
PLANNING & TRANSPORTATION REGULATORY PANEL
PART I
SECTION 1: APPLICATIONS FOR PLANNING PERMISSION

APPLICATION No: 18/71782/REM
APPLICANT: England Cities Fund
LOCATION: Plot E7/8, Chapel Street, Salford
PROPOSAL: Reserved matters (layout, scale, appearance, access and 

landscaping) of Plot E7/8 comprising the construction of a 
mixed-use building of four blocks up to seven storeys 
accommodating 167 apartments and 11 townhouses, 1,333 
square metres of ground floor commercial space together with 
associated ancillary facilities, servicing and public realm works 
in accordance with Outline Planning Permission 
09/57950/EIAHYB 

WARD: Ordsall

Description of site and surrounding area 

The subject site is located on the southern side of Chapel Street, Salford. The site is irregular in shape and 
encompasses elements of surrounding streets including Islington Street to the west and North Star Drive to the 
south. The site also encompasses elements of the adjacent Islington Park to the east. Measuring approximately 
0.47 hectares, the site is largely vacant aside from a BT compound adjacent to the western property boundary.



To the north of the site, across Chapel Street, stands Salford Cathedral and the associated Former Education 
Offices. The Cathedral and adjacent Cathedral House are Grade II* listed buildings. The Former Education 
Offices is a Grade II listed building. 

To the south of the site, across North Star Drive, is a residential estate. This estate comprises low rise terraces, 
apartment buildings and high rise apartment blocks. To the east and west of the site are vacant parcels of land. 
These parcels are known as Plots E9 and E6 respectively.

Beyond Plot E6 is a six-storey mixed-use building (Vimto Gardens). Behind this is a row of three-storey 
townhouses. Generally, behind Plot E9 to the east is Islington Gardens. 

Description of Proposal 

This application follows the granting of Planning Permission 09/57950/EIAHYB (refer overleaf) and seeks 
approval for the matters reserved by that permission. This includes the scale, layout and appearance of the 
proposed buildings, access arrangements and the landscaping treatment of the site.

Importantly, the basic site layout as permitted by 09/57950/EIAHYB was recently amended by Planning 
Permission 17/71155/NMA (refer overleaf). The development the subject of this report accords with the site 
layout allowed by this permission.

The proposed development would comprise five primary elements. This includes two larger forms along the 
Chapel Street frontage up to a height of seven storeys and three smaller forms alongside and behind this. This 
includes a six-storey element along the Islington Park frontage of the site, a five-storey element along the 
Islington Street frontage and a three-storey element along the North Star Drive frontage. This smaller element 
would comprise 11 townhouses and be visually separated from the remainder of the development by two 
vehicle entry points into the site.

These entries would provide access to a 77-space car park. This car park would comprise 67 standard parking 
spaces and 10 disabled person's spaces and would, in part, be covered by a communal open space. This open 
space would extend off the rear of the buildings fronting Chapel Street and abut a trafficable roof over the 
existing BT compound on site. This compound would be incorporated into the development though it will still be 
accessed independently off Islington Street. 

For the most part, the larger forms along the Chapel Street frontage and extending along both the Islington Park 
and Islington Street frontages, would be finished in contrasting brick tones as shown overleaf. 



In total, the development would comprise 178 dwellings and eight commercial tenancies measuring 1,333 
square metres. These tenancies would extend along the Chapel Street frontage and part way along both the 
Islington Park and Islington Street frontages. The remainder of these frontages would be occupied by the 
aforementioned BT compound, bicycle stores (accommodating 196 spaces), a bin store and accessways. 

Of the 167 proposed apartments, 70 (or 42%) would comprise one bedroom. 88 (53%) would comprise two 
bedrooms and nine (5%) would comprise three bedrooms. Each of the 11 townhouses would comprise three 
bedrooms. 



