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REPORT

of

Strategic Director Place

To the

Planning & Transportation Regulatory Panel

On
5th March 2020

Planning Applications and Related Development Control Matters

(Not considered to contain exempt information)

Non-members of the panel are invited to attend the meeting during
consideration of any applications included within the report

in which they have a particular interest.

AMENDMENT REPORT
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AMENDMENTS/ADDITIONAL INFORMATION IN RESPECT OF 
STRATEGIC DIRECTOR FOR ENVIRONMENT AND COMMUNITY SAFETY

TO THE PLANNING TRANSPORTATION REGULATORY PANEL

PLANNING APPLICATIONS AND RELATED DEVELOPMENT CONTROL MATTERS

PART I (AMENDMENTS)

1

APPLICATION No: 19/74465/HYBEIA
APPLICANT:
LOCATION: Land Bound By Greengate, Collier Street, Queen And King Street And 

Gravel Lane , M3 7BN, 
PROPOSAL: Hybrid planning application for demolition of existing buildings on the 

site and comprehensive redevelopment to create between 1,407 and 
1,521 dwellings, comprising of:, , (a)         Phase 1 (submitted in full 
with no matters reserved) for development of a 50-storey residential 
building; commercial floor-space (Use Classes A1, A2, A3, A4, A5, B1, 
D1 and D2); new public park; highways and public realm improvements 
and other associated works; and,, , (b)         Phases 2 and 3 (submitted 
in outline with all matters reserved) for the development of two 
residential buildings up to 42 storeys in height; commercial floor-space 
(Use Classes A1, A2, A3, A4, A5, B1, D1 and D2); new highways; a 
public square; public realm improvements and other associated 
works., (EIA development, accompanied by Environmental Statement), 

WARD: Ordsall

PROPOSED DEVELOPMENT

The applicant has agreed to remove Use Class A5 (Hot Food Takeaways) from the list of uses that 
could operate flexibly within the proposed commercial floor-space. Where relevant, the list of 
recommended conditions has been updated and provided at the bottom of this Amendment Report. 

ADDITIONAL OBSERVATIONS

Principle of Development

For the avoidance of doubt, any reference to previously developed land does not refer to the NPPF 
definition but merely the former use of the application site as industrial premises.

Heritage and Archaeology

Built Heritage
Assets outside of Greengate
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The proposed development would be situated in the vicinity of two conservation areas; the Flat Iron 
conservation area within Salford and the Cathedral conservation area, which is situated within the 
boundary of Manchester City Council.

It is considered that the proposed development would not harm the significance or setting of the Flat 
Iron conservation area. From within it, the upper portion of the proposed towers would be visible 
however they would be understood and experienced as an addition to the emerging Greengate 
skyline, some distance away. The character associated with the Flat Iron is tightly defined and the 
conservation area feels detached from the site, due not only to their distance apart but also through 
the presence and alignment of the railway viaduct and road infrastructure. Therefore, officers consider 
that the proposals would not have a demonstrable impact on the setting of the Flat Iron Conservation 
Area. 

Similarly, it is considered that the proposed development would not harm the significance or setting of 
the Cathedral conservation area. The Townscape and Visual Impact Assessment (TVIA) indicates 
that the development would be visible as part of a cluster of other modern buildings, which include 
other tall towers. In the majority of viewpoints the development would only be visible in the backdrop 
of the Embankment 100 and 101 office buildings and the mixed-use Embankment West scheme. The 
cathedral would continue to be the dominant feature in the area and the sleek, modern construction of 
the proposed Phase 1 tower (the closest to the conservation area) would not jar or compete with the 
more traditional palette of materials present within the Cathedral conservation area, or its medieval 
character. Again, the application site is detached from the conservation area in terms of its physical 
distance and the presence and alignment of the railway viaduct and road infrastructure. Therefore, 
officers consider that the proposals would not have a demonstratable impact on the setting of the 
Cathedral Conservation Area.

