating hedgehogs. Further
checks should be undertaken prior to any clearance works; and
Ø The presence of invasive, non-native species has been
observed on the Site. A further walkover will be required to
determine the full extent of invasive, non-native plant presence
across the Site. As part of any development, mitigation
measures should be adopted, including the use of bird and bat
boxes, enhancement of the woodland habitats retained on the
Site, and a carefully designed lighting scheme to prevent
disturbing foraging and commuting bats. Mitigation measures
should also be taken during the construction phase to comply
with general environmental best practice measures. In
concluding, the Preliminary Ecological Appraisal has established
that the development of the Site could result in some negative
impacts on the Blackleach Reservoir Site of Biological
Importance without a detailed avoidance and mitigation
strategy. Recommended measures include the retention of
woodland edges around the north-western and south-western
perimeters of the Site, such that there will be no removal or
reduction of the Site of Biological Importance and Local Nature
Reserve habitats. The opportunity also exists to enhance
woodland on the Site through the clearance of scattered fly-tip
rubbish materials, non-native plants, and management/control
of the invasive non-native plant species. The grassland habitats
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are relatively common and widespread, and are not classified as
priority habitats. Accordingly, the Site does not possess
ecological characteristics and features such that they warrant
the protection of the Site from any development, and it does
not possess the same ecological value as the wider Blackleach
Country Park (as indeed has been recognised by its exclusion
from the Site of Biological Importance and Local Nature Reserve
designations). The characteristics of the Site will be typical of
many a greenfield site in the City, including some Green Belt
sites which have been identified for development previously
within the draft Greater Manchester Spatial Framework. This
should not preclude its development.
Trees and Hedgerows
The Site comprises a number of existing trees, the majority of
which are located within the southern part of the Site and its
boundaries. Those trees located at the boundaries of the Site
can be retained where possible, save for the need to secure
vehicular access into the Site from Moss Lane. Where trees are
removed as part of any development, compensatory tree
planting can be provided with a view to ensuring that this
contributes to the achievements of net gains in biodiversity,
whilst also helping to ‘soften’ the location of new development
adjacent to the wider Blackleach Country Park.
Landscape and Visual Impact
To understand the nature conservation value of the Site, a
Landscape and Visual Appraisal of the Site has been
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undertaken. This can be found at Appendix 4 of this
Representation. In summary, this has concluded as follows:
Ø There are no specific landscape designations that directly
cover the Site or the surrounding wider area;
Ø Views of the Site are limited due to intervening mature
vegetation surrounding. Open and partial views of part of the
Site are apparent from Moss Lane to the immediate south-east
of the Site and are seen in the context of the existing built form
and the mature trees of the existing woodland and tree belts
within the Site and to the north. There are also partial views to
the Site from Worsley Footpath 5, 6 and 7 immediately to the
south and west
of the Site. Views from the wider landscape are truncated due
primarily to the intervening mature vegetation and built form;
Ø The development of the Site would result in limited change in
the character and amenity of the views from a few visual
receptors to the Site. This would result in negligible to
moderate adverse effects. Overall, the character of the Site is
influenced by the developed edge of the Linnyshaw Industrial
Estate to the east, and is well-contained by existing mature
woodland. It forms a discrete parcel of land influenced by the
existing Industrial Estate; the Site’s development would not
significantly increase the existing visual envelope associated
with the edge of the settlement; and
Ø Effects on visual receptors will diminish over time as new
planting within the Site, as part of a package of enhancement
measures, begins to establish and mature. Overall, the Site has
a relationship with the Industrial Estate to the east and on
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balance any development will sit within the existing retained
landscape character elements at the Site level. Landscape and
visual effects would be limited to the Site and local level
receptors only immediately adjacent to the Site, reducing over
time through new tree planting.
Ground Contamination
There is evidence of historical uses on the southern part of the
Site but the majority is undeveloped greenfield land. Geoenvironmental surveys will be carried out in due course but the
Site is not likely to be subject to
any form of ground contamination which would preclude its
development. Residential Amenity There are a small number of
residential dwellings which are served via Moss Lane. Future
development of the Site would require some vehicles
movements past these properties. Whilst this will impact on
residential amenity to a small degree, this can be minimised
through planning conditions restricting vehicular movements
and operating hours. Furthermore, as outlined above any
requirements for off-site highway improvements/measures can
be discussed with the Local Highways Authority at the time of
any development.
Residential Amenity
There are a small number of residential dwellings which are
served via Moss Lane. Future development of the Site would
require some vehicles movements past these properties. Whilst
this will impact on residential amenity to a small degree, this
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can be minimised through planning conditions restricting
vehicular movements and operating hours. Furthermore, as
outlined above any requirements for off-site highway
improvements/measures can be discussed with the Local
Highways Authority at the time of any development.
11.14. In view of the above, the Site is not subject to any
insurmountable technical constraints which would preclude it
from coming forward for development.
Deliverability
11.15. The following table considers the deliverability of the
Site for employment uses,
Table 2: Technical Sustainability (SEE FULL REPRESENTATION TO
VIEW THE BELOW TEXT IN TABLE FORMAT)
Availability The developable part of the Site is subject to a single
land ownership (Casey Group), and is not subject to any
covenants or restrictions. The Site is available now for
development.
Suitability The Site’s location adjacent to the existing Linnyshaw
Industrial Estate lends itself as a natural extension to this
successful employment area, which is fully occupied and has no
room for expansion. The proposed employment use of the Site
would not lead to any ‘bad neighbour’ issues.
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Achievability Based on the scale of the Site, it is capable of
coming forward for development within five years. As outlined
above, it is not subject to any technical or availability
constraints. Viability As an undeveloped parcel of greenfield
land, the Site is not subject to any known abnormal costs at this
time which would impact on its viability. Our Client has carried
out preliminary development appraisals of the Site based on
the concept outlined at paragraph 11.10 and is confident that a
redevelopment proposal will be capable of implementation as
soon as planning is in place.
11.16. In view of the above, and subject to a policy change, the
Site is deliverable within five years (and indeed could be
delivered within 12 to 18 months from the grant of planning
permission).Furthermore, our Client would be willing to
develop the Site on a speculative basis to ensure that
development can commence on the Site as soon as possible
Sustainability
11.17. Having regard to the three dimensions of sustainable
development as expressed in paragraph 8 of the NPPF, we set
out in Table 3 below the key economic, social and
environmental considerations associated with the Site’s
potential development:
Table 3: Technical Sustainability (SEE FULL REPRESENTATION TO
VIEW THE TEXT BELOW IN TABLE FORMAT):
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Economic
There is a clear aspiration within the PDLP to protect existing
employment areas, whilst delivering new employment premises
which cater for a range of employment needs across Salford.
This includes in the industry/warehousing sector; indeed, the
draft Greater Manchester Spatial Framework has identified the
need for 320,000 sq. m of new B2/B8 floorspace in Salford. The
Councils Employment Charter also contains a suite of pledges
focused on investing in the local workforce and raising local
employment standards. Whilst a detailed layout for the Site has
yet to be prepared, two Site Options have been prepared
(Appendix 5) by drawing on the Opportunities and Constraints
plan of the Site (Appendix 2 - SEE FULL SEPARATE
REPRESENTATION). Through this initial exercise, our Client has
established that the Site has the ability to contribute positively
towards economic growth and job creation, capable of
delivering in the region of 2,000 sq. m of B1/B2/B8 floorspace
within smaller/starter units of 140-230 sq. m. This would
provide new, modern premises for businesses, including growon space for new businesses. In doing so, this could create up
to 80 full-time employment opportunities based on a ratio of 1
job per 25 sq. m for the type of floorspace which is proposed.
Accordingly, the development of the Site has the ability to align
with the economic aspirations of the City, providing new
employment premises for starter-businesses and employment
opportunities for the local workforce.
Social
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The development of new employment opportunities within
close proximity of people’s homes, and which are easily
accessible, has a role to play in delivering strong, vibrant and
health communities. The development of the Site would
provide just that, reducing the distance which people need to
travel between home and the workplace, and which is
sustainably located.
Environmental
The Site is proposed to be designated as Local Green Space
within the Blackleach Country Park. The reality is that the Site is
privately owned, and does not form part of the wider Local
Nature Reserve and Site of Biological Importance (as shown on
Figure 1 of this Representation). The accompanying Preliminary
Ecological Appraisal has demonstrated that development on the
Site would not harm the integrity of the Blackleach Site of
Biological Importance and Local
Nature Reserve. The Site’s ecological features and
characteristics are largely typical of a greenfield site, and any
impacts arising from development can be appropriately
mitigated. This includes the retention and enhancement of
existing woodland along the Site’s northern and western
boundaries. To this end, it is not considered that the
development of the Site would conflict with Policies A11
(Development likely to attract birds) and BG1 (Greater
Manchester
Wetlands Nature Improvement Area) of the PDLP. Whilst the
development of the Site would result in the loss of some
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existing trees, these are not protected. Furthermore,
compensatory tree planting can be provided as part of any
development. The development of the Site would not prejudice
the use of Linnyshaw Loopline to the north of the Site which is
identified as a Strategic Recreation Route on Figure 20 of the
PDLP. The Site is not located in an Air Quality Management
Area, and is located on a route already utilised for employment
uses. It is also accessible by foot and cycle, reducing pressure on
the private car and providing people with a conscious choice. To
this end, the
development of the Site would, in a small part, help to alleviate
some of the pressure associated with Green Belt release around
Salford to meet future needs, and with it the need for
significant new infrastructure. From a landscape perspective,
the Site is not a valued landscape in planning terms, and the
accompanying Landscape and Visual Appraisal has
demonstrated that the development of the Site would not give
cause to any major or significant adverse landscape and visual
effects, with any impact being localised and mitigated over
time.
Previously Developed Land
As outlined above, and as shown on Figures 3 and 4 of this
Representation, part of the Site previously accommodated built
development originating from the Nineteenth Century. The
precise use is not known but ‘Moss End’ was linked to the early
industrialisation of the area. The 1979 Ordinance Survey (OS)
map of the area (SEE SEPARATE FULL COPY OF THE
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REPRESENTATION TO VIEW THIS) shows that the Site was
occupied by employment development with most buildings
having been removed by the 1991 OS issue. This demonstrates
that there was recent previous development across over half of
the land that we believe should be redeveloped for
employment use holding. Whilst the remains of the previous
structures have to some extent blended into the landscape, we
believe that the re-use of the land would be compatible with
the Council’s objectives to minimise the loss of existing Green
Belt and open land.
11.18. Overall, the Site represents a logical extension to the
Linnyshaw Industrial Estate, extending the built form west
along Moss Road adjacent to existing employment uses. The
Site has the potential to align with the Council’s economic
development strategy and cater for local employment needs.
There are no significant constraints, technical or otherwise,
associated with the Site which would preclude it from coming
forward for development, and it would be deliverable within
five years.
11.19. In view of the above, the Site should be identified by the
Council as part of its site allocations for employment use. Its
proposed designation under Policy GI5 of the PDLP, as part of
the Blackleach Country Park, will unnecessarily impact on the
future development prospects of the Site.
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11.20. Accordingly, our Client objects to its current designation
under this Policy as drafted.
CONCLUSIONS
12.1 Our Client welcomes the opportunity to submit this
Representation in response to the current consultation on the
Council’s PDLP.
12.2. Our Client is firmly of the view that the City of Salford has
the potential to realise significant economic growth over the
next 20 years provided that positive decisions are made during
the ongoing preparation of the Salford Local Plan.
12.3. This will require a pro-active approach from the Council to
the release and allocation of land for new development,
including a mix of brownfield and greenfield land. This includes
our Client’s land interests at Moss Lane, Walkden.
12.4. The Council should adopt an aspirational approach to
economic growth, directing new development to the most
sustainable locations in the City, and specifically sites which are
free of any significant constraints, and which are well-related to
urban areas and existing employment areas. A balanced
approach to delivery should be provided for through the PDLP
without onerous policies which could impact on the
deliverability and viability of sites.
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12.5. As drafted, it is our Client’s consideration that a number
of amendments are required to the PDLP, as set out in this
Representation, in order for it to pass the tests of ‘soundness’
set out in Section
1 of this Representation, and to ensure that Salford is capable
of achieving its economic aspirations and needs up to 2038.
12.6. This includes a review of the PDLP Proposals Map, and the
re-designation of our Client’s land interests at Moss Lane,
Walkden, such that they do not form part of the Blackleach
Country Park. As demonstrated within this Representation, and
the accompanying technical reports, the Site does not hold
significant ecological and landscape value, and its development
would not cause major or significant harm to the integrity of
the Blackleach Site of Biological Importance and Local Nature
Reserve.
12.7. It is also salient to highlight that our Client is willing to
work with the Council to consolidate and enhance the Country
Park within what we perceive to be its natural boundary. In
particular, our Client would be prepared to safeguard land that
it owns (outside of the Site that we believe should be allocated
for employment development) as open space if this forms part
of a comprehensive plan. This could involve transferring the
land to the Council, and it could provide an exciting opportunity
to increase biodiversity and mitigate any loss of habitat arising
from the employment development.
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12.8. Accordingly, our Client objects to the Site’s current
designation under Policy GI5; instead, it is our Client’s
contention that their land interest outlined within this
submission should be identified for employment uses by way of
a site allocation, and which would align with the economic
aspirations set out within the Salford Local Plan and Policy EC1
of the PDLP.
12.9. Furthermore, it is noted that the Site was identified as a
proposed extension to the Green Belt within the draft Greater
Manchester Spatial Framework (January 2019). The Site fulfils
none of the purposes of Green Belt, and our Client welcomes
the Council’s decision within the PDLP not to designate the Site
as such. This would simply not be justified in line with
paragraph 139(b) of the NPPF.
12.10. Our Client looks forward to continuing to engage in the
preparation of the emerging Local Plan, with a view to assisting
the Council in adopting a ‘sound’ Local Plan in accordance with
paragraph 35 of the NPPF.
12.11. Should you have any queries on any of the information
contained within this Representation, or require any further
information on our Client’s land interests at Moss Lane,
Walkden then we would
be happy to assist.
General comments:
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Wainhomes
(North West)
Ltd &
Persimmon
Homes
(submitted by
Emery Planning)
Respondent ref:
A2019
Representation
ref: 2177

Other
suggested site
allocation

Is legally
compliant?:
Not specified
Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
The following report was also submitted by Emery Planning on
behalf of Wainhomes (NW) Ltd and Persimmon Homes. Land off
Springfield Lane and School Lane, Irlam Site-specific
representations – Draft Greater Manchester
Spatial Framework 2019. This is available to view separately.
3.1 The Salford Local Plan defers the issues of housing
allocations and Green Belt release to the GMSF. However,
should work on the GMSF be halted or abandoned at any point
before the adoption of the Salford Local Plan, then the Salford
Local Plan should address these issues and allocate sites for
housing. Therefore, should it become necessary for the Salford
Local Plan to allocate sites for housing development, we
propose the release of our client’s site (land off Springfield Lane
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and School lane, Irlam) from the designated Green Belt for
housing development.
3.2 If allocated, the site would make a meaningful contribution
towards meeting identified housing needs for Salford, which is
for larger and family-sized housing within the outlying areas of
the Borough given the over-reliance upon apartments within
the inner areas that has seriously unbalanced the local housing
market.
3.3 Furthermore, the site would provide a significant amount of
affordable housing, including family homes in the locations
where they are most needed, which should be given great
weight given the identified shortfall in affordable housing
delivery across Salford.
3.4 We provide below a summary of the points made in relation
to the land off Springfield Lane and School Lane through our
previous representations to the GMSF (fully copy attached at
EP1):
•
The site is already well associated with the settlement
edge, any sprawl westwards or northwards is restricted by the
M62 motorway and the site is not integral to the function of the
wider Green Belt.
•
The release of the site for housing is fully justified with
regards to paragraphs 134-139 of the NPPF.
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•
There would be few visual receptors affected by the
development of the site with landscape impacts being localised.
•
There are no known constraints to development of the
site in terms of ecology and arboriculture.
•
Technical work has been carried out with regard to
ground conditions and our client’s site is viable for new
residential development.
•
There are no obstacles to the delivery of this site for the
quantum of residential development identified from a highways
and transport perspective.
•
The site is highly locationally sustainable in terms of
access to key services and public transport as demonstrated
through the work undertaken by Croft.
•
Our clients are major housebuilders with a proven track
record of delivery in the region and they are well placed to
ensure that the site makes a meaningful contribution to the
city-region’s 5-year housing land supply position and addressing
the shortfall in affordable housing.
3.5 To conclude, should the Salford Local Plan need to allocate
sites for housing and amend Green Belt boundaries, then our
client’s site should be considered for an allocation.
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N/A

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
CT3
In effect you say that there is the land around the AJ Bell
stadium
I say then why not plop your precious Warehouses upon them
therefore retaining Barton Moss within the Greenbelt—which is
in my opinion a much more important tourist attraction
NATIONWIDE than yet more shops and eateries…wouldn’t you
agree?
Page 79
You say “The development site shall..
Point 6
“Maintain and enhance Salteye Brook as a wildlife corridor”
I ask how can this be the case when you plan to bring in the
bulldozers which according to my records of this site will
destroy
Willow Tit Habitat
The wintering site for Teal/Goosander/Mute
Swan/Snipe/Stonechat/Woodcock/Reed Bunting and more.
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The summer breeding site for Willow Warbler, Common
Whitethroat/Bullfinch/Wren/Robin and more.

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Do you agree with the proposed GM Allocation 32 North of
Irlam railway Station?
My Answer
No I Disagree
My reasons why I do not agree
I have included a section of an Ordnance Survey Map of Chat
Moss, on page 18 of my comments, (this covers the area from
Barton Moss in the east to Little Woolden Moss in the west to
Irlam/Cadishead Moss in the South and a portion of Astley
Moss lying north of the Manchester Liverpool Railway Line) to
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which in the late nineties in anticipation that this awful (GMSF
dismantling of the Greenbelt where it suits its whim) day would
arrive, I added numbers which correspond to the fields over
which I have wandered for many decades recording the wildlife
whose home this area supports.
My birdwatching and other wildlife sightings over the entire
area of this numbered map I have passed to the Greater
Manchester Ecology Unit plus the Greater Manchester Bird
Recorder and since I was asked to submit these records on
spreadsheets I have, between January 2005 and January 2019,
submitted 103,816 bird sightings during 1589 visits which I feel
may be a ‘little’ more than the people who feel that within this
latest GMSF they have the right to pontificate upon the future
of our greenbelt and its wildlife, allocating areas of land of
which I feel they know NOTHING.
This area of Allocation 32 with respect to my mapping includes
Fields Numbered
42/43/27/29/30/34.
With the proposed destruction of this Greenbelt I feel I can with
some authority, based upon my lifetime of wildlife observations
state that this ill considered (was it actually ‘considered’ or just
a ‘neat’ line drawn upon a map of an area. ‘People who draw
lines’ have, in my opinion, no right to decide upon a landscape
of which they know nothing nor do they consider (ever) that
such landscapes are of vital importance to wildlife already
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under intolerable duress…this in truth I must ask… it will also
impact upon Fields Numbered 40/41/25/28/53/54
This swathe of land you dismiss as a building plot whilst giving
some set of ludicrous so called reasoned points as to why the
GMSF chose this site actually has the following wildlife* upon it
to which and according to government policy we as a nation
must do everything in our power to save from the precipice of
their massive decline over the past half century and hopefully
nurture back into some form of recovery for future generations
of society to value.
*Wildlife I have recorded living on this site to
Breed/Winter/Refuel during migration. As stated above all of
my records of these species including information on numbers
and status are held in the Greater Manchester Ecology’s Units
and GM Bird Recording Group’s Databases.
This list of species that I record on this site has the status of
each species as rated by the UK’s leading conservation bodies
list for Birds Of Conservation Concern with Red being of most
concern and Amber being the next category (from which at the
current and continuing decline of the UK and European bird
populations is rapidly elevating the amber birds into the red
category….)
Red Listed Species
Cuckoo
Curlew

Red Listed Species
Red Listed Species
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Corn Bunting
Red Listed Species
Fieldfare
Red Listed Species
Grey Partridge Red Listed Species
Lapwing
Red Listed Species
Merlin
Red Listed Species
Mistle Thrush
Red Listed Species
Redwing
Red Listed Species
Skylark
Red Listed Species
Song Thrush
Red Listed Species
Starling
Red Listed Species
Willow Tit
Red Listed Species
Yellow Wagtail Red Listed Species
Yellowhammer
Red Listed Species
Amber Listed Species
Bullfinch
Amber Listed Species
Common Snipe
Amber Listed Species
Dunnock Amber Listed Species
House Martin
Amber Listed Species
Kestrel
Amber Listed Species
Mallard
Amber Listed Species
Meadow Pipit
Amber Listed Species
Stock Dove
Amber Listed Species
Therefore I state my objection on behalf of the wildlife “that
would be lost” (which in truth and no matter what such as the
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assistant director of planning said at the Special Irlam and
Cadishead Community Committee for information on GMSF
held on 21st January 2019 “oh there is nothing of real wildlife
value on this land”---an outrageous and inaccurate statement I
feel) which is of such national importance that this GMSF 32
Allocation should be rejected…upon behalf this wildlife alone.
With Respect to points the GMSF within, Allocation 32, seems
to raise in some ludicrous attempt to erroneously ‘validate’ the
destruction of this Greenbelt/Grade One Listed Farmland I feel I
should offer my comments as a resident of this self-sustaining
and settled community of Irlam and Cadishead having lived
here for 43 years, I offer the following with respect to the
points the GMSF has listed for Allocation 32 ‘Land North of
Irlam railway Station’
With reference to page 296 GMCONSULT.ORG
Point 4
This area already has public access with the Rights of Way that
already exist with New Moss Wood being of easy access
therefore I ask are you using what already exists as a bonus
point for the loss you propose to our landscape and wildlife? If
so this is an invalid positive you portray, more a negative loss I
would suggest.
Point 6
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1600 houses = approximately 3000 cars…are these to be
subterranean? Otherwise this square peg (“vehicular access will
not compromise the quality of existing residential areas”) will
not fit into the round hole that is the road network about this
area.
Point 7
Please explain how in the destruction of a vast area of
greenbelt you will maintain that which you propose to destroy?
Please explain by destroying the ONLY stronghold of Red-Listed
and priority species (NERC Act Section 41) Breeding
Lapwing/Skylark plus several pairs of Red-Listed and priority
species (NERC Act Section 41) Yellow Wagtail in this area of the
moss how you as you airily state will maximise diversity.
Now there is a new concept to me (and mankind surely) that in
offering to destroy wildlife GMSF will increase its diversity….do
the people who write this stuff ever live in the real world, other
than the world of money?
Point 8
I feel I might have covered this rebuttal of this facile
twaddle…how can you follow the principles of the Nature
Improvement Area by ripping up its aims and objectives?
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Look at my list of birds you are aiming to destroy and tell me
how GMSF, in burying them will ‘avoid harm’ to them?
Point 11
‘Provide a park by destroying wildlife…now there’s a legacy of
negativity. Parks are not the same as Farmland which if
managed correctly will
•
•
•
•

provide food
provide fresh air for the lungs of both young and old
provide vital habitat for declining farmland bird species
provide vital habitat for bees and butterflies etc

Moving on to your further points
11.189 In which you state this site as being appropriate for
development
I disagree for the transport system we have in Irlam and
Cadishead is already strained by the population as it stands and
to suggest that the proximity to the railway station is an end in
itself is to me unfounded and ill considered.
The trains are running at what seems capacity now and once
the thousands of houses have been built in the
Warrington/Trafford areas these trains I believe will be full even
before they arrive in Irlam.
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11.193 ‘Biodiversity’ ‘Carbon Storage’ ‘Accessible Location’ ‘Off
site nature conservation enhancements’ ‘net gain in
biodiversity’
I disagree with your plan to destroy an area that can and could
increasingly support more wildlife and feel offended that all this
paragraph 11.193 suggests is that you have a grasp of
‘buzzwords’ for conservation whilst having no knowledge of
that which you aim to destroy.
If you recognise that New Moss Wood, The Lowland Raised Peat
Bog and Complementary Habitats of the Moss are of such
import then I would suggest that you obtain money to enhance
and preserve these sites whilst grasping the fact that you do no
good to all of this Mossland Greenbelt by starting the
dismantling of it with this GM Allocation 32.
The following report was also submitted by David Steel in
response to the Publication SLP: DMP: Numbered field maps.
This is available to view separately.24.1
You state that...”Biodiversity is important not just in its own
right but because it is critical to human survival”
Then why might I ask are you agreeing to the wholesale
destruction of the biodiversity areas on Chat Moss under
allocations 32 and 33?24.10
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N/A

Not specified

You state ..”it may be necessary instead to make provision for
new habitats on or off site..”
To which I state that you will be destroying farmland habitat
that supports FARMLAND birds most of which are nationally
and European wide in steep decline. Thus I ask how do you
propose to balance this diversity elsewhere as FARMLAND
BIRDS REQUIRE FARMLAND HABITAT and that is ALL they can
survive upon.