Surrounding streets and public spaces would also be altered to accommodate the development. This includes 
the provision of a turning head at the eastern end of North Star Drive and the associated realignment of the 
western extremity of Islington Park. North Star Drive would also be reconfigured to accommodate five relocated 
car parking spaces and bollards and raised planters installed across and adjacent to Islington Street.

Publicity

Site notice: Displayed on site on 25 May 2018
Reason: Wider publicity

Press Advert: Notice of the application posted in the Manchester Weekly News, Salford Edition, 31 May 2018
Reason: Wider publicity

Neighbour notification 

Notice of the application was sent to 66 surrounding properties on 23 May 2018. 

Representations 

No representations were received in response to the application. 

Site History

Two previous permissions are of particular relevance to this application as follows:

 Planning Permission 09/57950/EIAHYB - This permission allowed the comprehensive and phased 
redevelopment of Salford Central to accommodate a variety of land uses, including office/commercial, 
retail, food and drink, leisure, hotels and residential. This permission established the principals in 
accordance with which identified plots within Salford Central are to be developed. Each plot remains 
subject to a subsequent reserved matters application detailing the layout, scale, appearance, access 
arrangements and landscape treatment of that plot. 

 Planning Permission 17/71155/NMA - The plans associated with 09/57950/EIAHYB showed one 
building on each of Plots E7 and E8. This non-material amendment allowed the merging of Plots E7 and 
E8 and the provision of a single building form on site. This, in turn, required amendments to the 
development parameters of Zone E. These new parameters are stipulated in new Condition 13 of 
09/57950/EIAHYB.

The application the subject of this report seeks permission to construct new buildings on site in 
accordance with the parameters set out in 17/71155/NMA.

 
Development Agreement

The Council, the URC and ECf entered into an overarching Development Agreement for Central Salford in 
December 2006. The agreement set out the objectives, responsibilities and the process by which the 
regeneration of the Salford Central area would be brought forward in a comprehensive manner.

The establishment of the Development Trust Account (DTA) is enshrined in the agreement.  The primary 
purpose of the DTA is to enable the development of sites within the boundary, which would not be viable without 
cross subsidy from successful phases of development.

The S106 agreement associated with hybrid planning consent (ref: 09/57950/EIAHYB) also required the 
creation of the DTA, thereby mirroring the provisions for a DTA contained within the Development Agreement.  
The S106 agreement provides for surplus development receipts to be applied in a particular order of priority:

•            To cross-subsidise phases of the development that would not otherwise occur but for the cross-subsidy 
and therefore promote comprehensive regeneration;

•            For the provision or enhancement of infrastructure and/or public realm;
•            For affordable housing; and
•            Other such items that may be required by the Planning Obligations SPD



In light of the existing legal agreements outlined above, a further Section 106 legal agreement attached to this 
application is not necessary or justified as it would duplicate existing agreements already in place.

Consultations

The following responses have been received from consultees -

 Design for Security - Having now reviewed the plans and Crime Impact Statement 
(ref:2018/0239/CIS/01) we would recommend that a condition is put in place for the development to be 
built to both the recommendations (section 3.3) and physical security (sections 4 & 5) specification set 
out within the Crime Impact Statement. 
Control of access into the buildings and other physical security specifications such as alarms, windows, 
doors etc is beyond the scope of planning control and as such an informative is recommended to draw 
the applicant’s attention to the recommendations made by Design for Security.

 Environment Agency - No objection. 

 Greater Manchester Archaeology Advisory Service (GMAAS) - Archaeological remains have previously 
been found on site and as such it should be further examined. In consultation with GMAAS, the 
applicant’s consultant Archaeologist has concluded that three open area excavations should be dug. 
The results of these digs should be included in a Written Statement of Investigation. This report should 
also set out a programme of post-excavation analysis, report production and dissemination of 
information. This could include contributions to a future edition of Greater Manchester Past Revealed 
incorporating the results of excavations on site and within the surrounding area.   