Residential Amenity

Retained Daylight / Sunlight – clarification of results tables

The applicant’s Daylight Sunlight Assessment uses the BRE Guidelines ‘Site Layout Planning for 
Daylight and Sunlight – A Guide to Good Practice 2011, 2nd edition’ (October 2011).  These set 
compliance criteria based on a percentage reduction of existing daylight / sunlight levels, i.e. that a 
result of 0.8 times the former value (i.e. a 20% reduction) is considered acceptable. The BRE guide 
states that any reduction that is less than 20% would not be noticeable to occupants.

When additional development phases are introduced into the assessment, the total daylight/sunlight 
level within a building might drop, relative to the development scenario before, however if it remains 
within 20% of its former value it will comply with the BRE targets.  As an example, if a window was 
reduced by more than 20% following the construction of Phase 1, it would show as failing the targets. 
 If the same window reduced by a further 5% following the addition of Phase 2, it would show as 
meeting the targets, as the additional reduction would not be noticeable to its occupants.  Therefore, it 
is possible for the compliance rate to increase. This is the accepted methodology as set out within the 
BRE guide for phased developments. 

Impact on other development plots within the Regeneration Area

Land east of Gravel Lane
The site plan submitted with the holding objection submitted on behalf of Euro Car Parks (ECP) 
indicates a separation of 16.8m and 18.7m between the applicant’s Phase 1 tower and the western 
edge of ECP’s emerging scheme. For the avoidance of doubt, these distances would be considered 
acceptable from a privacy perspective. However, it should also be noted that a number of other 
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factors, such as the height, scale and massing of a development, and the resulting pedestrian 
experience and availability of daylight/sunlight, will also determine what the appropriate separation 
distance should be between two buildings.  

The representation from ECP raises the issue that pre-application proposals at Gorton Street and 
‘One Heritage Tower’ (OHT – land bound by river Irwell, New Bridge Street and Greengate) were 
included within the cumulative wind assessment contained within the Environmental Statement (ES), 
but the proposed redevelopment of their site was not. The Gorton Street and OHT schemes were 
included within the assessment as they had been designed up to an advanced stage and had been 
the subject of pre-application discussions. It is considered that the emerging proposals on the ECP 
site are not sufficiently evolved to provide a proper basis, in terms of its built form, for modelling as 
part of a wind assessment. 

The applicant’s wind consultant has provided further clarification with regard to the effect of wind 
conditions on the ECP plot as a result of the proposed development. In their view the wind speeds 
observed on the ECP site, in each of the ‘with development’ scenarios represent completely normal 
baseline conditions and are in fact lower than would be experienced at many similar city centre sites. 
In their view these wind speeds in no way preclude a sensibly designed high rise development being 
located on the ECP site.

On the basis of the information submitted, it is considered that the proposed development would not 
unacceptably hamper or reduce the development options for neighbouring sites, and therefore is in 
accordance with the requirements of UDP Policy DEV 6.

Equality Assessment 

Section 149 of the Equality Act 2010 (“the EA”) introduces a public sector equality duty. Section 
149(1) of the EA provides that a public authority must, in the exercise of its functions, have regard to 
the need to:
a. Eliminate discrimination, harassment, victimisation and any other conduct that is prohibited by or 

under the EA;  
b. Advance equality of opportunity between persons who share a relevant protected characteristic 

and persons who do not share it; and 
c. Foster good relations between persons who share a relevant characteristic and those who do not 

share it. 

The relevant ‘protected characteristics’ are listed within Section 149(7). The public sector equality 
duty is a material consideration in planning decisions; however, it should be borne in mind that the 
focus of planning decisions should be on whether proposed development is an acceptable use of land 
(NPPF Para 183). 

The proposed development would not result in the loss of any existing facilities that are valued by 
persons who share a protected characteristic. Rather, the scheme would provide persons who share 
a protected characteristic with the opportunities to occupy, use and enjoy the new apartments, 
commercial floor-space and public realm that would be delivered by the proposed development. As 
such it is considered that the requirements of the Equalities Act 2010 have been satisfied through the 
development proposal.