David Steel
Respondent ref:
A0564
Representation
ref: 1899

Site allocation
in RDLP / RD
GMSF

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Allocations 32 and 33 will lessen biodiversity it cannot be
replicated in any old green space.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Do you agree with the proposed policy GM Allocation 33 Port
Salford Extension
My Answer
No I Disagree.
My reasons why I do not agree
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I have included a section of an Ordnance Survey Map of Chat
Moss (From Barton Moss in the east to Little Woolden Moss in
the west to Irlam/Cadishead Moss in the South and a portion of
Astley Moss lying north of the Manchester Liverpool Railway
Line) to which in the late nineties in anticipation that this awful
(GMSF dismantling of the Greenbelt where it suits its whim) day
would arrive. I added numbers which correspond to the fields
over which I have wandered for many decades recording the
wildlife whose home this area supports.
The following report was also submitted by David Steel in
response to the Publication SLP: DMP: Numbered field maps.
This is available to view separately.
My birdwatching and other wildlife sightings over the entire
area of this numbered map I have passed to the Greater
Manchester Ecology Unit plus the Greater Manchester Bird
Recorder and since I was asked to submit these records on
spreadsheets I have, between January 2005 and January 2019,
submitted 103,816 bird sightings during 1589 visits which I feel
may be a ‘little’ more than the people who feel that within this
latest GMSF they have the right to pontificate upon the future
of our greenbelt and its wildlife, allocating areas of land of
which I feel they know NOTHING.
This area of Allocation 33 with respect to my mapping includes
Fields Numbered 49/50 which stretches from Fiddlers Lane in
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the west to Barton Moss Road in the east and is bounded by the
A57 in the south and the M62 in the north.
Plus Field 55 Stretches from Barton Moss Road in the west to
the Brookhouse estate in the east and is bounded by the A57 in
the south (taking in Barton Airport) and the M62 in the north.
With the proposed destruction of this Greenbelt I feel I can with
some authority, based upon my lifetime of wildlife observations
state that to cover this land in concrete, especially for the
specific reason to obliterate it with Warehouses which in my
opinion will be served by a vast fleet of trucks (I think the
flotillas of ships will never really happen—just look at the
creaking infrastructure of the Ship Canal and the areas its swing
bridges would be grinding to traffic halts) is an unnecessary
desecration of our Grade One Greenbelt asset.
I feel that the list of bird species that would be destroyed by
this so called port extension is of sufficient importance to just
let the ‘port’ get on with the vast area it already has permission
to build upon which incidentally is already guaranteeing the
destruction of an important wildlife home upon which
numerous Red and Amber listed birds live…until they are
bulldozed away.
This list of species I record on this site has the status of each
species as rated by the UK’s leading conservation bodies Birds
Of Conservation Concern with Red being of most concern and
Amber being the next category (from which at the current and
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continuing decline of the UK and European bird populations is
rapidly elevating the amber birds into the red category….)
Red Listed Species
Curlew
Red Listed Species
Corn Bunting
Red Listed Species
Fieldfare
Red Listed Species
Grey Partridge Red Listed Species
Lapwing
Red Listed Species
Merlin
Red Listed Species
Mistle Thrush
Red Listed Species
Redwing
Red Listed Species
Skylark
Red Listed Species
Song Thrush
Red Listed Species
Starling
Red Listed Species
Willow Tit
Red Listed Species
Yellow Wagtail Red Listed Species
Yellowhammer
Red Listed Species
Amber Listed Species
Bullfinch
Common Snipe
Dunnock
House Martin
Kestrel
Mallard
Meadow Pipit

Amber Listed Species
Amber Listed Species
Amber Listed Species
Amber Listed Species
Amber Listed Species
Amber Listed Species
Amber Listed Species
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Amber Listed Species

Therefore I state my objection on behalf of the wildlife which is
of such national importance that this GMSF Allocation should
be rejected Upon behalf of this wildlife alone.
With Respect to points the GMSF seems to raise in some
ludicrous attempt to erroneously ‘validate’ the destruction of
this Greenbelt/Grade One Listed Farmland I feel I should offer
my comments
I offer the following with respect to the points the GMSF has
listed for Allocation 33 Port Salford Extension
With reference to Page 299 GMCONSULT.ORG
Point 6 Road infrastructure
When will someone in power accept that the road
infrastructure in this area is already full and by adding
thousands of truck journeys into it will possibly grind the
system to a halt. The old adage that you cannot pour a quart
into a pint glass comes to mind.
Point 12 Landscaping etc
All this site needs is to allow it to reach its full potential as
farmland managed in a way that will enhance the wildlife it
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already supports such as with schemes such as the project
being run by the RSPB at Hope Farm. This is in line with the UK
Government which set a target in 1999 of reversing the decline
of farmland birds by 2020.
Yet here is the GMSF setting out to further reduce farmland
bird populations by allowing warehouses to destroy their
home!
Moving on to your further points
11.195 ‘excellent’ water/rail/road accesses…..
Surely this is a fallacy---the area is a bottleneck and has
nowhere to go no matter how many slip roads you build to
connect to the M60/M62/A57 virtual car-parks (at an ever
expanding stretch of peak hours). GMSF should be looking at
reducing traffic in this area not increasing it.
Please don’t swallow the type of hype (in my opinion) that the
‘glossy brochure producers’ churn out in order to try and get a
concrete foothold on our greenbelt (remember ‘Salford Forest
Park’—fortunately someone saw through that…they perhaps
need to be employed in reading the ‘Port Salford’ glossy tome).
11.195 ‘ high quality manufacturing---‘COULD’…
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I think the operative word (could) says it all…until the twelfth of
never comes to mind..promise the earth at the expense of the
earth…
11.195 ‘’but the ‘unique’ opportunity …outweigh the Grade One
farming potential (and Greenbelt Loss)
In my opinion nothing can outweigh the production of food, the
maintaining and enhancing of our UK wildlife, the fresh air, the
open country to which there is access through a good Right of
Way system especially by a set of Warehouses.
It always seems to me that as soon as the next ‘deal’ on a new
set of warehouses becomes available it simply causes a rush by
existing companies who then leave behind a graveyard of older
empty warehouses.
I am led to believe that the Rhenus Warehouse on the south of
the A57 was a result of such draughts playing by companies. In
my opinion our greenbelt is too precious an asset for all of
Greater Manchester to here squander on yet more warehouses.
How many lie empty in GM already? I might ask you to consider
before wasting our treasure trove of Greenbelt.
11.199 ‘net gain in biodiversity’
You cannot destroy this habitat without decreasing biodiversity
on our Greenbelt---FACT!
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n/a

Not specified

If the owners of this land and GM have such a desire to enhance
the wildlife and habitats of our Mosslands I suggest that they
remove this Allocation 33 forthwith and further that the owner
of this land

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
n/a
General comments:
These comments have also been recorded against policy GI2
and policy GB1
Opposing
AREA 1 (Port Barton Phase 2, GM33), REF EC2 (Page 69 on latest
documentation)
Port Barton --- land north of the A57 at Barton along the West
up to and along the M62 to fiddlers Lane).Salford have a
retained policy for Phase 1 of Port Salford. The concern is with
respect to the proposed phase 2, which is referenced as GM
Allocation 33.
AREA 2 (This is for the 1600 houses.GM32)
REF GB1 (P193) Greenbelt
REF GI2 (P204) CHAT MOSS
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Rest of Development of Greenbelt land associated with Irlam
and Cadishead
Specific Areas of objection consider:
1) Pollution/Air Quality
Reference LDP (page 203) our area lies within an 'Air Quality
Management Area' that is not complying with Government
Policy. Therefore ,how can adding many more trucks and cars
onto the road (area EC4/1) serving the proposed increase in
housing not increase this pollution and decrement air quality.
Even with the shift to more electric vehicles, presently there
will still be significant emissions in the production of electricity
and therefore propulsion of transport.
2) Congestion
An inescapable fact is that the roads are beyond capacity for
our area and wherever the proposals for new roads are; a
proposed link to the M62 at Boysnope/the Peel road out
towards Trafford Park. Currently the ‘supporting evidence’ only
states that it ‘may’ alleviate congestion.
Wherever you try and put in a relief road the existing traffic can
only be directed to the congested road system existing i.e.
M62/M60/M6/M56/A580/A57 bypass which are already full
with considerable long commuter times and so called ‘no travel’
times.
3) Community of Irlam and Cadishead to be swamped
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Having lived in this area for a considerable time, I have found it
to be a stable-self sufficient-low crime -generational area which
has given little cause for Salford City Council to invest into
supporting. Whilst change is good, however what is the cost
when you cannot commute, socialise and enjoy the natural
beauties on the doorstep?
4) Future Food Security
In traversing our greenbelt area on a regular basis I am assured
that this land can and does produce significant food stocks,
namely:
• Wheat
• Barley
• Oats
• Potatoes
• Cabbage
• Carrots
• Celery
• Lettuce
• Oil Seed Rape
As a nation why would one destroy such life-giving GRADE 1 2
and 3A land by replacing it (especially against the backdrop of
BREXIT) with unnecessary construction when other true
brownfield sites are available with better transport links, that
would alleviate numerous points outlined in this objection.
I have observed areas of the greenbelt that in my opinion that
have been seemingly allowed to not produce crops in order to
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perhaps denigrate and temporarily devalue their worth to food
production. This does not distract from the fact that this
greenbelt offers and is historically recognised as some of the
best farmland (of consistent Grade one value) in the UK.
5) Housing and industry increase in Irlam and Cadishead
The community has accepted a large number of
housing/industrial projects over the years that whilst I have
lived in this area all of which have been on brown belt land.
1. Housing Margarine Works
2. Housing Old Precinct
3. Housing Penny Hollow—this land was a legacy ‘to be kept as
an open space in perpetuity!
4. Housing Kwik Save area bottom of Fairhills Road
5. Housing Open land to south of the River (Jezzies)
6. Industry Old Steel works North bank industrial Estate
7. Housing Old Hayes Chemical Plant Cadishead
8. Housing Opposite Hayes Site—yet to be built
9. Industry Old Soap Works on Fairhills Road
10. Not strictly in our area but massively affecting it and the
approach to our community—Port Barton (euphemistically
known as Port Salford)
6) Natural History
The Natural History value of these areas must not be ignored as
the moss-lands are part of major conservation efforts and
recognised value to our future conservation:
a) The Carbon Landscape initiative
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b) The Greater Manchester Wetlands Project
c) The Mosslands strategy led by the Lancashire Wildlife

d) The Nature Improvement Area which is supported by
the planning authorities of Greater Manchester (yes this DOES
include Salford)
e) The State of Nature Report that was launched by Sir
David Attenborough in 2013 with it latest report having been
produced in 2016 in which it clearly states that ‘A new measure
that assesses how intact a country’s biodiversity is, suggests
that the UK has lost significantly more nature over the long
term than the global average. The index suggests that we are
among the most Nature-depleted countries in the world.’
Our (Salford/Wigan) greenbelt supports a wide variety of
wildlife that should be celebrated not lost forever. For example
with respect to the birdlife living upon/depending upon/ using
this Mossland on a day to day basis includes. With reference to
the 2015 updated Birds of Conservation Report, 29 Red Data
and 26 Amber Data birds of which this report states ‘Farmland
birds are still a major concern. Twelve farmland species remain
on the Red list and some, such as the Turtle Dove, are
continuing to decline alarmingly.’
To conclude, this objection challenges the very ethos as to why
any development is required in the area of existing notable and
nature giving greenbelt.
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Participation
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sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

You need to build on ground
that is free of peat.

Yes - I wish
to
participate in
hearing
session(s)

N/A

Not specified

Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

Comment relates to Revised Draft GMSF Allocation 32 (North of
Irlam Station)
The field top of Rosco Road is unfit to build on because of the
underground layers of peat. As stated before, you can pile the
ground for the houses. But you cannot fix the roads, footpaths,
sewer pipes, electric and gas supplies. Over time these will fail
due to movement of the ground.
General comments:

Mr John Hamer
/ SIPP Trustees
Ltd (submitted
by Dolphin Land
and
Development
Consultancy
Ltd)
Respondent ref:
A2018
Representation
ref: 2340

Site allocation
in RDLP / RD
GMSF

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Comments relate to Revised Drfat GMSF Allocation 32 - land to
the north of Irlam Station
LAND AT MOSS BROW FARM, ROSCOE ROAD, IRLAM M44 5LP
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We act on behalf of the freehold owner of the above land, Mr
John Hamer / SIPP Trustees Ltd, who is the owner of some 85
acres (approx.) in the above location.
Some 34 acres (approx.) of our client’s above land ownership is
included in the Council’s current Policy GM Allocation Proposal
as a future housing allocation, so comprising some 27% approx.
of the land included in same.
The subject representation is supplementary to APD Ltd’s / this
Company’s previous planning representations to the current
SLP / GMSF Local Plan processes of 12 January 2017, and
subsequent submission(s) by Emery Planning Partnership on
behalf of Persimmon Homes and Wain Homes on this matter,
which also originally included part of our own client’s land
ownership.
We now attach a copy of a letter we have written to your Mrs
Clare Thorn (Principal Planning Officer), also of today’s date,
updating my client’s position in relation to his land ownership
and the Council’s current proposals in respect of same. We
would be grateful if all of the comments raised in this
correspondence are appropriately considered, where relevant,
in relation to the subject consultation.
We trust that the content of this additional correspondence is
self-explanatory. Should you require any clarification, or wish
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to discuss any matter further, however, please do not hesitate
to contact the writer.
We thank you in anticipation of your attention. For good order,
can we please request your response as to your safe receipt of
this correspondence? We also sincerely apologise for the slight
delay with our submission, but which is regretfully a direct
consequence of the recent coronavirus issues and our problems
last week in respect of having no onsite typists to attend in the
usual manner to our typing requirements. We trust that you
will be sympathetic to this issue.
[Letter to Mrs ClaireThorn referred to above is set out in below]
MOSS BROW FARM, OFF ROSCOE ROAD, IRLAM, M44 5LP:
PLANNING REPRESENTATIONS IN SUPPORT OF THIS SITE’S
INCLUSION AS A FUTURE HOUSING ALLOCATION IN THE
CURRENT SALFORD LOCAL PLAN / GMSF PLANNING PROCESSES
Firstly, I would like to thank you, Mr Shuttleworth (Head of
Planning) and Matt Doherty (Spatial Planning) for your
contributions during our telephone conference call of 17
March, during which we discussed this matter in some detail.
During the above, Mr Shuttleworth made an express enquiry as
to whether my client was willing to see his land, or a significant
part thereof, allocated for future housing in the current Local
Plan process. On behalf of my client, I can strongly respond in
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the positive to this enquiry. Indeed, my client, (whom I assume
you are aware from our previous planning representations
made to the Local Plan process owns some 85 acres (approx.) of
land in this location), would be fully supportive of the inclusion
of as much of his land holding as possible for such
development.
I noted from our discussion that the Council is presently
strongly supporting its earlier Policy GM Allocation 32 proposal,
identifying the land North of Irlam Station, between New Moss
Road and Roscoe Road for around 1,300 – 1,600 new dwellings,
I understand. I estimate that some 34 acres (approx.) of my
client’s land is currently included in this proposal, representing
some 27% or thereabouts of the total allocation. As such, I
assume that our client is either the largest, or certainly one of
the largest, landowners relevant to the delivery of this housing
proposal.
Moreover, I understand that, given the presence of certain
potential highway issues with the current highway / access
assumptions from the south west, a principal access to the GM
Allocation 32 proposal is likely to be required from Roscoe
Road, so through my client’s land.
Notwithstanding the above, I note our agreement that the
known presence of extensive peat across much of the general
West Cadishead area is very likely to significantly impact the
viability and deliverability of this housing proposal, and
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certainly in respect of the net developable acreage of
residential development (and therefore housing numbers) to be
realistically realised from this current proposal.
Clearly, the suitability of ground conditions to support viable,
deliverable residential development must be a crucial
consideration in the allocation of new housing. In this regard, I
understand that the Council is hoping to have an analysis of the
ground investigations which it has recently undertaken across
both the GM Allocation proposal and the wider surrounding
area within the next few days. My client, however, who has
farmed this area over a considerable number of years, readily
anticipates that a significant area of the GM32 land area will be
found to be unviable for housing.
I note, with thanks, your agreement to forward a full copy of
your Consultant’s Ground Investigation Report and findings as
soon as this is at hand.
Whilst it would not be right to pre-empt the results of these
ground investigations, I would reiterate my comment that the
Council should strongly consider extending (or, if necessary,
replacing) any land within its current GM32 allocation, with
additional land both south west and north east of Victoria Road,
again being land within my client’s ownership.
My client is confident, from his long experience of farming this
land, that his 7 acre field to the north east of Victoria Road, and
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immediately to the rear of the Irlam Primary School playing
fields, represents some of the best quality land in the area, both
for farming and as potential building land. It is assumed that
some of his land to the southern side of Victoria Road may also
prove to be of better and “more viable” quality for
development than much of the land presently falling within the
GM32 proposal boundaries, whilst even if some of this land was
deemed to be too problematic to allow development to take
place, a significant portion of my client’s adjacent land might be
considered as very suitable and desirable for incorporation for
buffer landscaping, recreation, ecological / bio-diversity
purposes, in the context of a wider residential layout proposal.
Whilst is would seem somewhat premature and inappropriate
to go into much further detail in relation to the above at this
juncture, and ahead of the crucial conclusions to be drawn from
the Council’s pending ground investigations, I would confirm my
opinion that the inclusion of a significant portion of my client’s
land to both sides of Victoria Road would also importantly then
allow consideration to be given to the incorporation of some or
all of the very extensive and seemingly under-utilised school
playing fields to Irlam Primary School. The latter proposal
might also allow the possibility of improved replacement
facilities (in terms of both quality and scale) on other land
within my client’s ownership which might be deemed viably
unsuitable for development.
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I would add that, whilst no detailed analysis of the potential
highway / access improvements which would be required to
deliver the above proposal has been carried out to date, our
own preliminary overview of this situation is positive, and
certainly so if the cooperation of Irlam Primary School / the
relevant Education Authority can be negotiated. Other
potential access solutions also exist, however, including access
via the southern area of the current Persimmon Homes / Wain
Homes housing proposal off Springfield Land / School Lane,
Irlam, should this land, as a whole or in part, also be deemed
suitable for future housing following the awaited clarification of
the GM32 area ground conditions etc.
For completeness, I also note Mr Shuffleworth’s own comment
that the Council at present would struggle to support the
allocation of the Persimmon Homes / Wain Homes housing
proposal referenced. Whilst I agree that the northerly portion
of this proposal may be deemed to be too distant from Irlam
Railway Station and other facilities to be attractive in terms of
its sustainability credentials, I do believe that some of the
southern land area should be considered as suitable
replacement land to the GM32 proposal, should a significant
portion of the latter land be rendered unviable for
development. If so, my client’s land to the north east of
Victoria Road and adjoining the Persimmon / Wain proposal
should clearly and logically be included as part of any new
allocation identified. Indeed, until my client recently withdrew
from negotiations with Persimmon / Wain, his land north east
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of Victoria Road was historically included as part of these
developers’ planning representations to the Council.
Accordingly, if any part of the Persimmon / Wain land was
identified as a future housing allocation, it would be wholly
illogical for my client’s land north east of Victoria Road not to
be included within same.
I apologise for the length and some of the detail of this
correspondence, but which I have also undertaken, in part, with
the intention of submitting a copy of same to your Council’s
current Development Management Policies and Designations
(SLP: DMP) Consultation process, in way of supplementing and
updating our previous SLP / GMSF planning representations of
12 January 2017 (copy enclosed for all parties’ ease of
reference) and the earlier submission(s) by Emery Planning
Partnership, which originally included part of my client’s land
ownership.
I trust that the above is of assistance to you in clarifying my
client’s position. I look forward to hearing from you in respect
of the Ground Investigation Report referenced, and which I
assume should be made available this week? I would welcome
the opportunity to discuss this matter with you further once we
have both been able to consider your Ground Consultant’s
Report / findings. In the meantime, however, please do not
hesitate to revert to me, should you wish to discuss anything
further.
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Participation
at hearing
sessions

Is legally
compliant?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:

The SLP: DMP policies must
not exceed the levels that
are shown to be viable
within SCC’s viability
evidence base.

Yes - I wish
to
participate in
hearing
session(s)