 Greater Manchester Ecology Unit (GMEU) - No comment

 Historic England - No comment

 Urban Vision Environment (Air and Noise) - Air:  The site is located in the Greater Manchester Air 
Quality Management Area (AQMA). This application seeks permission to introduce a new sensitive 
receptor into this area. As such, future occupants of the building could be exposed to air pollution and 
this could impact upon their health/quality of life. In addition to this, the traffic generated by the 
development could worsen local air quality.

09/57950/EIAHYB states that habitable rooms fronting onto Chapel Street should not feature operable 
windows. Since the granting of 09/57950/EIAHYB, air pollution in the surrounding area has however 
reduced. Importantly, Chapel Street itself is now a shared space and traffic volumes and speeds have 
reduced in recent years.

The air quality impact assessment submitted with the application considers these changes. The 
assessment concludes that concentrations of pollutants at the façades of the building would be below 
identified standards. This conclusion is accepted.

It is recommended that the applicant be encouraged to provide electric vehicle charging points on site.

Noise: The site is located near to a number of noise sources, including road and rail infrastructure and 
commercial uses. Noise and amenity policy has altered substantially since the granting of 
09/57950/EIAHYB and the noise assessment submitted in support of the application again takes this 
into account. 

This assessment recommends the provision of upgraded acoustic glazing and mechanical ventilation 
systems as a means of mitigating traffic noise. These proposed mitigation measures accord with the 
latest ‘Professional Practice Guidance on Planning and Noise (ProPG)’ and the draft ‘Association of 
Noise Consultants Acoustics Ventilation and Overheating - Residential Design Guide’.

The noise assessment confirms that all new plant/equipment would remain 5dB below background 
levels as required by Conditions 62 and 63 of 09/57950/EIAHYB. Notwithstanding this, the future uses 
of ground floor commercial tenancies are not yet known and as such it is not clear what plant/equipment 



would be required on site in the service of these tenancies. On this basis, it is considered that the 
generic noise limit conditions applied to 09/57950/EIAHYB again be applied here.

 Urban Vision (Drainage Engineer) - On the basis that the site is in Flood Zone 1 and measures less 
than one hectare, a Flood Risk Assessment (FRA) is not required. This is however a major 
development and Sustainable Urban Drainage Systems (SUDS) are required. 

Given this is a brownfield site in the Core Conurbation Critical Drainage Area, surface water run-off 
should not exceed 50% of the existing, or greenfield equivalent (whichever is the greater). The car park 
requires a SUDS treatment train. If this is not possible, a Class 1 oil interceptor may be suitable. 

Drainage reports and calculations submitted in support of the application show that infiltration is not 
possible here owing to ground conditions. Using the proposed vortex flow control device however, 
surface water run-off will be restricted to 50% of the existing. This includes for all rainfall up to and 
including 100-year events (and taking into account the effects of climate change). Run-off will be stored 
below ground in a cellular attenuation tank and the drainage network.

The developer should be aware of the provisions of the Water Act 2010. This Act requires drainage 
systems which serve more than one property or which cross ownership boundaries and communicate 
water to the public sewer system to be adopted by the sewerage undertaker (United Utilities). United 
Utilities may prefer other SUDs systems.

A public sewer crosses the site and as such the applicant should liaise with United Utilities with regards 
to building over or diverting this sewer.

 Urban Vision (Highways) - The development is unlikely to exacerbate existing highway safety issues 
given the relatively low number of trips which would be generated.

The proposed vehicle access arrangements are acceptable as are the locations of pedestrian access 
points. These provide for convenient access to the surrounding road network. Existing pedestrian 
connections to Islington Park should be retained.

A sufficient number of car parking spaces would be provided on site. Some of these should however be 
allocated to the proposed commercial tenancies. 10 of the 77 parking bays are disabled person’s 
spaces and this exceeds the requirements of Condition 8 of 09/57950/EIAHYB (10% of the total number 
of spaces).

196 bicycle parking spaces would also be provided on site and this exceeds minimum requirements.