REOMMENDATION

Amended Recommendation 
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That planning permission be granted subject to the following planning conditions and that:

1. The City Solicitor be authorised to enter into a legal agreement under Section 106 of the Town 
and Country Planning Act 1990 to secure the following heads of terms:
 Construction of a public park that is to be brought into use prior to the first use / occupation of 

the Phase 1 building (as defined by the Illustrative Masterplan ref: ZI-OMI-F100-PL-XX-
L1071). 

 Provision of a plan for the long-term management and maintenance of the public park.
 Construction of the Boulevard (east) and other highways / public areas identified for Phase 1 

(as defined by the Illustrative Masterplan ref: ZI-OMI-F100-PL-XX-L1071) prior to the first 
occupation / use of the Phase 1 building.

 Construction of the relevant parts of The Boulevard (west); Collier Square; and other public 
areas identified for Phase 2 (as defined by the Illustrative Masterplan ref: ZI-OMI-F100-PL-XX-
L1071) prior to the first use / occupation of the Phase 2 building.  

 Construction of the relevant parts of The Boulevard (west); Collier Square; and other public 
areas identified for Phase 3 (as defined by the Illustrative Masterplan ref: ZI-OMI-F100-PL-XX-
L1071) prior to the first use / occupation of the Phase 3 building.  

 Implementation of a temporary landscaping scheme (in-line with the Temporary Landscaping 
Extents plan ref: ZI-OMI-F100-PL-XX-L1083) to complete The Boulevard (west) and Collier 
Square in the event that work does not formally commence on the development of Phase 3 
within six months of the completion of Phase 2 (as defined by the Illustrative Masterplan ref: 
ZI-OMI-F100-PL-XX-L1071).  

 The Phase 1 Park and internal courtyard to be made available for public use at all times within 
an agreed set of opening hours. 

 All other highways and squares within the site to be made available to the public at all times.
  Undertaking of a review of Traffic Regulation Orders within the surrounding area and, where 

necessary, the implementation of appropriate developer-funded changes to ensure that on-
street parking associated with the development would not have an adverse impact on the 
parking amenities of the area

2. That the applicant be informed that the Council is minded to grant planning permission, subject to 
the conditions stated below, on completion of such a legal agreement;

3. The authority be given for the decision notice relating to the application be issued (subject to the 
conditions and reasons stated below) on completion of the above-mentioned legal agreement.

Conditions

Amended conditions:

5. The planning permission hereby approves the following quantum of development:

- Phase 1:
o 559 residential units (Use Class C3)
o 825 sqm (gross internal area) of floor-space within Use Classes A1, A2, A3, A4, 

A5, B1, D1 and D2.
- Phase 2:

o 428 – 518 residential units (Use Class C3) 
o 1,100sqm – 1,850sqm (gross internal area) of floor-space within Use Classes A1, 

A2, A3, A4, A5, B1, D1 and D2.
- Phase 3:

o 420 – 444 residential units (Use Class C3)
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o 800sqm – 1,300 sqm (gross internal area) of floor-space within Use Classes A1, 
A2, A3, A4, A5, B1, D1 and D2

Reason: To define the development in accordance with the requirement to deliver a sustainable 
form of development, having regard to Policy MX1 of the City of Salford UDP and the National 
Planning Policy Framework.

15.
a) Prior to the commencement of above-ground works on each phase (as defined in Condition 6), a 

detailed noise impact assessment to determine the appropriate mitigation (building envelope and 
boundary treatment for external amenity spaces) required to achieve internal and external noise 
levels in accordance with BS8233:2014 (Guidance on Sound Insulation and Noise Reduction from 
Buildings) (with the exception of plant required for emergency situations and the external 
balconies) shall be submitted to, and approved in writing by, the Local Planning Authority as 
relevant to that phase. 

b)  Prior to first use / occupation of each of the commercial units, in each phase (as defined in 
Condition 6), a detailed noise assessment shall be submitted to and approved in writing by the 
Local Planning Authority, as relevant to that unit. The noise assessment will determine appropriate 
mitigation for commercial noise levels in accordance with BS4142:2014 (Methods for assessing 
industrial and commercial sound). 

c) The assessments required by parts a) and b) of this condition shall also provide details of 
ventilation requirements to ensure that the above internal noise levels are not compromised and to 
achieve adequate ventilation requirements in accordance with the draft ANC guidance Acoustics 
Ventilation and Overheating Residential Design Guide (February 2018). 