Is sound?:
No
Complies with the
duty to cooperate?:
Yes

Main comments [Object]
1. Introduction

The proposed levels (and
Purpose
tenure mix) of affordable
housing, as set out within
1.1 This representation is submitted on behalf of The Peel
the relevant SLP: DMP draft
Group (‘Peel’). Peel is one of the leading infrastructure, real
policies are regarded as
estate and investment enterprises in the UK.
highly excessive. Upon
refinement of the ARV in
1.2 The representation has been prepared by Turley, which has accordance with our
substantial experience of preparing viability appraisals in
representations, Peel
support of a wide range of development proposals throughout
requests that draft SLP: DMP
the UK. The representation also reflects Peel’s knowledge of
policies are revised to ensure
market conditions through ongoing engagement and
that the required level of
negotiations with land owners and developers across the region affordable housing required
and nationally, along with knowledge generated by Peel’s
is consistent with the
house building business, Northstone.
underpinning evidence
demonstrating that sites can
1.3 Turley previously provided representations on behalf of Peel viably deliver policy
requirements in full.
to Salford City Council (‘SCC’) in January 2017 in respect of the
published Salford Local Plan Assessment of Residential Viability,
and subsequently in March 2019 in respect of the published
Salford City Council draft Local Plan Assessment of Residential
Viability (‘2019 ARV’).
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1.4 This document sets out Peel’s representation on the current
“Assessment of Residential Viability” (‘ARV’) and its annexes (AK), which were published as evidence to support the Publication
Salford Local Plan: Development Management Policies and
Designations (“SLP: DMP”), as issued for consultation on 27
January 2020 until 20 March 2020. Whilst not clearly stated,
Turley understands that the ARV was prepared by SCC, with
advice from Urban Vision Property Services (“Urban Vision”) in
respect of a number of matters including construction costs and
benchmark land value (“BLV”).
1.5 This representation forms Appendix 1 to the main
Representations Report on the PSLP: DMP, submitted by Turley
on behalf of Peel, and should be read alongside and in
conjunction with the wider representations.
1.6 Peel has a diverse network of businesses including
commercial development, land, ports, airports, leisure and
hotels, and energy facilities and has major land, development
and infrastructure interests in Salford and therefore has a
significant interest in the SLP: DMP. Peel has invested many
millions of pounds in infrastructure and development in Salford
over recent years and has plans for significant further
investment in residential, commercial, retail, leisure and
infrastructure projects.
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1.7 Much of this representation concerns the viability of
provision of affordable housing within new development. SCC’s
assessment of, and policy position for, affordable housing
requirements is of particular importance given the acute need
for affordable housing, very low levels of delivery and the need
to ensure that that delivery is viable. In accordance with the
National Planning Policy Framework (‘NPPF’) [Footnote 1 MHCLG National Planning Policy Framework (‘NPPF’) (as
amended in February 2019)] and National Planning Practice
Guidance for Viability (‘PPGV’) [ Footnote 2 - MHCLG Planning
Practice Guidance for Viability (‘PPGV’) (as amended in
September 2019)] a balance must be struck to ensure that SCC’s
proposed policy requirements do not place at risk the delivery
of development to the detriment of successfully delivery of the
relevant Plan – the SLP:
DMP.
2. Representation
2.1 This representation sets out Peel’s detailed objections to
the ARV, which is the primary document used to inform the
housing policy requirements set out in the SLP: DMP.
2.2 Peel contend that the ARV contains assumptions that are
not market facing or evidenced, which means that policies of
the SLP: DMP based upon it are unsound. The reasons for this
are set out clearly and concisely within the following subsections.
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2.3 Requests and recommendations for SCC to introduce
modifications to the ARV in order to make it robust, and
representative of a sound evidence base for Plan-making, are
stated under a series of subject specific headings.
Viability in Plan-making
2.4 The Government published amendments to the revised
National Planning Policy Framework (‘NPPF’) [Footnote 3 MHCLG National Planning Policy Framework (‘NPPF’) (as
amended in February 2019)] in February 2019 and updated
National Planning Practice Guidance for Viability (‘PPGV’)
[Footnote 4 - MHCLG Planning Practice Guidance for Viability
(‘PPGV’) (as amended in September 2019)] in September 2019.
Both the NPPF and PPGV include an up-to-date position on the
Government’s intended role for viability assessment, the
methodology, and procedures expected of all stakeholders in
the preparation of such evidence.
2.5 Paragraph 010 of PPGV concisely defines the Government’s
objective for the role to be played by viability within the
planning system:
“In plan making and decision making viability helps to strike a
balance between the aspirations of developers and landowners,
in terms of returns against risk, and the aims of the planning
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system to secure maximum benefits in the public interest
through the granting of planning permission.”
2.6 PPGV is clear that the role for viability assessment is
primarily at the plan making stage. Paragraph 002 confirms that
the process must be inclusive and undertaken over several
stages:
“Drafting of plan policies should be iterative and informed by
engagement with developers, landowners, and infrastructure
and affordable housing providers.”
2.7 In addition, PPGV Paragraph 002 states that policies
introduced to the plan should be realistic and deliverable.
Specifically:
“Policy requirements, particularly for affordable housing,
should be set at a level that takes account of affordable housing
and infrastructure needs and allows for the planned types of
sites and development to be deliverable, without the need for
further viability assessment at the decision making stage .”
2.8 PPGV Paragraph 020 confirms that the inputs and findings
of any viability assessment should be set out in a way that aids
clear interpretation and interrogation by decision makers.
2.9 ARV Paragraph 1.2 states that the ARV forms part of the
evidence base for the SLP:DMP and “it should be seen as the
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starting point rather than the only determinant of affordable
housing requirement/policy in the Plan”. Peel regards the AVR
as an important piece of evidence, whose conclusions should be
given full accord within the plan making process by SCC and by
the appointed Inspector at Examination of the SLP: DMP in line
with PPGV. As a result, it is essential its methodology, inputs
and findings are sound.
2.10 The minimum affordable housing requirements, as set out
at SLP: DMP Policy H4 exceed the maximum level of affordable
housing as determined in the ARV for 10 of the 15 tested
typologies. Peel strongly objects to this for such an approach is
contrary to PPGV paragraph 002 and is considered
unevidenced, unjustified and fundamentally unsound.
2.11 A comparison between the maximum level of affordable
housing assessed within the ARV, and proposed SLP: DMP Policy
H4 minimum affordable housing provision is set out within
Table 2.1 overleaf.
Table 2.1: Comparison between ARV results and Publication
Local Plan Policy (Source: ARV; SLP: DMP; Turley analysis)
2.12 The NPPF and PPGV require that drafted Local Plan policies
must be refined and adjusted by Plan-makers to respond to the
underpinning evidence base, and should therefore be
consistent with it. The housing policies of the SLP: DMP, in
particular Policy H4 Affordable Housing have not been
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effectively assessed in accordance with the NPPF and PPGV.
Policy H4 Affordable Housing cannot therefore be considered
justified or sound in its current form. This poses a risk to the
deliverability of the SLP: DMP.
2.13 Peel strongly recommends that the SLP: DMP policies are
amended by SCC to ensure that the required level of affordable
housing can be evidenced as viable and, therefore, deliverable
in accordance with the underpinning viability evidence base.
SCC’s Response to previous representations
2.14 Peel acknowledges and appreciates SCC’s provision (at ARV
Appendix F and G) of Responses to Draft Local Plan
Representations dating from November 2016 and January 2019.
2.15 Transparency within the ARV is greatly improved as a
result of amendments made following Peel’s previous
representations.
2.16 The dwelling mix, number of bedrooms and development
density are now based on analysis of 36 sample residential
schemes covering each of the five value areas set out within the
ARV, which Peel regards as an appropriate evidence base.
2.17 SCC’s Premium value area coverage assumption (6,414 sq
m per hectare equivalent to
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27,940 sq ft per acre) is based on an assumption that schemes
will only be delivered on
a very dense townhouse typology. This is in line with the sample
sites assessment, but
Peel contends that this generates a substantive risk that sites
which prove
inappropriate for terraced townhouse delivery (and cannot
support such high
densities) will be subject to undeliverable and unviable policy
requirements for
affordable housing provision within the SLP: DMP.
2.18 Peel recommends that sensitivity testing is undertaken by
SCC to identify the level of
viability generated by more traditional development of two
storey detached housing
in Premium value areas, to ensure that viability testing takes full
account of potential
delivery at the likely range of densities/coverage levels for
development coming
forward within the Plan period.
2.19 Sales value comparable data is now drawn from April 2018
to August 2019, an
improvement on the historic 2019 ARV data set.
2.20 Professional fees have increased from 5% in the 2019 ARV
to 7%. This allowance is closer to representing current market
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commercial reality, but still falls below the 8-10% allowance,
which is regarded as the minimum provision for Local Plan
viability assessment purposes in order to allow for a sensible
range across different site types, complexities and scales.
2.21 Peel does, however, remain highly concerned that a
number of valid representations raised by Peel in previous
submissions remain either unanswered in SCC’s responses, or
are inadequately responded to. Peel continues to object on this
basis, with detailed technical points set out under the following
sub-headings.
2.22 Reference is made to the headings and paragraph
numbering within the ARV and its appendices for ease of crossreference. Matters requiring clarification or alteration by SCC
are stated in bold.
Approach to viability testing
2.23 ARV paragraph 3.5 states that abnormal costs are not
reflected within the typology testing adopted within the ARV.
This is reiterated at ARV paragraph 4.45, with abnormal costs
expected to be dealt with on a site specific basis, with such
costs generating a reduced existing use value(‘EUV’) and,
thereon, a reduced Benchmark Land Value (‘BLV’).
2.24 This assumption is regarded as wholly unsound for the
following reasons.
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2.25 ARV paragraph 3.12 states that 92% of development in
Salford is estimated to be constructed on brownfield land, and
the ARV assumes that all development takes place on
previously developed land within the typology testing.
2.26 On this basis, it is regarded as essential that a minimum
abnormal allowance must be included within any viability
testing. The nature of previously developed land will,
inherently, generate abnormal costs when brought forward for
residential redevelopment and these cannot be ignored.
2.27 Site specific viability testing will still be required where the
abnormal costs exceed the tested generic levels.
2.28 The ARV BLV is assessed in line with an Existing Use Value
+ (‘EUV+’) approach, with the existing use based on industrial /
employment land that is within an urban location and is
brownfield.
2.29 A premium is added to the EUV, in line with PPGV.
2.30 The adoption of an EUV-based BLV means that there is no
scope for reduction in the BLV to reflect abnormal costs.
2.31 The EUV reflects the value that can be generated by the
site in its current state and a landowner will not release their
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site for a lower amount. Therefore, the BLV set on an EUV+
basis must be regarded as a fixed minimum landowner return.
2.32 Consequently, the comments at ARV paragraph 4.45,
where it is stated by SCC that “any site specific issues should
result in a reduced existing use value”, are regarded as
fundamentally unsound. Such an approach risks sterilising
brownfield development land for the reduction of abnormal
costs from a modest EUV+ BLV will undermine landowner’s
motivations and incentive to dispose of land for alternative uses
(i.e. residential development). This poses a fundamental risk to
the delivery of the SLP:DMP.
2.33 Peel strongly recommends that an appropriate minimum
abnormal cost allowance must be included in the typology
viability testing by SCC to correctly reflect the previously
developed nature of the majority of sites coming forward for
development in Salford.
2.34 It must also be recognised that abnormal cost deduction
from a BLV that is based on the EUV of a site is commercially
unrealistic and represents a flawed approach. Landowners
simply will not sell their site for less than they would obtain
when sold for its existing use. It is Peel’s expressed view that
deductions from the BLV, as proposed at ARV paragraph 4.45
are fundamentally unsound.
Development Typologies
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2.35 The ARV excludes sites that fall within the green belt, or
sites that are allocated for housing, as it is stated that these will
be progressed through the Local Plan: Core Strategy and
Allocations Document and/or the GMSF.
2.36 A generic approach to a site assessment is adopted within
the ARV, which Peel regards as acceptable.
Land Type (Greenfield and Brownfield)
2.37 The ARV states that 92% of housing included in the Salford
Housing and Economic Land Availability Assessment will be
constructed on previously developed land, with 8% on
Greenfield land. Therefore, the ARV adopts typologies which
represent development on Brownfield rather than Greenfield
land, which is regarded as acceptable by Peel.
Mix of Dwellings (Houses and Apartments)
2.38 The proposed approach to the assessment of three
typologies consisting of houses; mid density apartments; and
high density apartments is regarded as reasonable and
representative by Peel.
Houses
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2.39 Except within Premium value areas, the proposed
densities, unit sizing and unit mix generates levels of
development coverage that are now very similar to those
proposed by Peel in the 2019 ARV representation. The unit mix
and density assumptions are now based on analysis of 36
developments in Salford, and are regarded as acceptable.
2.40 As previously referenced, the Premium value area unit mix
and density reflects a specific type of townhouse development
and sensitivity testing is required to assess the viability of
schemes where terraced townhouses are not appropriate.
Mid and High Density Apartments
2.41 The mid density apartment density, unit mix and number
of storeys is based on analysis of 18 mid density developments
in lower value areas of Salford and the high density
assumptions are based on analysis of 31 high density
developments in higher value areas.
2.42 Mid density development is assumed at 4 storeys, with
high density development at 15 storeys.
2.43 The apartment development assumptions appear to be
appropriately evidenced and acceptable.
Gross internal floorspace of dwellings
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2.44 Unit sizing is based on Nationally Described Space
Standards (‘NDSS’), with garages included for all detached units.
2.45 Based on the adopted unit mix and development density,
the adopted unit sizing is regarded as acceptable.
Net to gross adjustment
2.46 ARV Paragraph 3.48 proposes the gross to net area
reduction for the mid-density apartment typology as being 15%,
and 17.5% for high density apartments. Peel regards both
reductions as unduly low.
2.47 As stated in Peel’s submitted January 2017 and 2019
representations to SCC, Peel has evidence in respect of two
schemes in Salford, one of which was subject to an 18.5%
reduction from gross to net area, and the other was subject to a
19% reduction. Peel regards both schemes as extremely
efficient, with no site specific factors to impact on their design.
Turley has recent experience of a further scheme in Salford
where the gross to net reduction was 19.5%, and Peel are
currently dealing with a mid density scheme of six storeys
outside of Salford which has a 20% reduction from gross to net.
2.48 Peel recommends that, in order to ensure that viability
testing is not tested at the limit of delivery expectations, a 20%
reduction from gross to net area is regarded as an appropriate
average rate for adoption within a mid or high density scenario
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testing exercise for market-sale schemes for local plan viability
purposes.
2.49 This approach will avoid placing such scheme typologies at
the margins of viability. A low assessment of gross internal area,
as presently applied within the ARV will underestimate
construction costs and will overstate development scheme
viability.
2.50 The ARV draws no evidence in respect of appropriate net
to gross adjustments from the 49 apartment schemes that have
been used as the evidence base for other assumptions.
2.51 Peel request that relevant local market evidence must be
published by SCC to support the adopted net:gross assumptions
proposed. If this is not undertaken, there is no ‘available’ or
relevant evidence upon which SCC is basing its position.
Without evidenced justification, SCC’s assertions are unsound.
2.52 If appraising Build-to-Rent (‘BTR’) development, Peel
would expect the gross to net area reduction to be 25%-30% to
reflect the increased provision of communal and amenity areas.
Given that SCC has not appraised BTR schemes within the ARV it
would be expected that site-specific viability assessment would
be required in respect of planning applications received for this
type of development, with due regard had to the design
requirements of BTR, in diverting from the input assumptions
within the ARV.
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Viability Assessment Assumptions
2.53 ARV paragraphs 4.3 and 4.4 reference viability assessment
work being undertaken by Three Dragons (‘3D’) on behalf of the
GMCA, in respect of the GMSF.
2.54 ARV paragraph 4.4 states:
2.55 “The city council has sought as far as possible to align its
Local Plan viability assessment with the emerging assumptions
and inputs in the GM viability assessment. However, with
regards to a small number of the assumptions, the city council’s
Local Plan assessment has departed from the emerging GM
viability assessment assumptions given that there are Salford
specific values for some of the costs etc.”
2.56 Whilst it is acknowledged that each authority within GMCA
may require subtle alterations to assumptions, it should be
expected that core assumptions will remain stable.
2.57 It is noted that the ARV adopts a divergent approach to
construction cost assessment when compared to the 3D
approach, with the ARV assumptions based on unpublished
advice from Urban Vision. Further commentary in this regard is
provided within the appropriate later section within this
representation.
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2.58 Peel regard consistency of methodology between GMCA
and local authority assessments of viability as important to
ensure that a consistent approach is adopted. Divergence from
the overarching assessment by 3D must be thoroughly
reasoned and evidenced.
Gross Development Value
Residential sales values
2.59 The ARV provides an improved residential sales
comparables data set in comparison with that attached to the
2019 ARV, with a minimum of 16 sales per value assessment
location.
2.60 The values adopted for the six value areas determined
within the ARV generally fall just below the mean of the
minimum and maximum £/sq m values generated by the
comparables and are regarded as acceptable by Peel.
Average ground rent per annum (£)
2.61 ARV paragraph 4.19 proposes apartment ground rents at
an average annual amount of £150 for mid density and £300 for
high density.
2.62 The mid density average is regarded as acceptable, but the
high density apartment average is excessive.
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2.63 Mainstream lenders have introduced caps to acceptable
ground rent levels for mortgage lending on new apartment
units (e.g. Nationwide, Halifax, Barclays etc.). The consensus is a
cap at 0.1% of capital value with reviews limited to a minimum
of 5- yearly and uplifts capped at RPI.
2.64 Given the above, and the wider context of impending
Government legislation, a ground rent investment yield of 5%
does not reflect the downturn in market conditions relating to
ground rents following Government intervention.
2.65 Peel requests the provision of supporting comparable
evidence by SCC to support the proposed levels of ground rents
and investment yields in new development in Salford if SCC is to
maintain its stance.
2.66 Given levels of ground rent growth must now be expected
to be minimal in comparison to the rates that have been
generated during recent years, if SCC cannot provide supporting
evidence, ground rents must be capped at 0.1% of capital value
and investment yields restricted to 10% (to reflect limited
revenue growth prospects). This is an approach already being
adopted elsewhere in the country in viability assessments and
independent site specific reviews.
Land acquisition costs
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Benchmark Land value
2.67 The BLVs adopted in the ARV have not changed from those
within the 2019 ARV.
2.68 Significant concerns were raised by Peel within the
submitted 2019 representation in respect of the assessment of
BLVs, and minimal response has been provided in ARV Annex G,
with reference made only to the adoption of BLVs at similar
levels to those proposed by 3D in their GMSF assessment.
2.69 PPGV states explicitly that Benchmark Land Values (BLVs)
should, “…be informed by market evidence including current
uses, costs and values.” [ Footnote 5 - MHCLG (2019) PPGV:
Paragraph: 014 Reference ID: 10-014-20190509]
2.70 PPGV subsequently requires plan makers to:
“…establish a reasonable premium to the landowner for the
purpose of assessing the viability of their plan. This will be an
iterative process informed by professional judgement and must
be based upon the best available evidence informed by cross
sector collaboration…” [Footnote 6 - MHCLG (2019) PPGV:
Paragraph: 016 Reference ID: 10-016-20190509]
2.71 Crucially, PPGV confirms that the BLVs set must reflect the
“…reasonable expectations of local landowners” [Footnote 7 -
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MHCLG (2019) PPGV: Paragraph: 016 Reference ID: 10-01620190509].
2.72 ARV Table 13 under Paragraph 4.35 sets out the threshold
land values (i.e. BLV), calculated on a per hectare basis utilising
what is stated to be the Existing Use Value Plus (EUV+)
approach.
2.73 ARV Paragraph 4.32 states that the appropriate BLVs for
the purposes of the ARV have been recommended by Urban
Vision, based upon an EUV+ approach with the existing use
assumed to be industrial/employment land – which is applied
to all typologies within the assessment.
2.74 ARV paragraph 4.33 states: “Although not all land that will
come forward for residential development will be on
employment land it is considered reasonable to apply the
employment values to all of the typologies in this assessment.
Whilst other land uses may have a different EUV and could
command a higher/lower value, for the purposes of the high
level assessment it is deemed proportionate to apply this
figure.”
2.75 The industrial/employment BLVs applied within the ARV
vary from £370,000 per hectare in low value areas to £595,000
per hectare in premium value areas respectively. No supporting
explanation or local market evidence is provided within the ARV
to justify the variable approach to industrial/employment land
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values adopted. It is not clear why industrial land in a lower
value residential location will command a lower value than
industrial land in a higher value residential location. In reality,
lower value locations are more likely to be located close to
significant highways and are likely to generate greater demand
from industrial occupiers than higher value locations.
2.76 ARV paragraph 4.36 states: “The range of benchmark land
values identified in the table above [Table 13] are broadly in
line with the upper and lower BLVs for brownfield industrial
sites in the emerging Three Dragons et al viability work covering
the whole of Greater Manchester.”
2.77 However, 3D propose a range of brownfield industrial land
values of £230,000 - £525,000 per hectare on the basis that the
variation reflects the size of the site, rather than its residential
value location. Based on Turley’s knowledge of the industrial
land market across Greater Manchester, the 3D range of values
falls at the lower end of the range of industrial values – before
allowing for any premium to incentivise release for
development of alternative uses (e.g. residential).
2.78 In what represents a competitive market for commercial
land, it would be expected that industrial EUVs would range up
to £400,000/gross acre (£990,000/gross ha) depending on
market location, site scale and condition. In a representation
made following the 3D Developer’s Workshops, Turley stated
that, in order to ensure a sound approach, 3D must undertake
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further due diligence, including a market sense-check of the
proposed BLVs, with these adjusted accordingly to reflect
market-facing EUVs, plus a reasoned and evidenced premium.
2.79 Peel request that appropriately evidenced
industrial/employment values are adopted to set the BLV for all
value areas, with the EUV based on comparable evidence drawn
from sites of similar size to those assumed within the ARV. In
line with PPGV, it is also essential that residential land
comparable market evidence is presented and reviewed in
order to provide a cross-check against the proposed EUV+. No
reference to any cross-check is currently provided in the ARV,
which is deemed unsound.
2.80 The premiums to incentivise landowners to sell their land
are set at 20% (above EUV) for family housing and mid-density
apartments, and 30% for high density apartments. The
corresponding maximum EUV+ values are £714,000 per hectare
and £773,500 per hectare respectively in premium value areas,
as an example.
2.81 No market evidence is provided within the ARV to support
the EUVs applied and landowner premiums set. The use of
arbitrary uplifts (premiums) should regarded as inappropriate
and flawed (see the Judgement of the High Court in the
Parkhurst Road case and the critique of the use of an “arbitrary
number and…method [that] does not reflect the workings of
the market” [Footnote 8 - Parkhurst Road Limited and Secretary
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of State for Communities and Local Government and The
Council of the London Borough of Islington [2018] EWHC 991
(Admin), [57] and [145]]
2.82 Peel also objects to the broad brush approach applied to
setting benchmark land values for apartment schemes within
the ARV. Objections to this were provided by Peel in the 2019
ARV representation, but no response to those comments has
been provided by SCC, which is unreasonable.
2.83 Apartment developments (especially high density) are
more likely to take place in locations where alternative uses,
other than industrial are prevalent. For example, it is likely that
apartment developments in Salford city centre, Salford Quays
and Ordsall Waterfront will take place on land that is currently
in other existing active uses, such as offices.
2.84 3D propose brownfield city centre land values of £5m £15m per hectare, with the range reflecting varying
development density/height. Such values reflect the increased
land value expectations in prime/high value locations where
high density development will take place.
2.85 From research undertaken by Turley, and discussions with
apartment developers, Turley and Peel’s understanding of the
Salford and Trafford/City Centre market indicates that land
transaction values achieved on high density city centre
apartment development sites can equate to circa £15,000 859
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£20,000 per plot. The benchmarks applied in the ARV will fall
very significantly below this when converted from a £/ha rate.
2.86 Overall, Peel considers that the BLVs applied within the
ARV fail to reflect the reasonable expectations of local
landowners and could stifle development if applied in practice.
This will pose a risk to delivery and is therefore unsound. This
must be resolved by SCC. On the basis of a 330 unit high density
apartment scheme on a 0.6 ha site, as assumed in the ARV, a
land value equating to £15,000 - £20,000 per unit would
generate a land value of £8,250,000 - £11,000,000, falling
within the BLV range proposed by 3D.
2.87 The development of apartment schemes produces a much
higher density of development in comparison to family housing
schemes and, consequently, a landowner will expect any mid /
high density apartment development to have the potential to
generate land values well in excess of those which could be
generated from traditional low-rise housing schemes. Without
this level of return there would be no incentive to deliver
higher-rise forms of development.
2.88 It is regarded essential for SCC to undertake a ‘sense
check’ against the value per unit generated for apartment site
testing within the ARV owing to their increased development
density.
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2.89 SCC has not followed the methodology set out in PPGV in
preparing the ARV in this respect and it is flawed as a result.
Peel regards it as essential that transactional evidence and
detailed reasoning is made available to support the BLV
adopted for the assessment of scheme viability within the ARV,
in line with PPGV.
2.90 SCC has not provided any response within ARV Appendix G
to the comments provided by Turley on behalf of Peel in
respect of the need to reflect land owner’s increased
expectations of land value for higher density apartment
schemes in comparison to housing schemes.
2.91 ARV Appendix G states that the BLVs in the ARV are
broadly in line with the upper and lower BLVs proposed by 3D.
On the face of it, the BLVs are similar, but 3D propose to vary
values dependent upon site size, whereas the ARV varies on
residential sales value. The approach is not, therefore,
comparable. As previously stated, the 3D brownfield BLVs are
regarded as minimal and insufficient to reflect good quality
industrial land.
2.92 In line with PPGV, Peel requests that SCC reviews land sale
and planning application/permission evidence in order to form
appropriate benchmark land values for brownfield land, reweighted for policy compliance.
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2.93 It is Peel’s request that SCC engage with landowners,
promoters and developers to rectify the concerns raised by
effectively establishing and seeking to agree appropriately
evidenced BLVs, which will be sufficient to incentivise local
market delivery, prior to the Examination of the SLP: DMP.
PPGV is clear on the importance of this process in ensuring the
evidence base is robust. It states:
“In order to establish benchmark land value, plan makers,
landowners, developers, infrastructure and affordable housing
providers should engage and provide evidence to inform this
iterative and collaborative process.” [Footnote 9 - MHCLG
(2019) PPGV: Paragraph: 013 Reference ID: 10-013-20190509].
2.94 Engagement to date has been insufficient to address the
issues raised above, which have already been raised with SCC.
The evidence that supports SLP: DMP Policy H4 (Affordable
Housing) of the Plan is therefore unsound.
Development Costs
Build Costs
2.95 ARV paragraphs 4.39 and 4.40 confirm that advice from
Urban Vision has been adopted in the assessment of
construction costs.
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2.96 Reference is made to RICS BCIS costs, but these are
discounted as not representative of actual build costs. This
contrasts with PPGV, which states that: “Costs include: build
costs based on appropriate data, for example that of the
Building Cost Information Service”.
2.97 No justification is provided by SCC or Urban Vision as to
why RICS BCIS data does not provide “appropriate data” for the
purpose of the ARV. This is a significant gap in the evidence
base, and a flaw which must be addressed before the Plan
proceeds any further.
2.98 Urban Vision propose “all-in” construction cost rates that
are inclusive of base build, externals, infrastructure costs,
apartment parking and, whilst not stated, it is assumed, garage
costs as follows:
• £1,130 per sq m for houses;
• £1,292 per sq m for mid-density apartments (3-5 storeys); and
• £1,884 per sq m for high density apartments (6-15 storeys).
2.99 ARV paragraph 4.41 states that the costs adopted in the
ARV “are broadly consistent with the emerging build costs (base
build + plot + site infrastructure) in the Greater
Manchester viability work being undertaken by Three Dragons
et al…”