The development should be supported by a Travel Plan. This Travel Plan should feature a range of 
measures promoting a variety of transport options as well as a clear monitoring regime with agreed 
targets. If the Travel Plan is to be successful it must establish a culture of sustainable travel behaviours 
upon first occupation. Details of the incentive budget of the Travel Plan are required.   

The exits to the car park should be hatch marked to ensure vehicles do not park here and block access 
to parking spaces.

A new turning head is proposed at the eastern end of North Star Drive. This is acceptable in principle. It 
appears however that the turning head would extend into Islington Park and land not in the applicant’s 
ownership. The necessary permissions should be obtained to allow for this. 

Sections of the existing highway are to be raised. This will assist in reducing traffic speeds and 
improving the pedestrian environment. Details of these raised sections as well as all other highways 
works (materials, drainage and tree planters etc.) will need to be agreed with the Local Highway 
Authority. 

The application also proposes to relocate existing on-street parking spaces on North Star Drive west of 
their current location. This is again acceptable in principle though is subject to the implementation of 
new Traffic Regulation Orders (TRO).



The proposed alterations to Islington Street and North Star Drive will require the application of 20mph 
speed limits and the provision of new signage and line markings. This will again require the 
implementation of new TROs. A new loading bay is also recommended and this too will require a new 
TRO. Contributions for these TROs will be sought via the s278 process. 

The existing bus shelter currently situated adjacent to the proposed main entry to the building off 
Chapel Street will also need to be relocated. The developer will be liable for all costs associated with 
this.

 Urban Vision Environment (Land Contamination) - The site has a history of residential use. Mapping 
indicates that it has however been vacant since 1945. The Phase I Preliminary Risk Assessment 
submitted in support of the application concludes that there is a low risk of chemical contaminants being 
present on site. There is also a low risk of ground gas contamination and a medium risk of asbestos 
being present. In addition to this, there is a medium risk of the groundwater underlying the site being 
chemically contaminated.

On this basis, it is recommended that an intrusive investigation (Phase II) be undertaken. This includes 
chemical sampling, asbestos screening and gas monitoring.   

Planning Policy

Development Plan Policy

Unitary Development Plan ST1 - Sustainable Urban Neighbourhoods
This policy states that development will be required to contribute towards the creation and maintenance of 
sustainable urban neighbourhoods.

Unitary Development Plan ST4 - Key Tourism Areas
This policy states that the following areas will be protected and enhanced as tourism destinations and tourism 
development will be focused primarily within 1. Salford Quays 2. Chapel Street 3. Worsley Village, Barton Swing 
Aqueduct and the Bridgewater Canal Corridor.

Unitary Development Plan ST12 - Development Density
This policy states that development within regional centres, town centre and close to key public transport routes 
and interchanges will be required to achieve a high density appropriate to the location and context.

Unitary Development Plan MX1 - Development in Mixed-use Areas
This policy states that a wide range of uses and activities (housing, offices, tourism, leisure, culture, education, 
community facilities, retail, infrastructure, knowledge-based employment) are permitted within the identified 
mixed use areas (Chapel Street East. Chapel Street West, Salford Quays, Ordsall Lane Riverside Corridor).

Unitary Development Plan MX2 - Chapel Street Frontage
This policy states that development should incorporate active uses at ground floor level, including retail, 
financial and professional services, food and drink, leisure, non-residential institutions, culture and tourism.

Unitary Development Plan DES1 - Respecting Context
This policy states that development will be required to respond to its physical context and respect the positive 
character of the local area in which it is situated and contribute towards a local identity and distinctiveness.

Unitary Development Plan DES2 - Circulation and Movement
This policy states that the design and layout of new development will be required to be fully accessible to all 
people, maximise the movement of pedestrians and cyclists through and around the site safely, be well related 
to public transport and local amenities and minimise potential conflicts between pedestrians, cyclists and other 
road users.