d) The agreed mitigation scheme shall be installed prior to the first occupation of the use to which it 
relates (residential use, and for each commercial unit), and for each phase to which it relates, and 
shall be maintained thereafter.

e) Prior to each use (residential use and for each commercial unit) within each phase being brought 
into occupation / use, a Site Completion Report, confirming that all necessary noise attenuation 
measures identified in parts (a), (b), (c) and (d) of this condition have been implemented, shall be 
submitted to and approved in writing by the local planning authority.

Reason: In the interests of residential amenity and in accordance with Policy EN 17 of the City of 
Salford Unitary Development Plan and the National Planning Policy Framework.

32. No ground-floor commercial uses (Use Classes A1, A2, A3, A4, A5, B1, D1, D2) within the 
development hereby approved shall be brought into first use until the following details have been 
submitted to, and agreed in writing by, the Local Planning Authority:
(a) a shop front and signage strategy;
(b) a layout and design strategy for any outside furniture and associated fixtures and fittings.
Thereafter the development shall be carried out in accordance with the approved details.

Reason - In the interests of visual amenity to enable careful attention to the potential level of 
visual clutter associated with any external seating and to protect the character and appearance of 
this buildings in accordance with Policies DES1 and DES2 of the City of Salford UDP and the 
National Planning Policy Framework.
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33.
a. Prior to the occupation of any A3 or A4 or A5 use, full details of the proposed extract ventilation 

scheme for the commercial unit to which it relates, including the installation of equipment and a 
flue to control the emission of fumes and smell from the premises, shall be submitted to, and 
approved in writing by, the Local Planning Authority. The submitted scheme shall incorporate 
acoustic treatment to ensure that the rating level of noise from the system during its operation 
does not exceed the background noise level (LA90,T) at any time when measured at the nearest 
residential premises. 

b. The approved scheme shall be implemented in full prior to the first use of the commercial unit. All 
equipment installed as part of the approved scheme shall thereafter be operated and maintained 
in accordance with the manufacturer’s instructions.

c. Prior to first occupation of each A3 or A4 or A5 use a Site Completion Report, confirming that all 
necessary noise/odour attenuation measures identified in parts (a) and (b) of this condition have 
been implemented, shall be submitted to and approved in writing by the local planning authority.

Reason: In the interests of residential amenity and in accordance with Policy EN 17 of the City of 
Salford Unitary Development Plan and the National Planning Policy Framework.

45. The gross internal area (including any mezzanine floorspace) of any building unit occupied for 
uses within Use classes A1, A2, A3, A4, A5, B1 or D2 by a single operator shall not exceed 
400sqm.

Reason: To allow for the delivery of a range of facilities and services to support the needs of the 
community in a manner that complements the nearby Primary Shopping Centre, in accordance 
with the National Planning Policy Framework and Policy MX1 of the City of Salford UDP.
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APPLICATION No: 19/74402/FUL
APPLICANT: N/A
LOCATION: Car Park , Stott Lane, Salford, M6 8HD, 
PROPOSAL: Proposed erection of a deck car park and associated alterations to the 

layout of the existing car park at ground level.
WARD: Weaste And Seedley

Following the publication of the agenda, amended plans have been received. The revised plans 
incorporate motorcycle parking provision and also now show the existing small retaining wall near to 
the site access which is to be retained but was missing off the previously submitted plans. In addition, 
the site layout plan including ICU development has been updated to reflect the approved parking plan 
for the ICU building. As a result, condition 2 (approved plans list) has been updated to read:
 The development hereby permitted shall be carried out in accordance with the following approved 
plans:

- 92019-DAY-XX-XX-DR-A-20102 Revision P2 - Typical sections and precedents 
- 92019-DAY-XX-XX-DR-A-20001 Revision P7 - Proposed site plan - ground floor level 
- 92019-DAY-XX-XX-DR-A-20002 Revision P5 - Proposed site plan - first floor level 
- 92019-DAY-XX-XX-DR-A-20101 Revision P4 - Proposed elevations
- 92019-DAY-XX-XX-DR-A-20201 Revision P5 - Proposed site sections
- 92019-DAY-XX-XX-DR-A-20003 Revision P7 - Proposed site plan - including ICU development