863

Participation
at hearing
sessions

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

2.100 From review of the 3D construction cost assumptions, it is
clear that the ARV costs fall significantly below those proposed
by 3D.
2.101 The 3D construction cost assumptions set out by 3D for
adoption on all sites are set out in Table 2.2.
Table 2.2: Three Dragons GMSF Cost Assessment
2.102 Turley has made representations to GMCA in respect of
the 3D assumptions, including disagreement with 3D’s
proposed 7% allowance for external works. From the developer
workshops held by GMCA / 3D, it was indicated that certain
external works may be included in the base build cost, but
clarity has not yet been provided and Turley / Peel’s objection
continues to stand.
2.103 It is, however, clear that the costs set out by 3D are
significantly in excess of those proposed in the ARV, rather than
being “broadly consistent”.
2.104 The 3D assumptions include a significant allowance for
demolition, decontamination, remediation and site wide
infrastructure (abnormal costs). Such costs are not included in
the ARV and are regarded as essential to reflect development
reality on brownfield sites, albeit infrastructure costs are likely
to be proportionately lower for smaller scale sites (pro-rata) in
comparison to large scale strategic sites.
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2.105 The average of the three 3D housing types generates a
total all-in cost of £1,675 per sq m in comparison to the ARV
cost of £1,130 per sq m.
2.106 A differential of £545 per sq m will result in the
assessment of dramatically different viability surpluses/deficits
and the 3D costs will be significantly higher than those adopted
in the ARV.
2.107 The differential between 3D and the ARV for 3-5 storey
flats is £-503 per sq m and for 7-15 storey flats is £-1,240 per sq
m (with the ARV being the lower).
2.108 In comparison to 3D data, BCIS data and both Peel and
Turley’s market knowledge gained through detailed discussions
and receipt of confidential information from housing and
apartment developers, Peel regards the costs adopted in the
ARV as falling significantly below the levels required in order to
reflect current costs in the development industry when applied
within local plan viability assessment.
2.109 As a result, it must be concluded that the viability results
generated by the ARV will significantly exaggerate the levels of
viability from all types of residential schemes.
2.110 The construction cost information utilised by SCC (as
advised by Urban Vision) within the ARV is effectively provided
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on a ‘black box’ basis, offering no transparency and no
evidential support. In contrast, RICS BCIS data is published
(albeit subject to subscription) and is widely accepted for Local
Plan viability testing purposes, having been endorsed for use by
Government for this purpose within PPGV.
2.111 As a result, the ARV does not comply with PPGV
paragraphs 008 and 010 which clearly state that transparency is
required in respect of viability appraisal assumptions and it is
entirely unclear how evidence would be presented by SCC at
examination for robust assessment and interrogation by the
Inspector and participants. On this basis the ARV is flawed and
unsound.
2.112 Furthermore, no evidence is provided by SCC within the
ARV to justify the adopted construction costs. The use of very
low construction costs will vastly overstate development
viability, and will dramatically and erroneously skew the results
emerging from the ARV.
2.113 Peel requests that SCC publish a copy of the ARV’s
adopted base build plus external works cost data for each
typology to enable examination of the adopted assumptions at
a suitable level of detail and to ensure that they are evidenced
and justified in line with NPPF paragraph 35.
2.114 Peel also requests that further detail is provided by SCC in
respect of the evidence adopted in the assessment of build
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costs and external works, and further evidence to show that the
construction costs adopted are based on an appropriate range
of developments. This must include family housing and
apartment schemes exceeding six storeys. The current ‘black
box’ approach adopted by SCC is opaque and inappropriate for
Local Plan viability testing purposes. Viability evidence must be
transparently published for stakeholder review and comment. It
is entirely unclear how this form of evidence would be
presented and assessed robustly at Examination. Peel considers
it would be deemed unsound.
2.115 Finally, Peel requests that SCC conduct a revised
assessment of construction costs which must be clearly based
upon market evidence of current costs. If evidence cannot be
provided, SCC must revert to BCIS costs, in line with PPGV. The
revised cost assessment must provide the necessary
transparent detail to enable appropriate stakeholder review
and engagement, and to ensure that viability assessments are
modelled on the basis of achievable and deliverable levels of
construction costs.
Abnormals such as decontamination and demolition
2.116 ARV paragraph 4.45 states that “…some sites, particularly
those of a brownfield nature, will have an element of abnormal
costs.”
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2.117 However, despite the assumption that all development
site will be brownfield, no abnormal cost allowance is adopted
within the ARV viability testing.
2.118 It is proposed that abnormal costs will be accommodated
within a BLV that falls below the EUV.
2.119 The point of an EUV is that it provides a minimum
benchmark beneath which a site will not be released, as the site
has a baseline current value that is not dependent upon any
potential alternative development value, hope value, or
planning ‘gain’. Therefore, a BLV that is based on a EUV+
methodology cannot be assumed to be reduced below this to
absorb additional abnormal costs.
2.120 3D viability assessment assumptions for the draft GMSF
recognises this and adopts demolition, decontamination,
remediation and site wide infrastructure at 30% of base build
2.121 As stated earlier in this document, Peel requests that an
appropriate minimum abnormal cost allowance must be
included in the typology viability testing to correctly reflect the
previously developed nature of the majority of sites coming
forward for development in Salford.
2.122 It must also be recognised that the proposed abnormal
cost deduction from a BLV that is based on the EUV of a site is
flawed and unsound, as a land owner will not sell their site for
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less than they would obtain when sold at market value for its
existing use. It is Peel’s expressed view that deductions from
the BLV, as proposed by SCC at ARV paragraph 4.45 will be
found unacceptable and unsound.
Other scheme costs
Marketing, sales and legal fees
2.123 SCC has amended its approach to legal fees. In the 2016
ARV, a 0.75% allowance was added to marketing and sales fees,
but this was removed in the 2019 ARV and the current ARV.
Peel regards a 3% allowance for sales and marketing fees as a
minimum, with the cost of sales legal fees required in addition.
2.124 ARV Appendix G states that the addition of a £750 per
unit legal fees allowance is not considered appropriate, being in
line with area-wide assessments and CIL examinations. In
contrast, review of the Cheshire East CIL and Rossendale Local
Plan examination papers from 2019 indicates the use of
marketing, sales and legal fees at 3.5% of the market housing
GDV.
2.125 Peel request that marketing, sales and legal fees are
amended to 3.5% of market housing GDV to correctly reflect
market expectations. SCC’s current approach applied in the ARV
is unjustified and unsound.
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Professional fees (building design fees)
2.126 Professional fees have increased from 5% in the 2019
ARV to 7% of base build costs within the current ARV.
2.127 This is regarded as falling below the appropriate level of
8-10% as stated in previous representations. Peel maintains its
objection on this basis – as referenced earlier in this
representation document.
Building contingencies
2.128 At ARV Table 17, the building contingencies are stated as
3% of build costs.
2.129 Firstly, Peel regards the current contingency allowance in
the ARV as insufficient, with contingency for Local Plan viability
testing widely accepted at 5% - on both brownfield and
greenfield sites, as evidenced within the Cheshire East CIL and
Rossendale Local Plan examination papers from 2019, where a
5% contingency allowance was applied to all construction costs,
external works and professional fees.
2.130 Secondly, the building contingency allowances are
actually applied to base construction costs and external works
within the ARV appraisals.
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2.131 However, contingency allowances should apply to all
costs of construction, including: base costs; external works;
abnormal costs; accessible and adaptable costs in achieving
national accessible and adaptable dwelling standards under
optional requirement M4(2) of the Building Regulations; and
professional fees.
2.132 In order to ensure that the ARV viability assessment is not
positioned at the margins of viability, or otherwise overstating
the viability of sites to provide affordable housing (in addition
to other policy costs), Peel requests that contingency allowance
is applied at 5% to all cost of construction, as set out above,
within the ARV.
Developer Profit
2.133 The developer profit level is set out at 17.5% of GDV
within ARV Table 17. This is a reduction from the 18% profit
adopted in the 2019 ARV.
2.134 Peel was prepared to accept an 18% profit level of the
basis that it reflected the on-site delivery of affordable housing
units, with the profit reflecting a blended return (even though
the ARV appraisals are set out on a MV only delivery).
2.135 The arbitrary reduction in profit level so that it now sits in
the middle of the range referenced in PPGV is regarded as
inappropriate and unreasonable.
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2.136 It is anticipated that following the introduction of
appropriate construction costs and benchmark land values into
the ARV testing, affordable delivery will be shown to be viable
in limited scenarios and the profit level should be lifted closer
towards 20% to reflect a predominance of market sale delivery
– and the elevated risks of construction on brownfield sites.
2.137 Peel requests that the profit level is increased to 18%, to
reflect blended delivery of market and affordable housing units.
2.138 A developer return equating to 20% of GDV is regarded as
the minimum requirement that should be applied in the ARV for
market housing sale appraisal to also reflect the risks associated
with construction on brownfield sites in this market.
Scheme timings
2.139 Transparency of information in respect of scheme timings
has been improved within the ARV in comparison to the 2019
ARV, with cashflows available from SCC, upon request.
2.140 As referenced in previous representations, a four month
build period prior to first unit sale for housing development is
regarded as insufficient by Peel. Assuming existing highway
access, national house builder modelling adopts a six month
build period prior to first unit sale in month seven.
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2.141 The sales rate of 45 units per annum (3.75 per month) is
regarded as excessive, especially considering that viability
testing covers all levels of sales values. It must be expected that
sales rates in lower value areas will reduce in comparison to
higher value and more desirable areas. A sales rate equating to
2-3 sales per month is more generally adopted for local plan
viability assessment, as found within the Cheshire East CIL and
Rossendale Local Plan examination papers from 2019.
2.142 ARV Appendix G refers to the adopted sales and build out
rates reflecting those seen in the city, however no evidence is
provided to support the assumption, which is inappropriate.
Evidence utilised within the ARV to underpin the SLP: DMP
must be transparently presented and ‘available’ in accordance
with the NPPF and PPGV. Without this the ARV is not justified
(in accordance with NPPF paragraph 35b) and is unsound.
2.143 Mid and high density apartments are assumed to be 90%
reserved off-plan with presales completed upon practical
completion of construction. The remaining 10% are modelled to
sell within 3 months after construction end. Peel regards the
proposed sales rates as very aggressive considering that mid
density apartments are tested in all value areas and high
density apartments are tested in all but low/mid and low value
areas.
2.144 Peel would not expect to see off-plan reservations
exceeding 50% of total units prior to practical completion.
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Utilisation of a higher rate of off-plan reservations is unjustified
(contrary to NPPF paragraph 35b) and does not reflect either
local plan viability assessments or site-specific viability
assessment conducted across Greater Manchester.
2.145 The source of the evidence for the apartment sales rate is
not set out in the ARV, and no evidence is provided to support
the assumption. Given that this aggressive assumption will
accelerate the introduction of revenue into each development
scheme, and will commensurately understate finance costs
(accrued on land acquisition and construction works as a
result), it will result in a skewed and false overstatement of
development viability within the ARV. It is flawed and unsound.
2.146 If SCC is to continue to seek to utilise this rate of sale,
evidence utilised within the ARV to underpin the PSLP: DMP
must be transparently presented and ‘available’ in accordance
with the NPPF paragraph 57 and PPGV [Footnote 10 - MHCLG
(2019) PPGV: Paragraph: 010 Reference ID: 10-010-20180724].
2.147 Peel requests that evidence is provided by SCC to support
the adopted build and sales period assumptions, with remodelling required to align with market expectations as set out
above by Peel.
Baseline appraisal results
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2.148 Baseline appraisal results indicate that five of the 15
tested typologies are not viable when no policy requirements or
planning obligations/affordable housing costs are applied.
2.149 Further analysis of the results is regarded as
inappropriate at this stage, due to the need for adjustments to
the appraisal methodology, as set out in this representation,
following which the results are expected to significantly alter.
Impact of policy requirements and non-affordable housing
planning obligations on viability
2.150 Policy requirements and costs are set out in ARV Section
6.
2.151 Accessible and adaptable homes costs are adopted in line
with costs assessed by EC Harris as at Q4 2014. ARV paragraph
6.6 states that the costs have been inflated “in line with BCIS
general build indices” at 13.68%. This inflation rate is regarded
as insufficient, and the BCIS general build index could not be
identified upon review of the BCIS data set. The general RICS
‘Building Cost Index’ produces similar result, but BCIS defines
this as a superseded series no longer relied upon.
2.152 Peel advocates that a widely recognised index such as the
BCIS All-in TPI Index should be adopted for application in the
ARV. This index was 257 as at 1Q 2014 and 334 as at the 2Q
2019 base date, resulting in a 22.46% cost increase.
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2.153 Peel requests that costs are inflated by the BCIS All-in TPI
Index, which is regarded as an appropriate index supported by
the Government in PPGV.
2.154 Other policy costs in respect of: electric vehicle charging
points; energy efficiency; and biodiversity net gain are adopted
in line with Government documentation/research and are
regarded as acceptable.
2.155 ARV paragraph 6.1 refers to SLP: DMP Policies EG1 and
D7, which require that new build residential schemes shall
exceed the fabric efficiency required by Part L of the Building
Regulations by 19%. The ARV applies no costs are in respect of
the Draft GMSF requirement for all development to be net zero
carbon from 2028.
2.156 Peel expects consideration to be made within the ARV in
respect of the net zero target for Greater Manchester. It is
unclear why such a requirement has not been sensitivity tested
for its implications.
Planning obligations
2.157 Planning obligation costs are drawn either from specific
policy requirements, or are stated to have been assessed
“having regard to the scale of contributions sought from
applicants as part of the planning application process.
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2.158 It is assumed that SCC has checked the adopted figures,
and on this basis the adopted costs are regarded as acceptable.
Impact of affordable housing requirements on viability
Tenure mix
2.159 The ARV adopts an affordable housing tenure mix in line
with SLP: DMP Policy D4.
2.160 Peel regards the adoption of proposed Local Plan policy
as appropriate, although sensitivity testing of the tenure mix
should be undertaken where viability is shown to be marginal.
Developer contribution / subsidy
2.161 ARV Table 29 sets out the level of discount required by a
Registered Provider to secure an affordable unit under: social
rent; affordable rent; and shared ownership tenures. The
discounts equate to 60%; 50%; and 30% of MV respectively.
2.162 The discounts are stated at ARV paragraph 7.9 and ARV
Appendix G to be derived from “information supplied by
registered providers active in the Salford to the council’s
Housing Strategy and Enabling team”
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2.163 The ARV discounts from market sale values fall below
Peel’s expectations, based on market experience, and Peel
requests that evidence of the Registered Provider information
should be made ‘available’ for consultation review on a
transparent basis, in accordance with the NPPF paragraph 57
and PPGV [Footnote 11 - MHCLG (2019) PPGV: Paragraph: 010
Reference ID: 10-010-20180724].
Summary of findings, implications and conclusions
2.164 Following inclusion of costs relating to policy
requirements and planning obligations, ARV paragraph 8.4
states that “9 of the 15 typologies are not viable for affordable
housing”
2.165 Further analysis of the results is regarded as
inappropriate at this stage, due to the need for adjustments to
the appraisal methodology, as set out in this representation,
following which the results are expected to significantly alter.
2.166 ARV paragraph 8.11 states: “The approach taken is
considered to provide a broad understanding of viability and is
proportionate, to inform the development of policy.”
2.167 However, the minimum affordable housing requirements,
as set out at SLP: DMP Policy H4 exceed the maximum level of
affordable housing as determined in the ARV for 10 of the 15
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tested typologies. This approach is contrary to PPGV paragraph
002 and the NPPF paragraph 35, and is deemed unsound.
2.168 The SLP: DMP policies must not exceed the levels that are
shown to be viable within SCC’s viability evidence base.
2.169 Peel is firmly of the opinion that the levels of viability to
support affordable housing and planning obligations concluded
in the ARV will significantly reduce following appropriate
amendments to core assumptions within SCC’s viability
evidence base as set out within this representation document.
2.170 In particular, increases in BLVs, and increases in
construction costs will reduce the levels of development
viability demonstrated by new build residential development
scheme testing in Salford (i.e. below the levels presently set out
within the ARV results).
2.171 The proposed levels (and tenure mix) of affordable
housing, as set out within the relevant SLP: DMP draft policies
are regarded as highly excessive. They are not substantiated by
SCC’s published evidence base. As a result, the draft policies
cannot be determined to be justified or sound (in accordance
with NPPF paragraph 35), for they pose a risk to the
deliverability of the development land supply and, hence, the
overall deliverability of the SLP: DMP.
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Participation
at hearing
sessions

The Council should ensure
that the viability assessment
accounts for the
consequences of the draft
Local Plan in terms of
affordable housing. The
viability work underpinning
this DPD should more fully
assess the likely costs and
returns using a “policy on”
approach. The Examination
should consider how to
proceed if it cannot be
shown to result in no impact
on the delivery of viable
development in all parts of
the District across the Plan
period. We would argue that

Not specified

2.172 Upon refinement of the ARV in accordance with the
representations set out in this document, Peel requests that
draft SLP: DMP policies are revised to ensure that the required
level of affordable housing required is consistent with the
underpinning evidence demonstrating that sites can viably
deliver policy requirements in full.
General comments:

Derwent Group
(submitted by
Aylward Town
Planning
Limited)
Respondent ref:
A1165
Representation
ref: 2318

Assessment of
Residential
viability

Is legally
compliant?:
Not specified
Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
This representation has also been logged against policy H4.
In respect of Policy H4 (Affordable Housing), whilst we support
the general principles in terms of seeking to secure a mix of
types and tenures, we would expect that through the
Examination that the “policy on” implications of a 20%
requirement for affordable housing on town centre apartments
in Walkden (and a range of other policies) have been properly
tested.
It is evident from the Council’s Viability Assessment that
multiple scenarios have been run in terms of the extent of
affordable housing which could viably be delivered for different
type and tenure of dwellings in different market areas.
However, in respect of apartment development these appear to
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be drawn entirely from what are deemed as “Premium” or
“High” value housing market areas.

meeting housing need is the
overarching requirement in
that instance, to be given
more weight than providing
a proportion of units that
can be defined as affordable.

The differential in terms of the affordable housing
requirements by housing market area and indeed type of
accommodation vary very substantially. However, in the case of
high density apartments the draft policy adopts the 20%
threshold across the borough. This points to soundness,
because the implications of that obligation on developers
outside those premium value areas has not been assessed. This
will inevitably impact upon the ability of the development to
meet other planning obligations or to provide a reasonable
developer return.
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General comments:
Derwent Group
(submitted by
Aylward Town
Planning
Limited)
Respondent ref:
A1165
Representation
ref: 2338

Assessment of
Residential
viability

Is legally
compliant?:
Not specified
Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
We say that the viability modelling for apartment development
in locations such as Walkden town centre should be re-run such
that all of the “policy on” implications of the draft Local Plan
(i.e. 20% affordable housing as a minimum) should be included.
We have not sought to undertake that resultant modelling, but
we would envisage that it would have to conclude that the
obligations which would be resultant would fail to deliver
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Amend policy requirements
having regard to updated
viability modelling.
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Participation
at hearing
sessions

Both we and our clients
therefore strongly
recommend that the Council
and the authors of the LPVA
revisit the proposed
approach and assumptions,
and give due consideration
to the issues raised in this
representation including the
comments relating to
emerging Policy H4
Affordable Housing.

Not specified

reasonable levels of return for apartment development in
weaker housing market areas. We would therefore urge the
Council to introduce a framework so that the financial
implications of such obligations on otherwise acceptable
developments are understood at the Plan-led stage.
This being the case, it would require either that draft Policy H4
be revised to give lower contributions for weaker housing
market areas or alternatively that lower theme-based
contributions should be sought from developments in such
areas.
General comments:

Bloor Homes
and Taylor
Wimpey
(submitted by
Cushman &
Wakefield)
Respondent ref:
A1967
Representation
ref: 2283

Assessment of
Residential
viability

Is legally
compliant?:
Not specified
Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
PART 1 OF 2
The representation includes the following appendices which are
available to view in the full copy of the comments received:
Appendix 1 – RICS Professional Statement: Financial Viability in
Planning – Mandatory Reporting Requirements
Appendix 2 – Industrial Land Comparables
Appendix 3 – Terms of Engagement
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Executive Summary

1.1
This representation has been prepared on behalf of
Bloor Homes and Taylor Wimpey (‘the Parties’) in response to
the Publication Salford Local Plan: Development Management
Policies and Designations – Assessment of Residential Viability
which has been published for consultation between 27th
January 2020 and 20th March 2020. We refer to the viability
assessment as the Local Plan Viability Assessment (‘LPVA’)
throughout this representation.
1.2
There is no formal report author or sign-off, nor any
details of the qualifications and experience of the individual(s)
who have produced the LPVA. It is assumed that the LPVA has
been prepared by Salford City Council based on the report title
page. Clarification is required to provide stakeholders with
assurance that the LPVA has been produced by suitably
qualified professionals with sufficient skills and experience.
1.3
In July 2018, the government published the revised
National Planning Policy Framework (‘NPPF’) alongside revised
Planning Practice Guidance for Viability (‘PPGV’). One key
change to the viability regime was the shift in focus away from
viability assessments at the application stage to viability testing
at the plan-making stage.
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1.4
Given the increased importance of viability
assessments at the plan-making stage, it is imperative that the
approach and assumptions adopted in the LPVA are realistic
and market-facing to ensure that the viability of development is
accurately tested. This will facilitate the setting of realistic and
achievable policy requirements in Salford which do not
comprise site deliverability.
1.5
Having reviewed the viability approach and
assumptions proposed in the LPVA, both we and our clients are
highly concerned that many key assumptions are inappropriate
and/or insufficiently evidenced and do not reflect a marketfacing position. This, in turn, will lead to inaccurate viability
testing and the setting of unrealistic policy requirements which
may undermine the deliverability of the plan.
1.6
The table below summarises the key issues which we
have identified and the areas where further information is
required to enable proper analysis of the viability approach and
assumptions:
Overall Approach
•
Inappropriate to align the LPVA with the emerging
GMSF Viability Assessment (‘VA’). The GMSF VA is in draft form
only and stakeholders identified many key issues associated
with the draft assumptions as highlighted during the October
2019 consultation.
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•
No details of the report author or their qualifications /
experience provided.
•
No sensitivity analysis carried out.
Site and Scheme Selection
•
Build to Rent and mixed housing / apartment schemes
not tested despite the Council acknowledging that these sites
do come forward.
•
Greenfield site typologies not tested despite the
Council’s land supply including greenfield sites.
•
The assumed policy requirements for these sites are
therefore not based on any viability evidence and cannot be
concluded as deliverable.
Residential Typologies (Including Housing Mix and Unit Sizes)
•
Insufficient range of typologies proposed. One scheme
for each value area does not adequately reflect the range of
sites which will come forward throughout the plan period.
•
Housing mix assumptions do not align with the
evidence base for all typologies.
•
The application of NDSS across all value areas is
considered inappropriate.
•
Assumed site density and coverage levels considered
high for several value areas.
•
Gross:net floorspace allowance for flatted typologies is
too low.
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Market Housing Sales Values and Market Areas
•
New build and re-sale transactional data not clearly
defined.
•
Boundaries of certain sales values areas are too broad
and the difference between ‘High’ and ‘Premium’ value areas is
too large.
•
Inappropriate to apply same sales value assumption to
entire ‘Premium’ value area. Differentiation in values required
to reflect local market realities.
•
Assumed sales values for townhouses not reduced in
line with market practice.
Affordable Housing Values and Delivery Assumptions
•
Affordable transfer values insufficiently evidenced.
Evidence from RPs active in the Salford market not provided.
•
Affordable transfer values not varied by value area.
Initial shared ownership values considered too high.
Benchmark Land Value (BLV)
•
Insufficient evidence base for assumed BLVs. Extremely
limited information on the reviewed data sources and no local
market land transactional evidence provided.
•
Assumed EUVs not appropriately differentiated by
typology and assumed industrial EUVs too low.
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•
Inappropriate approach to assessing the BLV and
assumed BLVs too low. The assumed industrial EUV is varied by
residential value area, rather than the landowner premium.
Arbitrary percentage premiums applied to all typologies.
•
Same BLVs assumed for different value areas and for
housing and mid density apartment typologies. BLVs for
apartment typologies must be higher to reflect the much higher
density and resultant land values generated (on a per acre
basis).
•
The LPVA implies that site-specific abnormal costs
should be deducted from the BLV which would result in very
low or zero BLVs for certain typologies.
Standard Build Costs
•
Build costs insufficiently evidenced and no actual local
cost data provided. Costs assessed by Urban Vision but no
details of their qualifications provided.
•
Blanket cost assessment – same costs assumed across
entire district rather than differentiating by value area, site size
and storey height.
•
Contingency allowance of 3% considered low for an
area-wide assessment.
•
Professional fees should be applied to the total
standard build cost and contingencies.
Abnormal Costs
•
No abnormal costs assumed within the LPVA. Essential
that a reasonable abnormal cost allowance is included or the
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assumed BLVs are increased to allow a sufficient buffer for
abnormals to be deducted and the resultant BLVs to remain at a
reasonable level.
S106 Contributions and Policy Costs
•
Certain S106 contributions and policy costs
insufficiently evidenced and key contributions excluded eg.
Health facilities.
Developer’s Profit
•
Developer’s profit understated. Minimal evidence
provided to support the assumption.
Development Period, Delivery Rates and Cash Flows
•
Insufficient lead-in period adopted.
•
The high assumed build rate would require higher site
preliminaries.
•
Sales rates for housing is considered ambitious and no
evidence provided to support the assumptions.
•
Assumed level of pre-sales (90%) for apartment
typologies is significantly overstated.
•
Cash flow modelling not provided and therefore not
possible to fully consult on the proposed approach.
1.7
In our opinion, if the currently proposed inputs are
adopted, the LPVA will not provide an accurate or robust
assessment of site viability. We are also highly concerned that if
the proposed benchmark land value assumptions are adopted,
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there is a significant risk that the LPVA will constrain the supply
of land and new development across Salford as landowners will
simply have no incentive to release their sites for development.
1.8
Accordingly, within this representation we comment
on the assumptions adopted in the LPVA and we provide
evidence to support more realistic and market-facing inputs to
inform the viability assessment. Both we and our clients
strongly recommend that the Council and unnamed LPVA
authors revisit the proposed assumptions and give due
consideration to the issues raised in this representation.
1.9
We further request that our clients are given the
opportunity to comment again on the proposed viability
approach and assumptions once the Council and unnamed
authors have considered this representation, have revised the
assumptions where required and have provided all relevant
information and evidence.
1.10 As well as the issues associated with the LPVA, we are
also concerned with the drafting of emerging Local Plan Policy
H4 Affordable Housing. In setting this policy, the Council has
disregarded the findings of the LPVA and has set minimum
affordable housing targets at levels which the LPVA has clearly
shown to be unviable.
1.11
This fundamentally undermines the purpose of the
LPVA and contradicts national guidance in the PPGV which
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states that LPVAs should be utilised to ensure that policies are
realistic and deliverable (Paragraph 2). We strongly recommend
that the Council reassesses the minimum affordable housing
targets in Policy H4 based on the findings of the revised LPVA.
2.

Introduction

Purpose
2.1
This representation has been prepared on behalf of
Bloor Homes and Taylor Wimpey (‘the Parties’) in response to
the Publication Salford Local Plan: Development Management
Policies and Designations – Assessment of Residential Viability
which has been published for consultation between 27th
January 2020 and 20th March 2020.
2.2
There is no formal report author or sign-off, nor any
details of the qualifications and experience of the individual(s)
who have produced the LPVA. It is assumed that the LPVA has
been prepared by Salford City Council based on the report title
page.
2.3
This representation summarises our comments in
respect of the approach to assessing viability and the proposed
assumptions within the LPVA. We also comment on the drafting
of emerging Local Plan Policy H4 Affordable Housing.
2.4

This representation is structured as follows:
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Structure
• Section 3 – RICS Financial Viability in Planning:
Conduct and Reporting (May 2019)
• Section 4 – Summary of Relevant National Policy and
Guidance
• Section 5 – Proposed Viability Approach and
Assumptions
• Section 6 – Emerging Local Plan Policy H4 Affordable
Housing
• Section 7 – Conclusions
3. Financial Viability in Planning: Conduct and Reporting (May
2019)
3.1 This representation has been prepared in accordance with
the RICS Professional Statement Financial Viability in Planning:
Conduct and Reporting (1st edition) dated May 2019. This
document sets out mandatory requirements on conduct and
reporting in relation to financial viability assessments (FVAs) for
planning in England to demonstrate how a reasonable,
objective and impartial outcome should be arrived at.
3.2 Sections 2.1 to 2.14 of the Professional Statement set out
fourteen mandatory reporting and process requirements for all
FVAs and representations prepared on behalf of, or by
applicants, reviewers, decision-makers and plan-makers. We
confirm that this representation has been carried out in
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accordance with Sections 2.1 to 2.14 and the relevant
mandatory reporting requirements are set out at Appendix 1.
4.

Summary of Relevant National Policy and Guidance

4.1
The revised NPPF and PPGV have shifted focus away
from site-specific viability assessments towards viability testing
at the plan-making stage. As such, it is crucial that the inputs
utilised in the LPVA are robust and market-facing to ensure that
the viability of development is accurately assessed. This will
help to ensure that the plan is deliverable and that policy
requirements are set at an appropriate level.
4.2
Importantly, the PPGV was updated in May 2019 to
emphasise the need for meaningful engagement between plan
makers and industry stakeholders when preparing viability
assessments. Paragraph 2 of the PPGV states that:
“It is the responsibility of plan makers in collaboration with the
local community, developers and other stakeholders, to create
realistic, deliverable policies. Drafting of plan policies should be
iterative and informed by engagement with developers,
landowners, and infrastructure and affordable housing
providers”.
4.3
Paragraph 4 of the PPGV further states that plan
makers will:
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“…engage with landowners, site promoters and developers and
compare data from existing case study sites to help ensure
assumptions of costs and values are realistic and broadly
accurate…. Plan makers may then revise their proposed policy
requirements to ensure that they are creating realistic,
deliverable policies”.
4.4
We strongly believe that such engagement is crucial to
ensure that plan policies are realistic and deliverable. If the
market-facing comments, data and evidence provided by
industry stakeholders are disregarded during the consultation
periods, the LPVA will not represent an accurate assessment of
viability. This will have significant implications for the
deliverability of the plan, as explained in further detail
throughout this representation.
4.5
The NPPF and PPGV both emphasise the importance of
robust evidence in informing the plan-making process.
Paragraph 31 of the NPPF states that:
“The preparation and review of all policies should be
underpinned by relevant and up-to-date evidence. This should
be adequate and proportionate, focused tightly on supporting
and justifying the policies concerned, and take into account
relevant market signals”.
4.6

The PPGV (Paragraph 10) further states that:
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“Any viability assessment should be supported by appropriate
available evidence informed by engagement with developers,
landowners, and infrastructure and affordable housing
providers”
4.7
As will be demonstrated throughout this
representation, the LPVA fails to accord with the NPPF and
PPGV requirements with many key assumptions insufficiently
evidenced and several serious omissions in the evidence base.
Section 2.6 of the RICS Professional Statement Financial
Viability in Planning: Conduct and Reporting also clearly states
that “all inputs into an FVA must be reasonably justified”. We
highlight the key evidential gaps and/or whether further
justification is required to support the viability assumptions
throughout the following section of this representation.
4.8
The PPGV suggests that in assessing the viability of
plans, not every site is required to be tested and plan makers
can use site typologies to determine viability at the plan making
stage (Paragraph 3). However, Paragraph 5 refers to strategic
sites and states that:
‘Plan makers can undertake site specific viability assessment for
sites that are critical to delivering the strategic priorities of the
plan. This could include, for example, large sites, sites that
provide a significant proportion of planned supply, sites that
enable or unlock other development sites or sites within
priority regeneration areas.’
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4.9
It is understood that the Council will be producing the
second part of its Local Plan, the Core Strategy and Allocations
document, in due course once the Greater Manchester Spatial
Framework (‘GMSF’) has been adopted.
4.10 When preparing the second part of the plan, it is crucial
that the Council undertakes individual testing of allocated sites
where a more fine-grain analysis is required for larger sites
which will deliver a significant number of the required homes
across Salford to ensure that the inputs accurately reflect the
specific circumstances of these sites. Adequate engagement
and consultation with the landowners, promoters and
developers of the allocated sites will be crucial in securing
market-facing and robust data on the cost and value inputs.
4.11
We also highlight the relevant guidance in the PPGV
with regards to benchmark land value (‘BLV’). The PPGV advises
that the BLV should be established based on the Existing Use
Value (‘EUV’) plus a premium to the landowner (‘EUV+
approach’). The PPGV further advises that in plan making, the
landowner premium should provide a reasonable incentive for
the landowner to sell their land while allowing a sufficient
contribution to fully comply with policy requirements.
4.12
Paragraph 14 of the PPGV sets out the factors which
should be considered in establishing BLV, and states that the
BLV should:
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• “be based upon EUV;
• allow for a premium to landowners (including equity resulting
from those building their own homes); and
• reflect the implications of abnormal costs; site-specific
infrastructure costs; and professional site fees”.
4.13

Paragraph 14 further states that:

“EUV should be informed by market evidence of current uses,
costs and values. Market evidence can also be used as a crosscheck of benchmark land value but should not be used in place
of benchmark land value”
4.14 As highlighted in the following section of this
representation, the LPVA again fails to accord with PPGV
requirements as no market land transactional evidence is
provided to support the proposed EUVs and BLVs. This is
another key omission which must be addressed to ensure that
the assumed BLVs are reflective of actual market realities in
Salford. In addition, we regard the assumed BLVs for certain
typologies as insufficient which do not reflect a minimum return
to a reasonable landowner.
5.

Proposed Viability Approach and Assumptions

5.1
Within this section of the representation, we firstly
summarise the key issues which we have identified in respect of
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the proposed approach to the viability testing and the appraisal
assumptions. We then comment on each of the identified issues
in greater detail and highlight where changes are required.
Summary of Key Issues
5.2
Having reviewed the proposed approach and appraisal
assumptions, it is clear that there are numerous inappropriate
and/or insufficiently evidenced assumptions which require
adjustment in order to produce a robust and market-facing
viability assessment. This is crucial to promote accurate viability
testing to inform the emerging Salford Local Plan.
5.3
The key issues which we have identified and the areas
where further information is required are grouped under the
following ten headings:
•
•
•
•
•
•
•
•
•
•