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

The revised site layout plan incorporates 5 motorcycle parking spaces. Whilst the number and 
location of motorcycle spaces is considered acceptable, condition 14 is proposed to be retained to 
ensure full details including type (i.e. details of how the motorcycle will be locked up/secured) are 
submitted for the written approval of the Local Planning Authority.
The planning history within the published report stated that application 19/73682/FUL (new 
Intermediate Care Unit and permanent use of car park, Stott Lane) was pending consideration. The 
application was however permitted by the planning panel on 5th December 2019.
The published panel report stated that the deck would not require penetrative foundations and would 
instead rely on concrete pads positioned on the existing hardstanding. The agents have since advised 
that this is incorrect and that the deck will instead require a screw pile which is a large screw with a 
steel plate on top which is screwed into the ground and then the frame sits on this. 
This has been discussed with the Council’s contaminated land officer who raises no concerns subject 
to the addition of a condition requiring the submission of a remediation strategy including a piling risk 
assessment. Once submitted this will be reviewed by the Council’s contaminated land officer and the 
Environment Agency. The additional condition is added at condition 15 and reads:

15. Prior to development commencing (except for demolition) the applicant shall submit and agree 
with the Local Planning Authority in writing a contaminated land remediation strategy.  The 
remediation strategy shall include a piling risk assessment.  The development shall thereafter 
be carried out in full accordance with the duly approved remediation strategy or such varied 
remediation strategy as may be agreed in writing with the Local Planning Authority.
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Reason:  To prevent pollution of the water environment and to ensure the safe development of the 
site in the interests of the amenity of future occupiers in accordance with Policy EN17 of the City of 
Salford Unitary Development Plan and the National Planning Policy Framework.

Reason for pre-commencement condition: Any works on site could affect any contamination which 
may be present and hinder the effective remediation of any contamination causing a risk to the health 
of future occupiers and harm to the environment, hence the initial investigation must be carried out 
before works commence
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APPLICATION No: 19/74587/FUL
APPLICANT: Mr C France
LOCATION: University Of Salford, Crescent, Salford, M5 4WT, 
PROPOSAL: Erection of four storey building, containing specialist laboratory 

facilities
WARD: Irwell Riverside

Amendment to Condition 19

On review of the planning conditions, the applicant’s agent has requested alternative wording 
concerning condition 19.  Condition 19 concerns the tree replacement scheme. The proposed 
amendment would alter the trigger for the submission of the tree replacement scheme from ‘prior to 
above ground development’ to prior to first occupation.  This would allow additional  time for 
producing a considered scheme of tree replacement.  Considering this, the applicant would like 
condition 19 to be worded as follows:

Prior to the first occupation of development, a tree replacement scheme concerning the felled 
trees shall be submitted to and approved in writing by the Local Planning Authority.  The scheme 
shall include details of the following: 

a) tree quantity and species; 
b) tree sizes (a minimum of 20-25cm girth) (including the minimum height and circumference 

of stem at 1m from the ground level); 
c) plan indicating the location of the replacement trees; and, 
d) a timetable for tree planting and details of aftercare. 

The scheme shall be implemented in accordance with the agreed timetable and maintained in line 
with the agreed aftercare plan. 

Reason:To ensure that lost landscape features are adequately replaced to allow continuity of 
amenity afforded by them in accordance with policy EN12 of the City of Salford Unitary 
Development Plan and the National Planning Policy Framework

The case officer does not have any concerns with this approach.  The suggested trigger would also 
align with the landscape condition (4). 
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APPLICATION No: 19/73741/FUL
APPLICANT: Mr Shimon Rudich
LOCATION: Brindley Arms , Whittle Street, Worsley, M28 3WY
PROPOSAL: Conversion of former Public House to create 8 apartments and 1 studio 

together with alterations to elevations
WARD: Walkden North

Since the publication of the panel report, an additional objection and a petition with 40 signatures has 
been received. The petition details the same objections as detailed in the update report. The issues 
raised in the additional objection are summarised below:

 The development is contrary to policy HOU2

As set out in the update report, the development complies with policy HOU2 of the Housing Planning 
Guidance, a broad mix of dwellings sizes would be provided and one-bedroom/studio apartments 
would not predominate.