Overall Approach
Residential Typologies
Market Housing Sales Values and Market Areas
Affordable Housing Revenues
Benchmark Land Values
Construction Costs
Abnormal Costs
S106 Contributions and Policy Costs
Developer’s Profit
Development Period, Delivery Rates and Cash Flows
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5.4
At present, both we and our clients hold significant
concerns that the proposed assumptions will lead to inaccurate
viability testing as certain inputs have been set at unrealistic
levels, meaning that the viability of development will be
positively overstated. This, in turn, will compromise the
deliverability of the plan and policy requirements will be set at
unrealistic and unachievable levels.
5.5
This will have significant implications at the application
stage as developers will have no choice but to submit sitespecific viability assessments which provide a true
representation of development viability and which counter the
inaccurate assumptions currently proposed in the LPVA. This
will result in time and cost delays for both applicants and the
LPA, and will slow the delivery of important new homes across
the Salford region.
5.6
Furthermore, if applicants are unsuccessful in
challenging the assumptions currently proposed in the LPVA,
particularly the low benchmark land value assumptions, there is
an additional risk that landowners will choose not to release
their land for development as there is simply no incentive to do
so. This will further undermine housing delivery in the Salford
region over the plan period which could have adverse impacts
on housing affordability and choice for Salford residents.
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5.7
Accordingly, within the following sub-sections we make
recommendations to support more realistic and market-facing
inputs to inform the LPVA.
C&W Assessment of Salford LPVA Assumptions
5.8
For ease of reference, we have structured this section
of our representation according to the headings identified
above at paragraph 5.3.
Overall Approach
5.9
At paragraph 4.4 of the LPVA, it is stated that the
Council have sought to align its LPVA with the emerging
assumptions in the draft GMSF viability assessment.
5.10 The draft GMSF viability assessment was subject to
initial stakeholder consultation for a short time period in
October 2019. Cushman & Wakefield and other consultants
submitted representations during this limited period which
highlighted a wide range of fundamental issues associated with
the draft GMSF viability assessment including inappropriate
and/or insufficiently evidenced assumptions, as well as several
key omissions in the evidence base.
5.11
Stakeholders have yet to receive any response to the
representations submitted in 2019 and it is not clear if, and
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how, the stakeholder representations have been considered in
revising the GMSF viability assumptions.
5.12
We therefore regard it as inappropriate for the LPVA to
be aligned with an emerging draft viability assessment which
had multiple key flaws and which has not been subject to
Examination in Public to assess if the evidence base and
assumptions are sound. By aligning the LPVA with the draft
GMSF viability assessment, the Council could carry forward
many of the inappropriate assumptions.
5.13
We also refer to the Inspectors report of the
Examination in Public of the new London Plan (dated 8th
October 2019) whereby the Inspectors acknowledged the
limitations of large-scale, region-wide strategic viability
assessments in that they can only be relatively high level, and
that individual LPVAs which sit beneath the strategic viability
assessment will need to go into far more detail:
“Proportionate viability assessments at local plan level will
almost certainly need to go into considerably more detail than
the LPVS… The [London] Plan needs to reflect this fact, and the
inevitable limitations of a strategic-level viability assessment”
(Paragraph 84).
5.14 This suggests that it would be inappropriate for the
Council to rely on the broader region-wide assumptions when
preparing their individual LPVA.
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5.15
As well as the above, the LPVA has no formal report
author or sign-off and it is not clear who has actually produced
the document. There is no reference to the mandatory
reporting requirements under the RICS Professional Statement
Financial Viability in Planning: Conduct and Reporting (2019)
and as such, it appears that the author(s) are not RICS qualified
surveyors.
5.16
It is essential that the author(s) of the report is/are
clearly stated to provide stakeholders with assurance that the
LPVA has been produced by suitably qualified professionals
with sufficient skills and experience. We request that the author
details are clearly specified in the revised LPVA.
5.17
We also note that no sensitivity analysis has been
carried out on the assumed inputs. This is a mandatory
reporting requirement under the RICS Professional Statement
Financial Viability in Planning and is essential to understand
how changes to the assumptions impact on viability, given the
highly sensitive nature of the residual appraisal methodology.
Residential typologies
Range of typologies
5.18
The LPVA does not test the viability of Build to Rent
(BTR) schemes or greenfield sites. Furthermore, at paragraph
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3.14 it is stated that mixed schemes of houses and apartments
do come forward in the city, yet a mixed typology is not tested.
5.19
We regard this approach as inappropriate. It is crucial
that policy requirements for all site types and tenures which
will come forward throughout the plan period are based on
robust viability evidence. Although greenfield sites comprise a
smaller proportion of the overall anticipated site supply, it is
incorrect to exclude these sites from the testing whilst mixed
schemes should also be tested if they are coming forward in the
city.
5.20
Similarly, BTR schemes have distinct economics and
whilst typically delivered in city centre locations, estate housing
BTR schemes have been, and are currently being delivered by
Countryside/Sigma in some of the northern suburbs across GM
including in Salford. Again, therefore, it is crucial to test the
viability of these sites to ensure that policy requirements are
set at realistic and achievable levels.
5.21 We therefore strongly recommend that additional
typologies are introduced into the testing to reflect the full
range of sites and tenures which will come forward for
development in Salford. At present, the policy requirements for
these sites are unsubstantiated and it cannot be concluded that
the requirements are deliverable as the policies are not based
on any viability evidence.
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5.22
To inform the typology assumptions, the LPVA includes
a review of consented new build schemes in Salford which is an
appropriate approach and is welcomed by the parties, albeit
some of the reviewed schemes are dated and we would suggest
that the evidence base is refined to include only the more
recent schemes over the past 3/4 years. We also regard the
assumption of three different typologies for housing, mid
density apartments and high density apartments as reasonable.
5.23
However, only one actual scheme has been tested for
each value area based on the overall average densities, site
areas and house types across the consented new build
schemes. This is insufficient and a wider range of typologies
across different site sizes, densities and unit numbers should be
tested for each value area to reflect the different types of
scheme which will come forward across Salford throughout the
plan period.
5.24
For example, it is unrealistic to assume that every
housing site in the ‘Premium’ value area will comprise a small
scheme of c. 30 units, comprising 100% townhouses at a
density of 65 dph. If only this site typology is tested, the viability
of sites in the ‘Premium’ value area which come forward at
different densities or housing mixes may be overstated,
meaning that policy requirements will be set at unrealistic
levels.
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5.25
Based on the current approach, it is clear that there
will still be a need for many site-specific FVAs in Salford, as any
proposed development which differs from the schemes
assumed in the LPVA will require site-specific testing in
accordance with the PPGV (Paragraph 7).
Housing mix
5.26 The assumed housing mixes and unit sizes in the LPVA
are based on the review of consented new build evidence which
is again considered an appropriate approach (provided the
evidence base is refined to the more recent schemes as noted
above). However, the assumptions adopted in the LPVA are
inconsistent with the evidence reviewed for certain typologies.
5.27
For example, at paragraphs 3.31 and 3.38, the
consented evidence shows that the proportion of 1 bed, 2 bed
and 3 bed units in flatted development varies by value area, yet
the LPVA disregards this evidence and assumes a blanket
overall average housing mix for all value areas, stating that
varying the housing mix is “overly complicated”.
5.28
This is not an overly complicated approach and it is
essential that the dwelling mix assumed for each value area is
reflective of actual market delivery to ensure accurate viability
testing. We recommend that the consented evidence is
revisited and the mix is appropriately varied for each typology
in line with the evidence base.
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Unit Sizes, Density and Site Coverage
5.29
The emerging Local Plan includes a requirement for
Nationally Described Space Standards (NDSS) to be applied to
new development in Salford. We are concerned with the
proposed application of NDSS to all site typologies and value
areas as based on our experience and dialogue with active
developers, NDSS would not be appropriate for all markets
across Salford.
5.30
For example, in lower value locations, there is a ceiling
in terms of achievable values and there is insufficient demand
for larger units particularly where no additional bedrooms are
provided. This means that building to NDSS may compromise
development viability as the additional build costs associated
with delivering larger units will not be off-set by an increase in
sales values.
5.31
Whilst the LPVA has reviewed consented new build
schemes to inform the housing mix assumptions, this review
does not include analysis of the unit sizes. It is essential that this
review is undertaken to understand market expectations and
the unit sizes currently being delivered in different locations,
and the related site density and coverage levels. This will enable
the authors to assess if the assumed unit NSAs and coverage
are realistic and market-facing. Indeed, Taylor Wimpey have
advised that not all of their current house types meet NDSS.
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5.32
To sense-check the adopted density, unit size and site
coverage assumptions, we have undertaken analysis of the
assumptions for the housing typologies to assess what the
assumptions translate into in terms of site coverage. Our
analysis is shown below:
Premium value area: Density (dwellings per net acre) = 26.31;
Coverage (sq ft per net acre) = 27,839
High and mid/high value areas: Density = 14.16; Coverage =
15,695
Mid value area: Density = 16.19; Coverage = 16,784
Low/mid and low value areas = 18.21. Coverage = 17,478
5.33
Based on our market experience and widespread
review of consented new build schemes across the North West,
a standard estate housing scheme would typically have a
density in the order of 14 – 16 units per net acre and a site
coverage of c. 14,000 – 16,000 sq. ft. per net acre. The density
and coverage would vary by location, with lower densities /
coverage expected in higher value areas and vice versa.
5.34
The assumed density and site coverage levels are
therefore considered high for many of the value areas,
particularly the ‘Premium’ area which reflects the assumption
of 100% townhouses for this typology. An overstated site
density / coverage has the effect of overstating site viability.
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5.35 Accordingly, we recommend that the assumed densities
and/or unit size assumptions are reduced so that the site
coverage levels sit within reasonable market-facing parameters.
The authors of the LPVA should bear in mind that it is
recommended best practice to adopt conservative assumptions
in an area-wide FVA so as to not test the margins of viability.
5.36 I f the current density and coverage levels are
maintained, the sales values must be reduced as values would
be impaired by the density and quantum of development on
site which would create a less desirable scheme environment
and ‘feel’. The housing mix would also have to comprise an
element of 2.5 / 3 storey units which typically achieve lower £
psm / £ psf values as explained in further detail in the following
sub-section.
5.37
In formulating the typology assumptions for flatted
development, the LPVA makes an allowance of 15% for
communal areas for the mid density apartment typology and
17.5% for the high density apartment typology.
5.38
We regard these allowances as insufficient to
accommodate the required space for circulation and services,
as well as communal areas and amenity space including
resident lounges, gymnasiums, breakout areas etc. The
gross:net area is also impaired by the provision of any
basement and undercroft car parking.
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5.39
The understated gross floorspace means that the total
build costs will be similarly understated. This, in turn, will lead
to site viability being overstated. Based on our experience of
assessing multiple residential apartment schemes for viability
and valuation purposes, a reasonable gross:net allowance
would be in the order of 25-35%.
Sales values and market areas
Methodology and evidence base
5.40
In determining appropriate sales values to apply across
Salford, the LPVA defines six different value areas. It is stated
that the value areas have been determined using Land Registry
transactional data for new build housing and second hand
properties across 32 different parts of Salford, which has been
matched to EPC data to determine £ / psm values.
5.41 Analysis of both new build and resale data is considered
fundamental and appropriate. However, the analysis lacks
clarity for the following reasons:
•
The boundaries of the 32 search areas and the search
radius have not been defined;
•
The transactional evidence for each area has not been
separated into new build and re-sale transactions but has been
aggregated into overall averages; and
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•
The reviewed new build schemes are not clearly stated
or provided on a map.
5.42 It is therefore not possible to properly analyse the data or
understand how many new build schemes have been reviewed,
nor analyse the values being achieved for new build and second
hand housing in each area.
5.43 This makes it difficult to assess whether the assumed
values are reasonable, and how the values compare to
underlying new build and re-sale values. Any assumed new
build premium needs to be realistic when benchmarked against
the local second hand market.
5.44 Furthermore, it should be acknowledged that the Land
Registry transactional data for new build housing represents the
gross sales value for each unit before any adjustment for noncash incentives and extras which are not reflected in the Land
Registry figures. It is important that an appropriate adjustment
is made to the Land Registry reported prices to reflect the likely
net achieved value for each dwelling. Based on the assumed
values, it appears that no adjustment has been made which
means that the sales values may be overstated.
5.45 We further note that the unit sizes of all transactions need
to be considered, as the £ psm / £ psf values will generally be
higher for smaller non-NDSS compliant units, reflecting the
quantum valuation principle. The overall average unit sizes of
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the transactional data has not been analysed in the LPVA but it
is likely that the majority of past completions will be non-NDSS
compliant units. As previously stated, Taylor Wimpey have
advised that not all of their current house types meet NDSS.
5.46 Therefore, if the transactional data predominantly
comprises non-NDSS compliant units, the assumed £ psm / £
psf values need to be reduced otherwise the end unit values
will be overstated through the application of non-NDSS £ psm /
£ psf values to NDSS unit sizes. The LPVA does not appear to
have made this adjustment however clarity is required through
a clear comparison of the average unit size of the transacted
evidence in each value area, and the average unit size of the
assumed typologies to assess if there is a significant difference.
Assumed sales values
5.47 In terms of the application of the sales values, we consider
that the assumed values generally reflect a sufficient range of
values to capture the different markets across Salford.
However, we regard the boundaries for some of the value areas
as too broad, particularly for the ‘Premium’ value area, and we
consider that some locations have been incorrectly zoned.
5.48 For example, Eccles and the immediate surrounding
suburbs appear to have been zoned in the ‘High’ value area
which is the same zone as more affluent locations such as the
outskirts of Worsley. It is highly unlikely that all new build units
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in Eccles will achieve the assumed sales values of c. £270 psf;
indeed, according to Land Insight, average re-sale values in this
area over the past 12 months equate to c. £177 psf. As such,
site viability in this area may be overstated based on the
assumed values.
5.49 We accept that the value zoning cannot capture the full
variation in values in every district across Salford and the LPVA
acknowledges that there will be some degree of variance and
outliers within each value area. However, it is essential that this
is reflected in the policy requirements for each area, and if a
site comes forward where values are evidently different from
those assumed in the LPVA, policy requirements must be able
to flex to account for this difference.
5.50 In terms of the ‘Premium’ area, based on our widespread
experience of undertaking valuations and viability assessments
in Salford, we are aware that sales values vary considerably
within this area and it is unrealistic to assume that all schemes
will achieve the assumed sales value of c. £325 psf.
5.51 Some schemes in areas along the Manchester periphery
such as Chapel Street and the Waterfront are understood to
have achieved higher values, however other nearby areas have
achieved much lower values. As such, the ‘Premium’ value area
needs to be differentiated into a greater number of zones to
accurately test the viability of development in these areas.
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5.52 Furthermore, the LPVA states that the ‘Premium’ housing
typology is assumed to comprise 100% townhouses. From our
past experience and analysis of comparable sales transactions,
we have
identified that the sales rate applied to the top floor of a 2.5 / 3
storey unit is typically ‘halved back’ as purchasers do not pay
full value for the second storey accommodation.
5.53 However, the LPVA does not reduce the assumed sales
values for townhouses which does not reflect market practice.
The assumed sales values must also reflect the extremely high
site density assumed for this typology which would impair
achievable values due to the very dense nature and ‘feel’ of the
site environment. Based on the current assumptions, the
viability of this typology will be overstated and policy
requirements will be set at unrealistic levels.
5.54 We also note that the differential between ‘High’ value
areas and ‘Premium’ value areas is too large at c. £55 psf. We
suggest that an additional value area is introduced between the
‘High’ and ‘Premium’ value areas to narrow this gap.
Ground rents
5.55 The LPVA includes an assumption for ground rents on
apartments. The ground rent market is an area of recent
controversy and the latest indications from the Government are
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that legislation may be introduced which could limit or control
the level of ground rents that can be charged to a peppercorn.
5.56 The Salford Local Plan will cover the period up to 2037 and
as such, there is strong potential that legislation restricting
ground rents could be introduced during the plan period.
5.57 Therefore, and based on dialogue with other consultants
across the industry, we regard it is inappropriate to attribute
any value to the ground rent income in any residual valuations
or viability appraisals going forwards. We suggest that the
ground rent assumptions are excluded from the LPVA as it is
unlikely that this income will continue to be achievable in the
future years of the plan.
Affordable housing
5.58 To determine the transfer values for the affordable
housing, the LPVA applies discounts to the assumed OMVs
based on “information supplied by registered providers active
in the Salford” (paragraph 7.9). However, no actual evidence is
provided to support the proposed discounts hence the
assumptions are unsubstantiated at present.
5.59 We regard the assumed transfer value of 70% of OMV for
shared ownership dwellings as too high. Based on our extensive
market experience and analysis of RP offers for affordable
housing provided by active developers on a confidential basis,
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transfer values for shared ownership units typically range
between 60-65% of OMV. We recommend that the assumed
value for this tenure is reduced to a maximum of 65% in the low
to mid value areas.
5.60 Further, whilst the proposed discounts for the other
tenures may be reasonable for certain parts of the district, it is
inappropriate to apply the same discounts in all value areas
across Salford as the transfer values in higher value areas would
be lower.
5.61 To illustrate this point, we refer to advice provided to us by
a specialist North West affordable housing consultancy in
respect of shared ownership transfer values, where they
advised that the higher the price of a new build property, the
lower the proportion of initial equity sold by the RP. This is to
ensure the combined cost of the rent and mortgage payment is
affordable for the purchaser. In turn, the lower the initial equity
sale, the lower the RP offer as a proportion of market value and
the subsequent net receipt to the developer for the affordable
housing units.
5.62 Similarly, social rents are set through a national formula
and, under emerging Policy H4, affordable rents must be
capped at Local Housing Allowance rates. As such, the social
rents and affordable rents will not rise in line with the increase
in capital values hence the transfer values will likely be lower
when assessed as a % of OMV. This is supported by recent
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research by the UK Collaborative Centre for Housing Evidence
(January 2020) which suggests that in areas of higher house
prices, grant is required to assist RPs in purchasing affordable
units at discounted prices [Footnote 1 Capturing Increases in
Land Value (January 2020), T. Crook, UK Collaborative Centre
for Housing Evidence, page 14].
5.63 Accordingly, there would be a greater affordable housing
land value impairment and viability impact in higher value
locations. This must be reflected in the viability testing by
varying the assumed transfer values for the affordable housing
by value area otherwise site viability will be overstated.
Benchmark land values
5.64 The benchmark land value (BLV) is a key component of any
viability assessment. In determining the BLV, it is essential that
a careful balance is struck between policy requirements and
landowner expectations to ensure that landowners are
appropriately incentivised to bring land forward for
development. Consideration must be given to local land
transactional evidence to ensure that the benchmarks are
market-facing and align with landowners’ expectations so as
not to risk compromising the release of sites for development.
5.65 As detailed under the following sub-headings, we are
highly concerned with the proposed approach to setting the
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BLVs within the LPVA and the very limited evidence provided to
support the assumptions.
Evidence base
5.66 The LPVA refers to several sources reviewed by Three
Dragons as part of their emerging GMSF viability assessment in
respect of BLV (paragraph 4.31). However, a number of the
cited sources do not relate specifically to Salford and only very
limited detail is provided regarding the nature of these sources.
Crucially, no actual transparent evidence has been provided to
enable stakeholders to assess whether the evidence base is
robust.
5.67 This is inconsistent with the national guidance regarding
appropriate evidence and transparency of data as identified in
Section 4. It is not possible for stakeholders to review and
comment on the evidence base based on the extremely limited
information in the LPVA, nor understand how the evidence has
informed the proposed BLVs.
5.68 Moreover, it is unclear why the LPVA is relying on work
undertaken by another party for a broader, strategic area-wide
FVA for the entire GM region rather than locally-specific
evidence relevant to Salford. As previously mentioned at
paragraph 5.13 and endorsed by the Inspectors of the draft
London Plan, it is crucial that the LPVA is based on a more
detailed assessment using locally-specific evidence. This is
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particularly the case given that Three Dragons did not actually
provide any robust evidence to support the assumed BLVs in
the GMSF viability assessment, as highlighted by stakeholders in
their representations last year.
5.69 As well as the Three Dragons sources of data, the LPVA
states that the Council have been advised by Urban Vision
Property Services on appropriate BLVs for the purposes of the
assessment, but again no actual evidence is provided to support
the assumptions. At present, therefore, the proposed BLVs are
insufficiently evidenced.
5.70 We request that all data referred to in the LPVA is
provided for stakeholder review and comment. We reserve the
right to comment further on the evidence base once this
information has been provided.
5.71 In addition, a clear limitation associated with the approach
to BLV is that no local market land transactional evidence
appears to have been reviewed to inform the BLV assumptions.
This is a serious omission which must be addressed and does
not follow the suggested approach in the PPGV (Paragraph 14).
5.72 All other area-wide assessments we have recently
reviewed across the North West include analysis of local land
transactions to inform the land value assumptions. The LPVA
refers to “a review of a sample of land transactions listed on Egi
Radius and development land sites listed on websites” yet no
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evidence or detail is provided (eg. Date, location, site size,
transaction values etc) and again this review was undertaken by
Three Dragons, not the authors of the Salford LPVA.
5.73 The land transactions represent crucial data which should
be thoroughly analysed as part of the BLV evidence base in
order to formulate fair and realistic land values which are
reflective of actual market realities across Salford. The BLVs
cannot be formulated in isolation of the market otherwise the
values may be entirely detached from current market activity.
5.74 Any reasonable landowner will be cognisant of the prices
being paid for development land within their local area. They
will formulate their expectations of minimum return in light of
this evidence, and as such the transactional data is crucial in
establishing the minimum land values for which landowners will
be incentivised to release their sites for development.
5.75 We therefore strongly recommend that the authors of the
LPVA review relevant transactional data for policy compliant
residential land sales across Salford and set out how this
evidence has been utilised in establishing the BLVs. Where
policy compliant transactional evidence is not available, it will
be necessary to adjust and re-weight the transacted values to
account for the cost of policy compliance as required by the
PPGV.
Methodology and existing use values
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5.76 As well as the key omissions in the evidence base, there
are also fundamental issues associated with the LPVA
methodology to assessing the BLVs.
5.77 The LPVA adopts the EUV+ approach which accords with
the PPGV. However, in determining the EUVs for each typology,
the LPVA states that the EUV for every site is based on
industrial land values which we regard as an inappropriate
approach. Given the diversity of site types, sizes and locations
across Salford, it is necessary to adopt different EUVs for the
different typologies. In particular, many city centre sites will be
occupied by existing commercial buildings and the EUV will
accordingly need to reflect the enhanced value of these sites in
comparison to industrial land.
5.78 To inform the assumed EUV for industrial land in Salford,
the LPVA refers to the Ministry of Housing, Communities and
Local Government (MHCLG) publication Land Value Estimates
for Policy Appraisal (May 2018) which sets out approximate
industrial land values for Greater Manchester. No other
evidence is provided and no actual land transactional evidence
for industrial land in Salford has been reviewed which
represents another significant omission in the evidence base.
5.79 At Appendix 2 we attach a sample of recent industrial land
transactions across Greater Manchester including evidence
from within Salford and neighbouring authorities. We highlight
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in particular the sale at Northbank Industrial Estate, Irlam which
achieved a value of c. £330,000 per acre in Q4 2018. This is
considerably above the EUV of £200,000 per acre assumed for
the Irlam value area, as well as the assumed EUVs for all other
value areas where the maximum EUV is c. £240,000 per acre.
5.80 Our industrial agents have further advised that the
assumed range of EUVs for industrial land are low and do not
reflect the level of values they see in the market for industrial
land in Salford. We therefore recommend that the EUVs for
industrial land are appropriately increased based on relevant
transactional evidence and the advice of active industrial agents
within Salford.
5.81 Furthermore, a key error in the BLV approach is the
variation in industrial EUV by residential value area. At
paragraph 4.32, it is stated that:
“The land values differ by the residential value areas used in
this assessment recognising that there are differences in what
the current use of a site is worth depending on location.”
5.82 It is incorrect to vary the assumed EUV based on industrial
land values by residential value area. The value of industrial
land is not related to residential values and does not vary by
residential value area. Indeed, industrial land situated in low
value residential areas may be located in prime or good quality
industrial locations with a critical mass of existing occupiers.
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This land would therefore have a higher EUV in comparison to
brownfield land located in more desirable, secluded, higher
value residential locations which are not developed as
commercial hubs.
5.83 Instead, it is the landowner premium which should be
varied by residential value area, reflecting the fact that a
landowner of a site in a higher value area will require a higher
premium to incentivise them to sell their site given the much
higher land value uplift generated by residential development.
5.84 The fact that the EUVs have been varied by value area
results in very low brownfield EUVs for the Low, Low/Mid, Mid
and Mid/High value areas of c. £200,000 per acre or less. By
adopting such low EUVs and applying only a nominal landowner
premium as detailed below, the viability of residential
development sites in these value areas will be significantly
overstated.
5.85 Accordingly, we strongly recommend that the BLV
methodology adopted in the LPVA is revisited. The assumed
EUVs should be varied by site typology as detailed above rather
than by value area. As explained below, an appropriate
premium should then be applied to each value area to
determine the BLV rather than the same blanket premium
currently assumed across all value areas.
Landowner Premium and Proposed BLVs
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5.86 According to the LPVA, the assumed landowner premiums
are 20% for housing and mid density apartment typologies and
30% for high density apartment typologies. The LPVA states
that these premiums have been advised by Urban Vision,
however no robust evidence is provided to justify the premiums
as previously stated.
5.87 The resultant BLVs are as follows:
[See full representation for a copy of the table]
5.88 Both we and our clients are highly concerned that the
assumed BLVs are too low, particularly for the Mid, Mid/High,
High and Premium value areas. The difference in BLV between
the ‘Low’ and ‘Premium’ value area is only c. £110,000 per acre,
yet the difference in sales values is c. £160 psf. The BLV
differential is too low and landowners in higher value areas will
have no incentive to release their sites based on the current
assumptions.
5.89 We regard it as inappropriate to apply a single blanket,
arbitrary percentage uplift to the assumed EUVs as land does
not transact based on ‘standard’ percentage uplifts from EUV. It
appears that the landowner premiums and resultant BLVs have
not been benchmarked against any land transactional evidence
to assess if the proposed BLVs are realistic and provide a
sufficient incentive for a landowner to release their site for
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development when compared to actual market activity in
Salford.
5.90 In addition, we believe it is inappropriate to apply the
same BLVs to Premium and High value areas, and to Mid/High
and Mid value areas. The land value has a direct relationship
with the achievable sales values and it would be incorrect to
assume that, for example, a landowner of a site in a ‘High’ value
Salford location would release their site for the same value as a
landowner in a ‘Premium’ value area when the difference in
assumed sales values is c. £55 psf.
5.91 Further, in our opinion, it is not appropriate to apply the
same premium to the housing typologies and the mid density
apartment typologies, and only an arbitrary 10% higher
premium to the high density apartment typology given the
difference in assumed densities. The densities for the housing
typologies predominantly range from 35 – 45 dph whereas the
densities for the mid and high density apartment typologies are
125 dph and 550 dph respectively.
5.92 The mid and high density apartment typologies would
therefore generate considerably higher land values (on a per
acre basis) in comparison to lower density standard estate
housing schemes. This is because the quantum of development
is significantly increased with no change in site area, meaning
that the value per acre increases as the intensification of
development increases.
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5.93 This is reflected in transacted land values for high density
apartment schemes in locations such as Salford city centre and
Manchester city centre which show significantly higher land
values on an acreage basis in comparison to standard estate
housing / low density flatted schemes in surrounding suburban
areas.
5.94 To support this position, we refer to our internal database
of transacted land values for high rise apartment schemes in
both Salford and Manchester city centre. Some of the
information in the database is confidential and therefore
cannot be publicly disclosed however we can confirm that the
land values within the database range from c. £2,500,000 £27,000,000 per acre. If the author(s) of the LPVA had reviewed
relevant land transactional evidence, they would have
identified this trend through their own research.
5.95 Therefore, as the land value generated by the more
intensified forms of development will be appreciably higher, the
landowner premium must also be appreciably higher in order to
incentivise a sale. The landowner premium also needs to be
sufficient to incentivise release of the site for residential use
rather than alternative competing non-residential uses (eg.
Office / retail) in city centre locations.
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5.96 However, the LPVA has failed to acknowledge these
principals and as such, the BLVs for the mid and high density
apartment typologies are currently significantly understated.
5.97 We further note that the LPVA approach conflicts with that
adopted in the emerging GMSF viability assessment which the
LPVA is stated to have aligned with, as shown in the table
below. This table also highlights the BLVs assumed for
brownfield city centre apartment typologies in other recent
Local Plan / CIL viability assessments:
[See full representation for a copy of the table]
5.98 As the table illustrates, the assumed BLVs for high density
city centre residential typologies are considerably above the
assumed BLVs for sites in other areas. Although these
assessments were prepared for different geographical
locations, the principal of varying the assumed BLVs to account
for differences in development density is applicable to all sites
irrespective of location.
5.99 Based on the above, we therefore strongly recommend
that the assumed BLVs for all value areas and typologies are
increased particularly given that the LPVA does not include any
allowance for abnormal costs, instead stating that these costs
should be reflected in the land value. We address this point in
more detail in the following sub-section of this report. The BLVs
should be informed by market land transactional evidence and
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the landowner premiums should be appropriately
differentiated by both value area and site typology for the
reasons detailed above.
5.100 We reinforce that if the BLVs are set at the levels
currently proposed, not only will the viability of development
be overstated and policy requirements set at unrealistic levels,
there is also a significant risk that development will stall across
Salford as landowners would simply have no incentive to bring
their sites forward for development. This consequently risks
compromising the delivery of the Local Plan.
Standard build costs
5.101 It is stated that the assumed standard build costs in the
LPVA have been advised by Urban Vision who consider the BCIS
to represent an inappropriate source for assessing the standard
build costs.
5.102 Based on our widespread experience of preparing and
reviewing area-wide and site-specific FVAs across the North
West, build costs for FVAs are typically based on BCIS data as
this represents the only independent, nationally recognised
database which is maintained by the RICS. Both the PPGV and
the best practice guidance in the Harman Report (2012) state
that build costs should be based on “appropriate data” such as
the BCIS.
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5.103 Nevertheless, we acknowledge that other cost sources
may be considered “appropriate data” provided that they are
accurate, relevant and robust. However, if the LPVA is to depart
from the nationally recognised BCIS database and use another
source to inform the assumptions, it is essential that this cost
database is robust and based on local data, and that suitably
qualified cost consultants have advised on the costs.
5.104 However, the LPVA simply states that the build costs have
been advised by Urban Vision. No actual local cost data or
details of the qualified cost consultants who have advised on
the costs are provided. The cost assumptions are therefore
insufficiently evidenced at present.
5.105 Further, the LPVA states that the costs are broadly
aligned with the emerging build costs in the GMSF viability
assessment. However, we again reinforce that it is
inappropriate to rely on this assessment for the purposes of
determining standard build costs in Salford. This is because the
GMSF assessment is an emerging draft region-wide study
which:
1) has been strongly challenged by stakeholders due to the
wide range of inappropriate assumptions including in relation
to build costs, and
2) adopts costs which were assessed by a southern-based
practice using an anonymous cost database with no information
provided on the schemes assessed.
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5.106 We therefore request that full details of the actual cost
evidence utilised to inform the cost assumptions is provided,
together with details of the qualified individuals who have
advised on the assumed costs.
5.107 As well as the insufficiently evidenced assumptions, we
consider it inappropriate to apply the same build costs to all
value areas whilst the costs should also be varied by site size to
more accurately reflect the likely costs for different sites. For
example, local developers building out smaller sites will incur
higher base build costs in comparison to established
housebuilders delivering larger sites due to differences in
economies of scale and cost efficiencies. In addition, the base
build costs for sites in higher value locations are often higher to
reflect the better quality specification delivered to achieve the
assumed end values.
5.108 According to the LPVA, the assumed standard build cost
for houses equates to c. £105 psf. This is regarded as an
appropriate assumption in low/mid value locations in Salford if
this cost reflects the base build cost, plot external works,
garages, standard estate roads and sewers, and plot service
connection costs.
5.109 However, a clear definition of the standard build costs is
not provided; instead it is stated that Urban Vision have advised
that the build costs are ‘all in’ and include ‘infrastructure /
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externals’. This lacks clarity and it is essential that a tightly
defined standard build cost definition is provided to allow
stakeholders to understand what costs are covered by the
assumed ‘all in’ figures and, therefore, whether the assumed
costs are reasonable.
5.110 We consider that a more appropriate approach would be
to define the standard base build cost separately, with
appropriate allowances for plot external works, garages,
standard estate roads and sewers, and plot connections
specified to enable stakeholders to understand how the ‘all in’
figure has been arrived at. This approach is commonly adopted
by practitioners in area-wide and site-specific FVAs.
5.111 Moreover, the assumed ‘all in’ standard build cost of c.
£105 psf for housing is considered too low for the higher value
areas based on the assumed sales values. To support this
position, we refer to the build costs we were recently provided
with by an established North West developer for a site with
market revenue expectations of approximately £250 – £260 psf.
The housebuilder’s ‘all-in’ standard build costs for this scheme
equated to c. £110 psf before contingency and professional
fees.
5.112 In terms of flatted development, we regard it as
inappropriate to apply the same build costs to all 6-15 storey
apartment schemes. C&W’s highly experienced Building
Surveyors have advised that the build costs for a 15 storey
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scheme would be considerably higher than the build costs for a
6 storey scheme due to factors including the more complex
building structure, the need for enhanced mechanical and
electrical services and enhanced fire precaution measures to
satisfy building regulations.
5.113 This is consistent with our own experience of assessing
multiple high-rise residential schemes for valuation and viability
purposes. We have been provided with detailed build costs for
a wide range of apartment developments and we have
identified a clear trend of increasing costs with increasing
storey height.
5.114 We would therefore recommend that the LPVA revisits
the current assumptions and appropriately varies the assumed
standard build costs for all typologies by value area, site size
and storey height in order to more accurately reflect the likely
build costs for different typologies and locations. The revised
assumptions should be shared with stakeholders to enable
assessment as to whether the costs are realistic and marketfacing. It would also be helpful if a clear standard build cost
definition was provided to aid proper analysis.
5.115 The LPVA applies a contingency allowance of 3%. We
regard a 5% contingency allowance as the minimum
appropriate assumption for area-wide viability testing where it
is recommended best practice to allow some ‘buffer’ in the
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assumptions so as to not test the margins of viability as detailed
above.
5.116 Professional fees should be applied to the total build
costs and contingencies. Clarification is required as to which
costs the professional fees have been applied to as this is not
clear.
Abnormal costs
5.117 In terms of abnormal and extra over development costs,
no allowance has been included in the LPVA based on the
assumption that any site-specific abnormal costs should result
in a reduced BLV.
5.118 The PPGV does state that the BLV should reflect the
implications of abnormal costs as noted in Section 4. Clearly,
where sites are subject to high site-specific abnormal costs, it
will be necessary to adjust the BLV to reflect the additional cost
burden.
5.119 However, for all sites, there remains a minimum value
below which a landowner will not be incentivised to release
their site for development. If deducting the abnormal costs tips
the BLV past the point of providing a sufficient incentive and
leads to land values which mean landowners will not sell, then
this conflicts with the PPG.
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Participation
at hearing
sessions

Both we and our clients
therefore strongly
recommend that the Council
and the authors of the LPVA
revisit the proposed
approach and assumptions,
and give due consideration
to the issues raised in this
representation including the
comments relating to
emerging Policy H4
Affordable Housing.

Not specified

General comments:
N/A

Bloor Homes
and Taylor
Wimpey
(submitted by
Cushman &
Wakefield)
Respondent ref:
A1967
Representation
ref: 2284

Assessment of
Residential
viability

Is legally
compliant?:
Not specified
Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:
PART 2 OF 2
The representation includes the following appendices which are
available to view in the full copy of the comments received:
Appendix 1 – RICS Professional Statement: Financial Viability in
Planning – Mandatory Reporting Requirements
Appendix 2 – Industrial Land Comparables
Appendix 3 – Terms of Engagement
5.120 As emphasised above, we believe that the proposed BLVs
for the majority of the site typologies are already set too low
and are detached from landowner expectations. Even before
any adjustment for site-specific abnormal costs, we consider
that the BLVs are insufficient to incentivise the release of sites
for development for the majority of value areas.
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5.121 However, we would further emphasise that if the
proposed approach of deducting the abnormal costs from the
BLV is followed, in many instances a landowner would receive a
very low or zero value for their sites, as the site-specific
abnormal costs will undoubtedly equal or exceed the BLVs
proposed in the LPVA.
5.122 To support our position, we refer to our internal
abnormal cost database where we have monitored the
abnormal costs we have recently experienced on a range of
residential development sites in the North West (over 25 in
total) as part of previous land disposals, expert witness work
and viability assessments we have been 5.123 involved in.
5.123 The sites range from small sites under 30 units in size up
to larger scale sites in excess of 500 units, and include both
greenfield and brownfield sites. The abnormal costs across the
sites range from c. £120,000 – £540,000 per net acre / c.
£10,000 – £50,000 per plot with the overall average abnormal
cost equating to c. £273,000 per net acre / £22,000 per plot.
5.124 If this average abnormal cost is deducted from the BLVs
proposed for housing typologies in the LPVA, the landowner
would receive nil value in all value areas with the exception of
‘High’ and ‘Premium’, and would receive only a nominal land
value in these two latter areas as shown below:
[See full representation for a copy of the table]
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5.125 This does not accord with the PPGV as such values will
clearly not provide any landowner with sufficient incentive to
release their land for development. Accordingly, we would
strongly recommend that appropriate abnormal costs are
included within the LPVA for all typologies. If these costs are
not included, the findings of the LPVA may be highly limited as
the assessment will likely significantly overstate site viability,
and policy requirements will therefore be set at unrealistic and
unachievable levels.
5.126 Alternatively, if the proposed approach of deducting the
abnormal costs from the BLV is to be adopted, the BLVs must
be increased to a realistic level with a sufficient buffer to allow
for abnormal costs to be deducted, and for the resultant BLVs
to remain at a reasonable level which do not risk preventing site
release.
Cost of policy requirements
5.127 Section 6 of the LPVA sets out the cost assumptions for
the policy requirements in the emerging Local Plan to include
housing design, energy efficiency and biodiversity.
5.128 According to the LPVA, the costs for meeting the policy
requirement in respect of accessible and adaptable homes have
been derived from the Housing Standards Review report (EC
Harris, September 2014). The costs have been indexed from
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September 2014 to June 2019. It is unclear why the costs have
only been inflated to June 2019; the costs should be inflated to
the date of the LPVA (January 2020).
5.129 Similarly, the cost for achieving 10% biodiversity net gain
is assumed at £242 per unit based on a Defra and Natural
England Impact Assessment (2019). According to Table 25 in the
LPVA, this net gain cost is based on 2017 prices hence the
assumed figure again needs to be inflated to the date of the
LPVA (January 2020).
5.130 It is acknowledged that there is a lack of publicly available
evidence to justify appropriate costs for achieving 10%
biodiversity net gain given that this is a newly emerging policy
requirement, and the actual cost for each site will vary
depending on the extent of mitigation required and whether
this can be achieved on-site or off-site.
5.131 It is also difficult to find consistent evidence of costs for
achieving the energy efficiency requirements under the
emerging policy which are currently set at 2% of build costs.
According to our analysis, this equates to an allowance of c.
£2,100 per housing unit and c. £1,800 - £2,800 per apartment.
5.132 Therefore, if the cost allowances are proven to be
insufficient in reality, it is crucial that policy requirements in
respect of affordable housing are able to flex to offset any
higher developer contributions required to comply with these
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other policy requirements. Without this flex in policy, there is a
significant risk that development viability will be compromised
if higher costs are required, and as a consequence, sites will not
come forward for development.
5.133 We also request that clear guidance is provided as to how
the 10% biodiversity net gain requirement will be calculated, as
well as a clear definition of “biodiversity net gain” to provide
developers with a level of certainty over the requirements
which will enable the associated costs to be more accurately
determined. (paragraph 5.133 also logged against policy BG2).
5.134 The LPVA also sets out assumptions for various S106
contributions including education, transport and public realm.
The assumptions for transport infrastructure and public realm
are stated to be based on “the scale of contributions sought
from applicants as part of the planning application process”
(paragraph 6.30 – 6.31) however no details of the reviewed
S106 agreements have been provided.
5.135 We request that full details of the S106 evidence is
shared including important information such as the scheme
locations, sizes, date of S106 agreement and a breakdown of
the total contributions. It is not possible to comment on the
robustness of the evidence and resulting assumptions without
knowledge of this information.
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5.136 Furthermore, it is stated that no public realm
contribution has been assumed for housing schemes “given
that typically this will not be sought in most instances”
(paragraph 6.31). However, within the Council’s adopted
Planning Obligations SPD (December 2019), it is stated that
public realm contributions may be required from housing
schemes. It would therefore be prudent to include an allowance
for public realm contributions from the housing typologies to
ensure that the full costs of all potential policy requirements
are reflected in the viability testing.
5.137 In respect of education, the LPVA states that the Council
are only seeking contributions towards primary school provision
(paragraph 6.29) hence contributions towards other forms of
education provision are not included. However, emerging Policy
ED2 states that where there will be a projected shortfall in
provision, contributions will be required for all types of
education provision to meet the needs of those aged 0-19
years. Clarification is required and additional costs must be
included for any required contributions towards other types of
provision.
5.138 In relation, other key cost heads have been excluded
from the assumed S106 allowances including contributions
towards health facilities as required under emerging Policy PC1
Planning Conditions and Obligations. Appropriate costs for all
relevant local policy requirements should be included otherwise
site viability will be overstated.
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Developer’s profit
5.139 A further key issue we have identified is the proposed
developer’s profit assumption of 17.5% of GDV. We assume
that this percentage figure applies to both market and
affordable housing as this is not clearly stated in the LPVA, and
the unusual method of incorporating affordable housing as a
scheme ‘cost’ rather than impairing the GDV means that it is
not possible to verify the profit assumption based on the
appended appraisals. Clarification is required.
5.140 If the blended figure of 17.5% has been adopted, we
regard this assumption as too low and no transparent evidence
or justification is provided for the assumed profit level other
than reference to the guideline range in the PPGV. Importantly,
the LPVA has not interpreted this guidance correctly as
explained below.
5.141 It is widely recognised that a developer’s profit (operating
margin including overheads) of 20% of market housing GDV is
an appropriate position with a lower profit only justifiable if the
scheme is particularly low risk and market conditions are
favourable at the point of the assessment.
5.142 To support our position, we firstly highlight a wide range
of appeal decisions and recent CIL Charging Schedule
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examinations whereby a developer’s profit of 20% of GDV for
market housing has been deemed appropriate:
]See full representation for a copy of the table]
5.143 In addition, we have monitored the developer’s profit
assumptions adopted for market housing in other recent areawide viability assessments across the North West, Yorkshire,
the North East and the Midlands (published between June 2017
and August 2019).
5.144 Of the 22 studies which we have reviewed, 18 of the
studies adopted a developer’s profit for market housing of 20%
of GDV. A number of these studies also applied the same 20%
profit assumption to market and affordable housing. The LPVA
assumption is therefore inconsistent with other area-wide
assumptions.
5.145 Further to this, from our experience, few established
housebuilders will sanction a land purchase which does not
show a minimum of 20% profit on GDV excluding overheads.
This is evidenced from the following schedule of gross profit
margins and operating margins as extracted from recent PLC
company accounts:
[See full representation for a copy of the tables]
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5.146 We also highlight the guideline profit range of 15 – 20%
of GDV as set out in the PPGV (Paragraph 18) and referred to in
the LPVA. We have recently been advised by Ms Harriet Fisher
in an email dated 19th September 2019, in her role as Team
Leader – Developer Contributions at the MHCLG, that this
guideline profit range of 15 – 20% of GDV is exclusive of
overheads:
“As set out in the Planning Practice Guidance (PPG) on viability,
for the purpose of plan making an assumption of 15-20% of
gross development value may be considered a suitable return
to developers in order to establish the viability of plan makers.
Plan makers may choose to apply alternative figures where
there is evidence to support this. Alternative figures may be
appropriate for different development types.
Paragraph 12 of the PPG sets out costs to be considered
separately to the return to the developer. The list of costs at
paragraph 12 includes:
•
professional, project management, sales, marketing
and legal costs incorporating organisational overheads [Ms
Fisher’s bold] associated with the site. Any professional site fees
should also be taken into account when defining benchmark
land value”. (Ms Harriet Fisher, MHCLG, 19th September 2019).
5.147 Therefore, if a nominal allowance of say 5% for overheads
was added to the guideline profit range, the developer’s profit
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inclusive of overheads would equate to 20 – 25% of GDV
according to the PPGV. On this basis, the LPVA assessment of
developer’s profit of 17.5% of GDV (which must be inclusive of
overheads as this cost is not accounted for elsewhere in the
assessment) falls below the guideline range set out in the PPGV.
5.148 It is also reasonable to argue that a higher return would
be needed in more challenging locations such as lower value
areas in Salford where the risk is greater. A higher return is also
required for smaller developers as, in our experience, for SMEs
to obtain bank support and funding, they are required to show
a profit margin of 20% or more as funders often perceive such
developers as carrying greater risk in comparison to larger
established regional and national housebuilders.
5.149 Therefore, in light of the above evidence, we believe a
developer’s profit (including overheads) of 20% of market
housing GDV is fully justified and represents the minimum
return to ensure development remains attractive and
deliverable in the Salford region.
5.150 A lower profit assumption for affordable housing may be
considered acceptable for the purposes of the testing where
this is an assumed guaranteed end sale to an RP. However, as
previously stated, in other recent area-wide FVAs we have
reviewed, consultants have not differentiated the market
housing and affordable housing profit assumption. A range of
examples are shown in the table below:
941

Participation
at hearing
sessions

Respondent /
ref.

Chapter &
policy

Representation
ref.

Paragraph

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

[See full representation for a copy of the table]
5.151 This may be considered an appropriate approach for
area-wide viability testing as the assumptions should
incorporate sufficient headroom so as to not test the margins of
viability as noted above.
5.152 If a lower profit level for affordable housing is adopted,
we consider 7-8% of GDV to represent the minimum acceptable
return for the purposes of an area-wide viability assessment.
However, if the affordable housing was to comprise alternative
tenures such as discounted market sale housing and/or there
was no assumed pre-sale to an RP, then the profit level would
need to be increased as there is no reduction in sales risk.
Development period, delivery rates and cash flow
5.153 The development period for each typology needs to be
based on an accurate and realistic lead-in period having regard
to the site size and the need for necessary infrastructure and
enabling works, followed by a realistic build and sales period
based on an appropriate sales rate. These are key assumptions
which, together with the cash flow profiling, have a significant
impact on the finance cost and the viability of a scheme.
5.154 The LPVA clearly sets out the development period for all
typologies which is welcomed. However, the actual
assumptions for certain typologies are considered
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inappropriate. A lead-in period of 3 months is assumed for
every site yet for all but the smaller sites, this represents
insufficient time to discharge all pre-commencement planning
conditions, arrange site set up and undertake all necessary
enabling works such as demolition, site clearance, remediation
etc to prepare the site for the main build period.
5.155 We regard a 6-month lead-in period as a more prudent
assumption for all but the smallest sites. For larger sites in
excess of say 200 – 250 units, where there may be a need for
greater enabling and infrastructure works to prepare the site
for development for example, a longer lead-in period of 9 – 12
months is considered a more reasonable assumption.
5.156 For the housing typologies, a build rate of 45 units per
annum is assumed. Based on our experience and dialogue with
both active developers and highly experienced quantity
surveyors, additional site resources would likely be required to
sustain this build rate which would increase site preliminary
costs. As such, if this build rate is assumed, we believe that the
standard build costs should be increased to reflect the upward
pressure on site preliminary costs.
5.157 Similarly, we consider the sales rate of c. 4 market
housing units pcm to be ambitious particularly in lower value
areas of Salford where market conditions are more challenging.
No evidence to support the adopted sales rate is provided.
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5.158 Based on our analysis of comparable new build schemes,
our review of housebuilder trading statements and feedback
from developers, and the assumptions adopted in other areawide FVAs, we regard a sales rate of 3 market houses pcm as a
more realistic achievable sales rate in stronger markets.
However, it is unlikely that this would be achievable in weaker
market locations where a reduced sales rate of c. 2 – 2.5 units
pcm is considered a more realistic assumption.
5.159 Furthermore, we regard the assumption of 90% off-plan
reservations for apartment typologies with all transactions
completing on construction finish as highly unrealistic. We have
valued multiple high-rise apartment schemes in the Salford
market and we have yet to see any scheme achieve 90% offplan sales. Even if a scheme did achieve such high levels of presales, it would be impossible to complete all transactions in a
single day on build completion.
5.160 A more realistic assumption would be to assume a
maximum of 50% off-plan reservations with an appropriate
handover period following build completion to complete all
transactions and sell the remaining units. Owner-occupiers
would expect to see a show apartment and have clarity on
expected completion date before committing a deposit to
purchase.
5.161 Whilst the development period assumptions have been
clearly specified, the cash flow models have not been published
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to enable stakeholders to assess the distribution of costs and
values within each appraisal. These are crucial assumptions
which impact on the finance cost and the models should be
disclosed on a transparent basis to enable stakeholders to
assess the robustness of the cash flow modelling.

7. Conclusions
7.1 To conclude, both we and our clients have significant
concerns regarding many of the key assumptions currently
proposed in the Salford LPVA, as well as the current drafting of
emerging Local Plan Policy H4 Affordable Housing. Given the
increased importance of the viability assessment in the planmaking process, it is imperative that the adopted assumptions
are realistic and market-facing to ensure that the viability of
development is accurately tested. The LPA should then use the
findings to inform the preparation of a deliverable plan, and the
setting of reasonable and achievable policy requirements which
will help to reduce the number of site-specific viability
assessments at the application stage in accordance with the
aspirations of the PPGV.
7.2 As illustrated throughout this representation, however, it is
evident that there are clear shortcomings in the viability
approach and we consider that many of the key assumptions
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are inappropriate and/or insufficiently evidenced, as
summarised in the table on pages 3 – 5 of this representation.
7.3 In our opinion, if the current inputs are adopted, the LPVA
will not provide an accurate or robust assessment of site
viability which will undermine the deliverability of the plan and
will result in policy requirements being set at unrealistic levels.
7.4 In any case, however, it appears that the Council are
proposing to disregard many of the findings of the LPVA by
setting minimum affordable housing targets at levels which the
LPVA has clearly shown to be unviable. This is highly concerning
and undermines the purpose of the LPVA, whilst the Council
have not provided any other robust evidence to justify the
proposed policy requirements.
7.5 Furthermore, we are also concerned that this LPVA may set
the parameters for the site-specific viability assessments of the
site allocations in the second part of the Salford Local Plan; the
Core Strategy and Allocations document. If inappropriate
assumptions are adopted in this LPVA, there is a significant risk
that these errors will be carried forward to the site-specific
assessments. This could again lead to inaccurate viability testing
and the setting of unrealistic policy requirements which will
compromise site deliverability.
7.6 Both we and our clients therefore strongly recommend that
the Council and the authors of the LPVA revisit the proposed
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Participation
at hearing
sessions

The Council must have a
separate affordable housing
target for retirement
housing which reflects the
true cost of development.

Not specified

approach and assumptions, and give due consideration to the
issues raised in this representation including the comments
relating to emerging Policy H4 Affordable Housing. We further
request that out clients are given the opportunity to comment
again on the revised assumptions to ensure stakeholder
feedback has been duly considered.
7.7 Should the Council have any queries in respect of the
matters raised in this representation and/or require any further
information, please do not hesitate to contact us through the
details below.
General comments:

The Retirement
Housing
Consortium
(submitted by
the Planning
Bureau)
Respondent ref:
A2014
Representation
ref: 2122

Assessment of
Residential
viability

Is legally
compliant?:
Not specified
Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
Comment also partly recorded against policy PC1.
Policy PC1 (Reduced Planning Obligations) allows for (i) reduced
planning obligations where “the applicant has submitted a
viability appraisal that is based upon or refers back to the
viability assessment that has informed this plan”.
It is vitally important, therefore, that the specific viability
assumptions in the local plan testing reflect the true costs of
developing retirement and extra care housing. We have a
number of specific concerns in this regard which are set out in
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our representation below. This should lead to a discrete
assessment of the realistic and achievable target for affordable
housing on sites where retirement housing is being provided. It
is a concern that the current assumptions will lead to an
unrealistic target for affordable housing being set on these sites
and will therefore, unnecessarily and unfairly, lead to
retirement housing being unable to compete against
mainstream residential developers.
SPECIFIC VIABILITY TESTING ASSUMPTIONS AS THEY RELATE TO
RETIREMNET HOUSING
Three Dragons (3D) consultancy have undertaken a viability
workshop where a number of assumptions were considered
including for “Specialist older persons housing”. We have a
number of concerns with some of the assumptions and have
comments on these. As discussed above, we are very concerned
that a blanket target for all developments is not appropriate as
it would unfairly disadvantage developers of retirement
housing. A realistic target would mean that developers of
retirement housing would be less likely to need to consider
viability arguments at development control stage. We have
reviewed the evidence base and have the following comments
to make on the assumptions and inputs into the viability for
retirement or sheltered housing developments.
Scheme Size
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3D have suggested a scheme size of 60 units. This is much
higher than the average for scheme recently completed and in
the pipeline for both McCarthy and Stone and for Churchill
Retirement Living. A minimum number of units for a retirement
living scheme is 30 units but the average or typical scheme is 40
units. The minimum site size is 0.25 of a hectare with a typical
site being 0.4 of a hectare.
It is noted that during the workshops it was proposed that
larger developments might come forward in the Greater
Manchester area. It is certainly not the experience of either
McCarthy and Stone that any schemes of more than 70 units
will come forward and that should be considered an absolute
maximum. A scheme of 100 units, for example, would take over
7 ½ years to sell out which is likely to be an unacceptable period
for most retirement developers.
Apartment sizes
- Average 1 bed retirement apartments 52m2
- Average 2 bed retirement apartments 75m2
These sizes are likely to be minimum and will increase to meet
the requirements of Building Regulations Part M changes.
Gross: Net
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3D have allowed for 20 to 35% of gross common areas for the
saleable area. As a minimum retirement apartment
developments would be at 26% and normally more than this.
The extra care minimum would be 35%.
Ground Rent
There has been much pressure on ground rent assumptions
since the government published its recent advice. We are now
allowing for ground rents at 0.1% of market value with a
capitalisation yield of 5%.
Sales Rate
3D has acknowledged the longer sales rate for retirement
housing. This is to be welcomed and currently the industry is
experiencing rates of about 1.1 per month and certainly no
more than 1.35 sales per month. It should also be remembered
that the typical retirement housing customer will not buy
apartments “off plan” preferring to see completed units before
they buy.
Empty Property Costs
It is hoped that 3D take into account costs incurred by the
developer during the lengthened sales period. Empty property
costs take into account legitimate costs incurred on council tax,
service charges and utilities. As ground rents are not assumed
to be capitalised until the end of the sales period there will be
950
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ground rent income from sold properties that will reduce the
figure. An average Empty Property Cost for a 40 unit scheme
will be £145,000.
Location
We can confirm that retirement housing will be in sustainable
areas close to amenities and services and never more than ½ a
mile from town or city centres. In other words, suburban areas
are unlikely to be sustainable and development is
overwhelmingly on previously developed land where there are
high existing or alternative use values.
Professional Fees
The allowance of 6.5% proposed for testing for professional
design and associated costs is unacceptable and does not
reflect common practice for the consideration of retirement
housing schemes. There have been a number of appeal
decisions that have acknowledged and supported professional
fees at 10% of costs.
Marketing Fees
The nature of the client group combined with the extended
sales period means that marketing and
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sales fees are higher for retirement living schemes. A combined
fees rate of 6% has been agreed in the past although a rate for
an average 40 unit scheme may be in the region of 5.5%.
Construction Costs
It is common practice to use BCIS to establish standard rates in
viability appraisals. Indeed, this is enshrined in National
Planning Practice Guidance (updated in September 2019) which
refers to using “standardised inputs” including “build costs
based on appropriate data, for example that of the Building
Cost Information Service”. Currently the BCIS factored to
Salford is £1,500 per m2 for supported housing.
Use of HCA DAT
We are concerned about the use of the HCA DAT toolkit to
undertake development appraisals of retirement housing
developments. We find the HCA DAT toolkit to be inflexible,
cumbersome and not sufficiently transparent. Fundamentally, it
is not set up to take account of the extended sales periods that
are involved in retirement housing. This can lead to a distorted
and compromised cash flow. It does not reflect the assessment
models that the industry use on a day to day basis to assess
schemes internally. We would recommend a model that is more
acceptable to the industry such as Argus Developer.
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Participation
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sessions

Further justification for the
inclusion of MediaCityUK
within the Salford Quays
primary shopping area is
needed in the Salford Quays
town centre background
report.
Further justification
for the identification of the
Salford Quays potential
extension to the primary
shopping area is needed in
the Salford Quays town
centre background report.
An up-to-date retail needs
assessment of Salford Quays
is required.

Not specified

In light of the recent changes to the NPPF, we would ask to be
kept updated on any supplemental information that is prepared
in support of the viability evidence and to be kept informed on
the progress of the local plan and in particular the submission
to the Examination Inspector.
General comments:

Bredale
Properties Ltd
(submitted by
Pegasus Group)
Respondent ref:
A0528
Representation
ref: 2378

Background
Document Proposed
Salford Quays
Town Centre

Is legally
compliant?:
Not specified
Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
The Salford Quays primary shopping area (PSA) conflicts with
the definition of a PSA in the NPPF. The Salford Quays town
centre background report provides insufficient justification for
inclusion of MediaCity UK within the PSA.
There is no up to date retail needs assessment of Salford Quays
setting out justification for the imclusion of MediaCity UK in the
PSA. There is also no justification for the inclusion of the
potential extension to the primary shopping area. The approach
is therefore considered unsound.
General comments:
N/A
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Participation
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Is legally
compliant?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:

See separate specific
representation to policies
EG1 and EG2.

Yes - I wish
to
participate in
hearing
session(s)

Is sound?:
No
Complies with the
duty to cooperate?:
Yes

6.1 Peel recognise and fully support the need for the built
environment within Salford to respond positively to the climate
emergency and take significant steps to reduce carbon
emissions and improve climate resilience.
6.2 With respect to the SLP: DMP, Peel note that the general
direction of travel for the climate change policies within the
Plan is to implement the strategic policy objectives of the GMSF
which is to make GM carbon neutral by 2038 with all new
development to be carbon neutral by 2028. Peel have
submitted representations to the GMSF and, with respect to
the carbon neutral target have noted that, whilst laudable, the
target is not supported by any evidence that demonstrates that
this is technically and commercially viable within the GM area.
Paragraph 31 of the NPPF clearly states that any policy within a
Local Plan that seeks a target above the regulatory minimum
must be accompanied by a full viability assessment.
Regrettably, the GMSF did not have this necessary supporting
evidence base and hence the carbon target and associated
policies in its current form are unsound.
6.3 Given that the GMSF is currently unadopted, the SLP: DMP
runs a significant risk in implementing this unfounded policy.
Peel note however that the SLP: DMP does have its own
evidence base document titled ‘Renewable and Low Carbon
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Energy Opportunities, January 2020. Paragraph 1.1 of this
document states that:
“This report set out further justification and background to
Publication Salford Local Plan: Development Management
Policies and Designations (SLP: DMP) policies EG1 (Sustainable
energy), EG2 (Renewable and low carbon energy) and
Figure 14 (locations with the greatest potential for renewable
and low carbon energy).”
6.4 In the absence of any other evidence base documents, Peel
assume that this document is the main evidence base to
support Policies CC1, EG1 and EG2.
6.5 Peel have reviewed this document and note that no specific
evidence is provided to justify the carbon neutral target of 2028
and 2038 respectively and the carbon reduction target as set
out in Policy CC1 (A6) (which is discussed in more detail below).
With respect to the 19% reduction stated in this element of
policy, there appears to be no evidence demonstrating that this
is both viable and deliverable in accordance with Paragraph 31
of the NPPF. With respect to the carbon neutral target it would
appear that the Council is relying on the adoption of the GMSF
as the strategic policy document to justify its inclusion and
therefore not developing a Salford specific evidence base. As a
result, Peel consider this approach unsound and believe that
the Council must either wait for the GMSF to be found sound
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The approach to the
sequential test is amended
to accord with the NPPF (i.e.
that the PSA should be
considered in-centre for A1
retail uses only).

Not specified

before implementing this policy target or develop their own
evidence base to justify its inclusion.
6.6 Notwithstanding the issue above, Peel have carefully
reviewed the policies within the SLP: DMP that address climate
change, energy and sustainable design and construction and its
comments are provided below.
General comments:

Bredale
Properties Ltd
(submitted by
Pegasus Group)
Respondent ref:
A0528
Representation
ref: 2377

Background
Document Retail Impact
Thresholds

Is legally
compliant?:
Not specified
Is sound?:
No
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
We also have concerns regarding the suggested threshold for
impact assessments. Whilst a paper has been provided in
respect of this matter, it provides little detail or justification for
the proposed threshold which varies between 250m2 and
500m2. There is no consideration of the estimated turnover of
proposals of this scale, their likely trade draw or attraction or
how this compares with the turnover and attraction of existing
centres in the City. In particular, it is noted that commentary or
justification for the threshold based for non-A1 retail uses is
even more limited. As such, and in the absence of any proper
justification, the current policy approach cannot be considered
sound. In addition to this, there is the suggestion within part b
of the impact policy that schemes of between 250m2 and
500m2 may require an assessment of impact, subject to various
956
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considerations in relation to an existing centre. However, this
part of the policy lacks precision and requires a pre-assessment
to have effectively been carried out which fails to give
applicants certainty on the circumstances where an impact
assessment may be required. Again, such an imprecise policy
cannot be considered sound.
General comments:

Natural England
Respondent ref:
A0404
Representation
ref: 1889

Habitats
Regulations
Assessment

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
General comments:
Habitats Regulations Assessment of the Impact on European
Protected Sites of Salford Local Plan: Development
Management Policies and Designations
Natural England has concluded that some further work is
required to improve this Habitats Regulations Assessment
(HRA), which concerns providing further information regarding
the screening of some of the plan’s policies. Hydrological
impacts cannot be deferred to the project level stage and it is
important that the Appropriate Assessment provides additional
information to demonstrate there will be no Likely Significant
Effects (LSE) on Designated sites. Air quality impacts have not
being assessed in the HRA and it is important that any
957
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associated air quality impacts from future development
allocations upon Designated sites are fully assessed.
5 Initial Screening Opinion
Table 5.1 Initial Screening Summary of impacts of Salford Local
Plan: Development Management Policies and Designations on
the Natura 2000 Network of European Sites
A clear explanation should be provided why policies have been
Screened-Out of Table 5.1. Following the precautionary
principle all Area Based policies (AP1-AP5) should be ScreenedIn with a focus on the impact pathways/receptors in relation to
Designation Sites, unless a clear explanation can be provided to
demonstrate otherwise. For example, policy AP1 does not
follow the precautionary approach and does not consider
potential air quality or hydrological impacts. Further
information in Table 5.1, would help determine if this policy
should be Screened-In or Screened-Out at this stage.
It should be noted that it is not sufficient to defer any potential
impacts or assessment to the project level stage. However, if an
impact has been identified then this policy should be ScreenedIn so the potential impacts can be assessed in more detail, as
part of the Appropriate Assessment (AA) stage and if mitigation
is required it should be proposed at the AA stage. Please see,
case C-323/17 People Over Wind v Coillte Teoranta (also
referred to as the Sweetman II Judgement).
6 Summary of the Initial Screening Opinion – Assessment of
Likely Significant Effect
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This section of the HRA could require revisions if any of the
changes from the above sections are taken into consideration,
which could potentially include impacts from air pollution.
2
7. Appropriate Assessment
Overall the AA can be strengthen and it its recommend that this
stage needs to assess the identified LSEs in detail on the
features of the European site, considering the site’ conservation
objectives.
First, the AA must look at the potentially damaging aspects of
each site allocation and/or policy and the potential effects of
the site features and conservation objectives and characterise
the impacts in terms of their likelihood, nature, scale, severity
and duration. This assessment needs to include a consideration
of the impacts on:
 The extent and distribution of qualifying habitats and species;
 The abundance and spatial distribution of qualifying habitats
and species or assemblages;
 The structure of the qualifying habitat, which should not be
affected in terms of abundance and diversity;
 The physical, chemical and biological processes that support
the qualifying habitat to ensure these are not affected.
The AA must then look at any potential mitigation measures, to
determine if they can reduce the likelihood, nature, scale and
duration of the effect to a lower level. The AA should seek
mitigation measures that are capable of implementation and
will reduce the impact to the lowest level possible. Any residual
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effects after applying mitigation should also be considered
alone and in-combination.
7.2 Existing Recreational Pressures on Manchester Mosses
This section of the HRA provides a useful background context,
surrounding the existing site accessibility and recreational
pressures within the Manchester Mosses Special Area of
Conservation. Natural England accepts the conclusion provided
in Section 7.3 and since the plan is not allocating development,
this means recreational impacts are unlikely to occur.
7.4 Hydrological Changes
Natural England supports the decision to Screen-In policy EG2,
however does not consider the AA to provide sufficient
evidence to demonstrate that LSEs will not occur on the
Manchester Mosses SAC. This section requires strengthening to
ensure that it is following the precautionary principle. For
example, further details such as the locations of the ‘Renewable
and low carbon energy schemes’ would be beneficial and help
provide a more detail assessment of any hydrological pathways
in relation to Designated sites.
8. Consideration of ‘In Combination’ Effects with Other Plans
and Proposals
The assessment of in-combination effects should become
before the AA. The assessment of in-combination effects from
recreational pressures in the HRA focuses on the Manchester
Mosses Special Area of Conservation and concludes that no ‘in960
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combination’ effects will occur from this plan. This decision is
based on a review of neighbouring authorities Local Plan
policies and reliance of these plan’s inbuilt policies to prevent
recreational disturbance impacts.
This conclusion is reasonable given that the Local Plan does not
include any allocations for development to enable a more
detailed assessment of impacts. However, if the plan was to
change in anyway and was to include allocations for
development, then it would be necessary to include detailed
information to understand impacts from air quality. For
example, all policies identified as having no LSE along, would
need to be assessed in-combination with other plans or projects
to establish if together they result in in LSEs that needs to be
considered at AA, taking into account other plans and projects.
Furthermore, consideration will need to be given to the
Wealden District Council v.Secretary of State for Communities
and Local Government, Lewes District Council and South Downs
National Park Authority [2017] EWHC 351 in terms of incombination effects relating to air pollution.
We would be happy to comment further should the need arise
but if in the meantime you have any queries please do not
hesitate to contact us.
For any queries relating to the specific advice in this letter only
please contact Alexander Rowe on 0202 822 56312. For any
new consultations, or to provide further information on this
consultation please send your correspondences to
consultations@naturalengland.org.uk.
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Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/a