 Exacerbates an overconcentration of smaller properties in the area 

The majority of dwellings in the immediate and wider area are two and three bedroom houses. 

 Poor quality accommodation
(a) Does not meet minimum housing standards

The UDP does not refer to the nationally described space standards. The development complies with 
the space standards set out within the Housing Planning Guidance.

(b) Overdevelopment.

Officers do not consider that the proposal represents overdevelopment as explained within the report.

(c) Poor daylight

The applicant has conducted a daylight/sunlight study which confirms that 100% of the windows will 
achieve an appropriate level of daylight and sunlight.

(d) Insufficient landscaping

A high-quality landscaping scheme has bene submitted which is acceptable in principle. A condition 
has been attached to require details to be finalised in relation to the location and species of the trees 
and the method of planting. 

 Does not meet Policy DES 1 - Respecting Context
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It is recognised that the existing building is of no particular architectural quality, but the LPA cannot 
require that a building is demolished and the site redeveloped. Planning permission cannot be refused 
on policy DES1 for the conversion of an existing building.

 Does not meet Policy DES 5 - Tall Buildings

The reasoned justification to this policy describes a tall building as one “significantly higher than the 
surrounding buildings”. Given that the character of the area is formed predominantly of two storey 
buildings, with the parade of shops and residential accommodation to the west being three storeys in 
height, it is not considered that the subject property falls within this definition and policy DES5 is not 
applicable.

 Does not meet Policy DES 7 - Amenity of Users and Neighbours

The main report and subsequent update explains how the development accords with policy DES7.

 Does not meet Policy DES 8 - Alterations and Extensions

Officers consider that the proposed alterations accord with policy DES8. As stated above, the 
appearance of the existing building does not warrant refusal under policy DES8.

 Does not meet Policy DES 10 - Design and Crime

The objection refers to the proposal being an HMO. The floor plans identify that the units will all be 
self-contained, with their own front doors and no shared or communal facilities.

 Does not meet Policy H5 Provision of Residential Accommodation within Existing Buildings

The main report and subsequent update explains how the development accords with policy H5.

 Policy H 6 Residential Social and Community Uses

This policy is not applicable in the determination of an application to covert a public house in 
residential accommodation falling within Use Class C3.

 Officers have ignored the requirements of the Local Plan. 

The Local Plan is out to consultation and holds limited weight at this time.

 The current changes are inconsequential to the previous version.

Officers consider that the amendment have suitably addressed Members concerns.
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APPLICATION No: 20/74637/FUL
APPLICANT: Mr Simon Ismail
LOCATION: 55 Queen Street, Blackfriars, Salford, M3 7DQ
PROPOSAL: Demolition of existing building and erection of a new building (ground 

plus 17 storeys) comprising 115 residential units (Use Class C3) with 
associated residents' facilities at ground floor and other ancillary 
functions; associated access, public realm and other associated 
works.

WARD: Ordsall

Proposed development – unit mix

The Panel report detailed that 115 apartments are proposed, of which:

 55 x1 bedroomed (measuring between 45 and 51sqm); 
 58 x2 bedroomed (measuring between 64 and 94sqm); and
 2 x3 bedroomed (measuring 73sqm). 

Further to additional review the figures previously reported are not accurate with the split actually 
comprising:  

 56 x1 bedroomed (measuring between 45 and 51sqm);
 57 x2 bedroomed (measuring between 64 and 94sqm); and
 2 x3 bedroomed (measuring 73sqm).

The proposed split remains compliant with Policy HOU1 of the Council’s Housing Planning Guidance, 
representing a marginal difference of 51% two or more bedrooms apartments and the remaining 49% 
comprising one bedroom.