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/a
General comments:
WSP has reviewed the Infrastructure Delivery Plan (January
2020) and set out comments relating to areas pertinent to
Highways England below.
WSP have already provided comments on the policy
requirements relating to the proposed strategic GMSF
allocations in Salford, which have not changed since the 2019
consultation response and we therefore offer no further
comment at this moment in time. WSP will review the policy
requirements and proposed strategic site allocations during the
next phase of the GMSF public consultation which is expected
to occur in Summer 2020.
Regarding the supporting transport evidence base, the
document states:
“TfGM are leading the development of a transport evidence
base on behalf of Greater Manchester. This involves site
appraisal, transport modelling, the testing of potential
interventions and takes account of the total levels of
development anticipated across the conurbation over the
Greater Manchester Spatial Framework (GMSF) period. To date
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two documents have been published, an ‘Understanding the
Issues Report’ and ’Addressing the Issues Report’ Work is
continuing looking at the modelling of transport impacts and
the identification of potential solutions and the Infrastructure
Plan will be updated to take account of updates in this regard.
Further information is available at https://tfgm.com/2040.”
WSP note that the IDP is unclear between the relationship
between the transport evidence being prepared as part of the
emerging Greater Manchester Spatial Framework (GMSF) and
the transport evidence that will underpin the emerging Salford
Local Plan. WSP previously reviewed the two quoted
documents in the context of the growth proposals for the GMSF
and not solely for the Borough of Salford. The 2040 strategy
itself is not noted to be a transport evidence base itself and is
by definition, a transport vision, of what the transport network
in Greater Manchester could be by 2040 and is currently
unsupported by any meaningful evidence and analysis.
From the evidence presented within the IDP, it does not appear
that any meaningful analysis has been undertaken with regards
to a transport evidence base for the Borough itself as no
qualitative evidence is presented within the document.
It is recommended that Highways England seeks clarity from
Salford City Council regarding the current status of the
transport evidence that will underpin the emerging Local Plan
and if applicable, how this will interface with the transport
963
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evidence base to support the proposed strategic site allocations
set out in the GMSF.
Regarding the existing situation of the highway network in
Salford the document states:
“The city’s position at the heart of Greater Manchester, and
including elements of the motorway network, results in
significant levels of congestion on the highway network at peak
times. Parts of the motorway network are amount the most
congested in the country and addressing capacity issues on the
north-west section of the M60 and the junctions along it is a
particular challenge and priority.
Highways England is currently investigating the case for a wide
range of improvements on the North West Quadrant of the
M60 between junctions 8 and 18, in order to relive pressure,
ensure the areas’ economic growth potential is not constrained,
and provide sufficient transport capacity. A public consultation
exercise is expected towards the end of 2020.”
WSP note that the document references the maturity of the
existing highway network within the Borough. However, the
North West Quadrant Study that is referred to does not
currently have any committed status and is still in the
preliminary stages of the PCF lifecycle status and there is no
guarantee that any improvements may come forward part of
the study. It would not be considered prudent to place such a
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strong-weighting on the strategic study as there is a likelihood
that it may not be further progressed past its current stage.
Regarding ‘Estimating and meeting future needs’ the document
reiterates that TfGM are leading on the development of a
transport evidence base on behalf of Greater Manchester and
that this would be key in identifying the potential impacts and
where appropriate, solutions, of development across the
conurbation including Salford. As per WSP’s previous comment,
it is recommended that the Council clarify the development
process of the transport evidence base for the emerging Local
Plan and how this interacts with work being undertaken to
support the GMSF.

Eric Lowndes
Respondent ref:
A1033

Maps attached Is legally
to the Policies compliant?:
Documents
No

The document identifies a range of highway proposals and
details the scheme, location, planning status and the funding
source and lead organisations for delivery. WSP note that
multiple Highways England schemes are included of varying
maturity and the inference is that the organisation is
responsible for mitigating some of the associated transport and
highway traffic impacts of the emerging Local Plan. It is WSP’s
opinion that Highways England should not be seen as being able
deliver infrastructure to enable Local Authorities to meet their
Local Plan objectives.
Comments relating to legal compliance, soundness or duty to
cooperate:
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Policies Map HE1/12 - Roe
Green /
Beesley Green
conservation
area

Legal compliance /
soundness/ duty to
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Comments

Is sound?:
No

The maps are of a very poor quality. They fail to be precise and
in some instances are incomplete.

Complies with the
duty to cooperate?:
No

General comments:

Is legally
compliant?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
No
Complies with the
duty to cooperate?:
Yes

Modifications neccessary

Summary [as set out in the Executive Summary to Peel's
comments]
Modifications are required to the draft Proposals Map to
ensure that Beesley Green is removed from the Roe
Green/Beesley Green Conservation Area.
Main comments [Support with modifications ]
7.72 Peel has previously provided extensive comments on the
Draft Rowe Green/Beesley Green Conservation Area Appraisal
issued by the Council in 2016. These included a series of
proposed amendments to the suggested Conservation Area
Boundary.
7.73 It is noted that the Conservation Area Appraisal has not
been adopted by the Council and the Conservation Area
boundary has been revised on the draft proposals map to
966
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remove Kempnough North, Beesley Green still remains within
the amended Conservation Area. It is requested that the
Conservation Area Boundary as shown on the draft proposals
map is revised in full accordance with Peel’s representations to
the draft Conservation Area appraisal.
General comments:

Manchester
Airport
Respondent ref:
A0656
Representation
ref: 2059

Polcies MapManchester
Aerodrome
Consultation
Zone

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:
N/a
General comments:
Policies Map
The Policies Map usefully shows the boundaries of Manchester
Airport’s safeguarded area and we support the inclusion of this
on the map. We also welcome the caveat that is appropriately
included within the Plan (paragraph 15.31) to advise that the
extent of the boundaries of the various safeguarding zones are
subject to review and may be amended in the future. This
addresses the advice that we gave during the previous phase of
consultation and we therefore have no further comments to
make regarding the content of the Policies Map.
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Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

N/A

Not specified

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

N/A
General comments:
On behalf of Asda Stores Ltd, we would like to put forward
these representations to the above Publication Local Plan.
As you will be aware, Asda operate a store on the edge of Peel
Green Neighbourhood Centre. This store, known as Asda Eccles,
is located to the immediate north of the Peel Green
Neighbourhood Centre boundary as defined in the adopted
Unitary Development Plan.
The store has a relatively large car park for its size. There is a
lack of parking elsewhere in the centre and there are good
pedestrian linkages between Asda and the centre, conducive of
linked trips between the two.
The Town and Neighbourhood Centres Review, undertaken by
the Council in October 2016, recognises the important role and
function of the Asda Eccles store as the main food shopping
facility in the local area and goes on to recommend that the
centre boundary be extended to include the store and its car
park (shown in figure 1 on the submitted representation).
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N/A

Not specified

This recommendation was taken forward by the Council in the
Draft Local Plan and is now proposed within the Publication
Local Plan (shown in figure 2 on the submitted representation).
It is encouraging that the Council recognise that the role and
function of the Asda Eccles store is important for the future
vitality of the Peel Green Local Centre.

Statement of
Common
Ground

Is legally
compliant?:
Not specified
Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

Asda Stores Limited fully support the proposed boundary of the
Peel Green Local Centre, which will maintain a strong
convenience retail function of the centre and its positive
strategy for the future of the centre.
I would be grateful if you could take the comments on board
and keep me informed as the Publication Local Plan progresses
to submission.
Comments relating to legal compliance, soundness or duty to
cooperate:
N/A
General comments:
Late rep submitted on the 23 April as correction to initial
comments provided on the 20 March 2020
Sport England would be happy to work with you on a Statement
of Common Ground should you so wish.

969

Respondent /
ref.

Chapter &
policy

Representation
ref.
The Peel Group
(submitted by
Turley)
Respondent ref:
A0394

Paragraph

Representation
ref: 2270

Sustainability
appraisal (SA)

Legal compliance /
soundness/ duty to
cooperate

Comments

Modifications neccessary

Participation
at hearing
sessions

Is legally
compliant?:
Yes

Comments relating to legal compliance, soundness or duty to
cooperate:

To remedy the deficiencies
with the SA and Plan, Peel
believe that the SLP:DMC
must be paused until the
GMSF and SLP: CS are
adopted or any spatial
allocations (such as Policy
GI5) should be removed
from the plan until all
reasonable sites for housing
and employment allocations
have been identified.

Yes - I wish
to
participate in
hearing
session(s)

Is sound?:
No
Complies with the
duty to cooperate?:
Yes

The representation contains tables. These can be viewed
separately in the full copy of the representation.
Summary [as set out in the Executive Summary to Peel's
comments]
Peel have a number of concerns with the SA from a soundness
and legal compliance perspective. The production of the SLP:
DMP prior to the adoption of the GMSF and SLP: CS is
premature and unsound on the basis that the number and
distribution of housing and employment sites has not been
established. This results in inaccurate scoring of SA objectives,
failure to consider reasonable alternatives and the designation
of land (such as Worsley Greenway) that is likely to be required
for housing. To remedy the deficiencies with the SA and Plan,
Peel believe that the SLP:DMC should be paused until the GMSF
and SLP: CS are adopted or any spatial allocations (such as
Policy GI5) should be removed from the plan so that it becomes
purely an update of Development Management and other nonspatial policies.
Main comments [Support with modifications]
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8.1 The Sustainability Appraisal Report (SA) forms a legal and
procedural requirement to support the plan making process
and assess and improve the sustainability performance of
different options (reasonable alternatives) to deliver the
policies proposed.
8.2 The SA process and the reporting produces as a result, is
guided by the following regulations and guidance:
• The Environmental Assessment of Plans and Programmes
Regulations 2004 (hereafter referred to as The SEA
Regulations); and
• Planning Practice Guidance (PPG) Strategic Environmental
Assessment and Sustainability Appraisal [Footnote 24 https://www.gov.uk/guidance/strategic-environmentalassessment-and-sustainability-appraisal]
8.3 The role of an SA is to promote sustainable development by
assessing the extent to which the emerging options, when
judged against reasonable alternatives, will help to achieve
relevant local environmental, economic and social objectives.
8.4 The SA process is an opportunity to consider if the proposals
in the plan are the most appropriate given the reasonable
alternatives. SA can be used to test the evidence underpinning
the plan and help to demonstrate how the tests of soundness
have been met. It should be applied as an iterative process
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informing the development of the Local Plan to demonstrate
that it complies with the NPPF.
8.5 This includes contributing to the achievement of sustainable
development through the allocation of the most sustainable
sites for new housing.
8.6 The PPG states that the final SA report should include the
following:
“The sustainability appraisal should outline the reasons the
alternatives were selected, the reasons the rejected options
were not taken forward and the reasons for selecting the
preferred approach in light of the alternatives. It should provide
conclusions on the overall sustainability of the different
alternatives, including those selected as the preferred approach
in the Local Plan. Any assumptions used in assessing the
significance of effects of the Local Plan should be documented.
The sustainability appraisal should predict and evaluate the
effects of the preferred approach and reasonable alternatives
and should clearly identify the significant positive and negative
effects of each alternative.”
8.7 Peel has promoted and delivered a wide range of major
development opportunities in Salford securing significant
numbers of new jobs and homes over the last 25 years. Peel has
a vested interest in sustainable development, and supports
sustainable economic growth in the areas it operates within.
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8.8 Given the importance of Salford to Peel and their
commitment to sustainable economic growth, Peel has
reviewed the SA for soundness and legal compliance with these
concerns presented below.
8.9 Fundamentally, Peel’s overriding concern is that the SLP:
DMP has been prepared on the assumption that the Greater
Manchester Spatial Framework (GMSF) and Salford Local Plan:
Core Strategy (SLP: CS) will be found sound. Given that these
policies will determine housing numbers, distribution strategy
and the allocation of housing and employment sites, the SLP:
DMC and its associated SA cannot be considered sound,
particularly as the SLP: DMP designates significant quantities of
greenfield/open land which could be sued for residential
development.
A Review of the Sustainability Appraisal of the Salford Local Plan
Section 4 of the SA – Sustainability Issues and Problems
8.10 Section 4 of the SA identifies the key sustainability issues
and problems in the City of Salford and how the SA Objectives
aim to address them. Each issue is established, and the relevant
SLP: DMP SA Objectives that address the issue, identified.
8.11 Peel have reviewed this section and note that several of
the sustainability issues and challenges within the City
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identified in this section could be positively addressed through
a development plan that swiftly promotes sustainable economic
growth through the allocation of much needed housing and
employment sites in key locations across Salford. Peel have
highlighted the most relevant challenges below and how
sustainable economic growth could positively address these
challenges.
• Population – The SA reports a major loss of population across
the City, with facilities and services in some areas unable to be
sustained due to lack of local investment and economic activity.
There are additional concerns that the city is not sufficiently
attractive to families. Peel agree with this statement and firmly
believes that the allocation of both housing and employment
land in these key areas would see an increase in the resident
and working population which would positively address
economic decline. Peel would also agree that there is a
particular demand within Salford for family housing and believe
the SA and Local Plan should contain policies to ensure
provision of this housing type.
• Health – The SA recognises the issue of significant health
inequalities across Salford. Peel believe that health inequalities
across the city could be at least partly relieved through the
provision of open space and infrastructure (such as
pharmacies, GP surgeries) to support active travel as part of
future housing and employment development.
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• Housing - The SA indicates that there is a lack of diversity in
residential accommodation in some parts of the city. Peel
would strongly agree with this conclusion and which further
emphasises the need for the urgent allocation of
new housing and employment sites across Salford which
provides a mix of types and tenures.
• Economic Health - The SA highlights the need for a proactive
approach to encouraging growth, alongside unemployment
being a problem for the city. As with housing, Peel would
strongly agree with this statement and the need for the plan to
urgently boost economic growth through the allocation of
sustainable employment sites.
8.12 It is clear from Section 4 of the SA that Salford Council
clearly see the urgent need for private and affordable housing
for families and all demographics together with a wide range of
sites for economic growth and development.
8.13 Given that the function of the SA is to ensure that policies
within a plan positively address key sustainability issues then
this should be clearly articulated in the document.
Section 5 – Sustainability Appraisal Framework
8.14 Section 5 of the SA features a table indicating the
compatibility of SPL1 Objectives against the SA Objectives of
the GMSF. The SA states that the SP1 addresses all of the
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sustainability objectives identified in the Greater Manchester
Integrated Appraisal. Critically however, the SA fails to
recognise that the GMSF is only in draft format and has yet to
be found sound and therefore the GM Objectives may well
change.
8.15 Furthermore the SLP: DMP does not allocate any land for
housing or employment and therefore cannot support those
GM objectives that seek to do so. The SA should therefore
recognise that, at present, there are no policy mechanisms to
address some of the GM objectives.
8.16 By way of an example, the table below is an extract from
the compatibility assessment undertaken by Salford City Council
as part of the SA.
Table 2: Extract from the Comparison of GMSF Integrated
Appraisal Sustainability Objectives and Salford Sustainability
Objectives
8.17 Whilst the SLP: DMP SA aims to highlight how it is
compatible with the objective and sub-questions of the GMSF,
in this instance it does not and cannot. The SLP: DMP does not
address or allocate housing, and thus cannot effectively deal
with this issue. It cannot successfully respond to the subquestions within the GMSF SA framework focussing on the
quantity and mix of housing, specifically.
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8.18 Peel believe that under the ‘key links’ column the SA
should record the following: The SLP: DMP does not currently
allocate any land for housing or employment and given that the
GMSF and Local Plan Allocations document are under
development, elements of this objective are not supported.
Section 7: Consideration of Reasonable Alternatives
8.19 Paragraph 7.4 of the SA states the following,
“It is not the role or purpose of the SLP: DMP to consider the
scale of development needs within the city or allocate land to
deliver it. Issues of development need and the allocation of land
will instead be considered through the GMSF and the
subsequent Salford Local Plan: Core Strategy and Allocations
document.”
8.20 The SA states that as a direct result of the above,
developing reasonable alternatives to the SLP: DMP policies is
intrinsically limited. Consequently, throughout the SA itself and
many of the policies contained within it have been assessed
against only one alternative; a no-plan/business-as-usual
option.
8.21 Peel consider this approach to be fundamentally flawed as
the SA ignores the possibility that the GMSF and subsequent
SLP: CS may not be found sound and / or additional housing
may be needed across GM and Salford and therefore
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reasonable alternatives that account for this possibility should
have been considered as part of the assessment within the SA.
8.22 As a specific example of this, Policy GI5: Local Green Space
protects a number of sites across Salford as Green Space and
therefore exempt from development on the basis that they will
be treated as Green Belt from a policy perspective.
8.23 Two of the sites within this Policy, Broadoak South,
Worsley and Worsley Green, Worsley are owned by Peel and
are currently being promoted as sustainable residential
community sites that are fully capable of making a meaningful
contribution to some of the key sustainability challenges of
Salford, particularly the provision of family housing.
8.24 Should the housing requirement within Salford change as a
result of the GMSF then sites such as those above must then be
reconsidered for potential allocations. Furthermore, given that
the SLP: CS will address allocations it is premature to protect
land until the SLP: CS SA has undertaken its own objective and
independent assessment of the reasonable alternatives for
residential development for which Peel will be promoting these
and other sites within Salford.
8.25 Until the housing need distribution strategy and housing
allocations have been determined Peel believe it unsound and
premature for the SLP: DMP to be sterilising suitable residential
and employment land within Salford.
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Section 8: Sustainability Appraisal of Strategic Options
8.26 Section 8 of the SA identifies and appraises the different
strategic options for the SLP: DMP. As with previous chapters of
the SA, Chapter 8 states that reasonable strategic options
around the policy framework are limited by the scope of the
document, and need to be consistent with the emerging GMSF.
The only reasonable alternative at an overarching plan level
therefore, is to the saved policies of the UDP, or a no
plan/business as usual option.
8.27 As such, a comparative assessment of the SA objectives
against two strategic options; Option 1 ‘No Plan’ and Option 2
‘SLP: DMP’ is undertaken. Whilst, the assessment (see Table 3
below) concludes that Option 2 would support more positive
impacts on Salford, the SLP: DMP is still reliant upon the
successful adoption of both the GMSF and the SLP: SC which at
this stage in the Local Plan process, cannot be guaranteed.
Given the uncertainty of the GMSF and the SLP: CS Peel fail to
understand how the SA can provide a range of positive and
major positive benefits against the objectives of the SLP: DMP.
8.28 To demonstrate this fact, Table 3 contains the results of
the assessment of SLP: DMP against the Plan objective 17:
Provision of a good home. The SA records a positive/major
positive benefit against this objective despite the level of
housing provision across Salford uncertain at this time.
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8.29 Peel believe that until the level of housing and economic
provision is confirmed, the SA can only record an uncertain
effect against the following plan objectives;
• SAO14: To maximise economic growth that can be sustained
in the long term
• SAO15: To enhance economic inclusion
• SAO16: To improve the city’s knowledge base
• SAO17: To ensure that everyone has access to a good home
that meets their needs
• SAO18: To improve accessibility to facilities and opportunities
• SAO19: To improve community cohesion
Table 3: Sustainability Appraisal Scoring Key
Table 4: Comparative Assessment of Local Plan Strategic
Options
8.30 Policies within the SLP: DMP specifically designate open
land to be protected across Salford. Policy GI5: Local Green
Space for example, allocates 10 green spaces that will be
managed in accordance with national and local Green Belt
policy, thus restricting any development which could take place.
There are several soundness issues with this Policy (as
articulated within these representations), including the lack of
evidence base for the selection of the 10 green spaces, and its
performance within the SA. Notably, the SA of Policy GI5: Local
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Green Space indicates that the policy’s impact would be the
same regardless of whether the SLP: DMP was implemented, or
the no-plan option
instead went ahead. Peel consider such a conclusion unsound
on the basis that allocation of substantial areas of green space
will have a positive and negative impact on a wide range of SA
objectives compared to no allocations. With respect to the
provision of housing, Peel believe that policy GI5 will have a
major negative effect upon SA Objective 17 (provision of
housing) given that it sterilises significant quantities of
greenfield land. On this example alone, it is clear that an
independent and objective appraisal of the sustainability
impacts of this (and other policies) has not been undertaken to
allow the selection of the preferred option.
Table 4: SA of Policy GI5 (Salford City Council)
Summary
8.31 Following a review of the SA supporting the SLP: DMP, Peel
have a number of significant concerns with the SA from a
soundness and legal compliance perspective.
8.32 The production of the SLP: DMP prior to the adoption of
the GMSF and SLP: CS is premature and unsound on the basis
that the number and distribution of housing and employment
sites has not been established. This results in inaccurate scoring
of SA objectives, failure to consider reasonable alternatives
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(should the plans be found unsound) and the allocation of land
(such as Worsley Greenway) that would otherwise be suitable
for housing.
8.33 To remedy the deficiencies with the SA and Plan, Peel
believe that the SLP:DMC must be paused until the GMSF and
SLP: CS are adopted or any spatial allocations (such as Policy
GI5) should be removed from the plan until all reasonable sites
for housing and employment allocations have been identified.
General comments:

Historic England
Respondent ref:
A0414
Representation
ref: 2069

Sustainability
appraisal (SA)

Is legally
compliant?:
Not specified

N/A
Comments relating to legal compliance, soundness or duty to
cooperate:

Is sound?:
No

Policy D8:
Historic England disagrees with the SA that Policy D8 will have a
neutral (0) short-term to positive (+) impact on SA Objective 10.

Complies with the
duty to cooperate?:
Not specified

In view of our comments on the Plan, we consider that as
drafted the policy would have a negative (-) impact on SA
Objective 10.
Policy HE1:
Historic England disagrees with the SA that Policy HE1 will have
a major positive (++) impact on SA Objective 10.
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In view of our comments on the Plan, we consider that as
drafted the policy would have a major negative (--) impact on
SA Objective 10.
Policy HE2:
Historic England disagrees with the SA that Policy HE2 will have
a major positive (++) impact on SA Objective 10.
In view of our comments on the Plan, we consider that as
drafted the policy would have a major negative (--) impact on
SA Objective 10.
Policy HE4:
Historic England disagrees with the SA that Policy HE4 will have
a major positive (++) impact on SA Objective 10.
In view of our comments on the Plan, we consider that as
drafted the policy would have a major negative (--) impact on
SA Objective 10.
General comments:
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Participation
at hearing
sessions

Is legally
compliant?:
Not specified

Comments relating to legal compliance, soundness or duty to
cooperate:

No

No - I do not
wish to
participate in
hearing
session(s)

Is sound?:
Not specified
Complies with the
duty to cooperate?:
Not specified

n/a
General comments:
There were no comments submitted with this representation.
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