Affordable housing 

In accordance with Policy OB1 of the refreshed Planning Obligations SPD (2019), the affordable 
housing split in a high value area should be 75% social and 25% intermediate. This differs from the 
split previously advised within the Panel Report of 100% intermediate which refers to sites located 
within mid/high value areas. 

Recommendation 

Further to discussion with Local Ward Councillors and the City Council’s Regeneration team, the 
Council’s S106 Officer seeks flexibility in directing the planning obligation monies for public realm 
improvements. The recommendation has been amended to read (additional text in bold type): 
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“Prior to the issue of the decision notice the applicant will submit to and agree in writing with the Local 
Planning Authority Bat Emergence Surveys and any resultant migration measures which might be 
required in order to protect the European Protected Species. 

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

 £517,500 Directed towards Greengate Park and/or public realm improvements within the 
wider Greengate Regeneration Strategy area. 

 The provision of either 12 affordable housing unit (6 x1 bedroomed and 6 x2 bedroomed) on-
site or the payment of a financial contribution for the provision of affordable housing off-site. 

 £5,700 towards a sustainable transport budget for the funding of bus/Metrolink passes and/or 
bicycle coupons for future residents of the development.  

ii. That the applicant be informed that the Council is minded to grant planning permission, subject to 
the conditions stated below, on completion of such legal agreement;

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

Alterations to conditions

Condition 13

Following discussions between the applicant and the City Council’s Environment Officer, the second 
paragraph of Condition 13 has been amended as follows (amended text in bold type):

13. Prior to above ground development commencing the applicant shall submit and agree with the 
Local Planning Authority 

a) A detailed noise mitigation scheme for the building envelope to ensure that noise levels within 
internal living, dining and bedrooms comply with BS8233:2014 (Guidance on Sound Insulation 
and Noise Reduction from Buildings) as outlined in the table below;

Indoor / External Ambient Noise Levels for Dwellings
Location 07:00 – 23:00 23:00-07:00
Living Room 
(Windows Closed)

35 dB LAeq,16hour --

Dining rooms
(Windows Closed)

40 dB LAeq,16hour --

Bedrooms
(Windows Closed)

35 dB LAeq,16hour 30 dB LAeq,8 hour and 
45 dB LAmax no more 
than 10 – 15 times per 
night

Private amenity spaces 
(including roof gardens 
/ balconies)

55 dB LAeq,16hour --

The scheme shall include ventilation measures designed in line with the Draft ANC 
Acoustics Ventilation and Overheating Residential Design Guide.  The ventilation 
measures identified should reduce the need to rely on open windows for cooling and 
ensure reasonable acoustic standards are maintained with windows open.
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b) A detailed scheme of acoustic insulation between non-residential and residential uses to 
ensure noise levels within residential habitable rooms are compliant with BS8233:2014 
(Guidance on Sound Insulation and Noise Reduction from Buildings)

The development shall thereafter be undertaken in accordance with the agreed scheme, and 
the agreed scheme shall be retained thereafter.

Reason: In the interest of the amenity of residents in accordance with policy EN 17 of the City 
of Salford Unitary Development Plan and the National Planning Policy Framework.

Condition 19 

Following discussion with the applicant it has been agreed that the wording of condition 19 should be 
amended to make it less onerous and more precise and reasonable in all other respects. The 
condition has been amended to read: 

19. “No development shall take place, including demolition or excavation works, until details of a 
Strategy for Engagement with the operators of Blueprint Studios has been submitted to and 
agreed in writing by the Local Planning Authority in consultation with the Assistant Director, 
Planning and Housing. The purpose of this strategy is to minimise disruption to Blueprint 
Studios during the demolition and construction phases. The Strategy shall include a list of key 
contacts, a schedule of meetings, and agreed mechanisms to implement and review actions. 
The scheme shall be fully implemented as required throughout the demolition and construction 
phases.”
Reason: To safeguard existing surrounding businesses during the demolition and construction 
phases so as to not impact adversely upon their operations in accordance with the National 
Planning Policy Framework.

Reason for pre-commencement condition: The development site is in close proximity to 
sensitive business premises and prior to the commencement of demolition works, measures to 
minimise impacts to these businesses must first be agreed.
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