Unitary Development Plan DES3 - Design of Public Space
This policy states that development should include the provision of public space; designed to have a clear role 
and purpose which responds to local needs; reflects and enhances the character and identify of the area; is an 
integral part of and provide appropriate setting and an appropriate scale for the surrounding development; be 



attractive and safe; connect to establish pedestrian routes and public spaces and minimise and make provision 
for maintenance requirements.

Unitary Development Plan DES7 - Amenity of Users and Neighbours
This policy states that all new development, alterations and extensions to existing buildings will be required to 
provide potential users with a satisfactory level of amenity in terms of space, sunlight, daylight, privacy, aspect 
and layout.  Development will not be permitted where it would have an unacceptable impact on the amenity of 
occupiers or users of other development.

Unitary Development Plan DES9 - Landscaping
This policy states that hard and soft landscaping should be provided where appropriate that is of a high quality 
and would enhance the design of the development, not detract from the safety and security of the area and 
would enhance the attractiveness and character of the built environment.

Unitary Development Plan DES10 - Design and Crime
This policy states that developments must be designed to discourage crime, antisocial behaviour, and the fear 
of crime. Development should i) be clearly delineated ii) allow natural surveillance iii) avoid places of 
concealment iv) encourage activity within public areas.

Unitary Development Plan H1 - Provision of New Housing Development
This policy states that all new housing will contribute toward the provision of a balanced housing mix; be built at 
an appropriate density; provide a high quality residential environment; make adequate provision for open space; 
where necessary make a contribution to local infrastructure and facilities required to support the development; 
and be consistent with other policies of the UDP.

Unitary Development Plan H8 - Open Space Provision Associated with New Housing Development
This policy states that planning permission will only be granted where there is adequate and appropriate 
provision for formal and informal open space, and its maintenance over a twenty-year period. Standards to be 
reached will be based upon policy R2 and guidance contained within Supplementary Planning Documents.

Unitary Development Plan E3 - Knowledge Capital
This policy states that a Knowledge Capital will be developed, focusing upon the “Arc of Opportunity” around the 
University of Salford. The provision of financial and professional services and other office based uses; creative, 
cultural and media industries; communications; research and development; and higher education will be 
emphasised.

Unitary Development Plan A2 - Cyclists, Pedestrians and the Disabled
This policy states that development proposals, road improvement schemes and traffic management measures 
will be required to make adequate provision for safe and convenient access by the disabled, other people with 
limited or impaired mobility, pedestrians and cyclists.

Unitary Development Plan A8 - Impact of Development on Highway Network
This policy states that development will not be permitted where it would i) have an unacceptable impact upon 
highway safety ii) cause an unacceptable restriction to the movement of heavy goods vehicles along Abnormal 
Load Routes.

Unitary Development Plan A10 - Provision of Car, Cycle and Motorcycle Parking in New Developments
This policy states that there should be adequate provision for disabled drivers, cyclists and motorcyclists, in 
accordance with the Council’s minimum standards; maximum car parking standards should not be exceeded; 
and parking facilities should be provided consistent with the provision and maintenance of adequate standards 
of safety and security.

Unitary Development Plan EN17 - Pollution Control
This policy states that in areas where existing levels of pollution exceed local or national standards, planning 
permission will only be granted where the development incorporates adequate measures to ensure that there is 
no unacceptable risk or nuisance to occupiers, and that they are provided with an appropriate and satisfactory 
level of amenity.

Unitary Development Plan EN19 - Flood Risk and Surface Water



This policy states that any application for development that it is considered likely to be at risk of flooding or 
increase the risk of flooding elsewhere will need to be accompanied by a formal flood risk assessment. It should 
identify mitigation or other measures to be incorporated into the development or undertaking on other land, 
which are designed to reduce that risk of flooding to an acceptable level.

Unitary Development Plan CH2 - Development Affecting the Setting of a Listed Building
This policy states that development will not be granted that would have an unacceptable impact on the setting of 
any listed building.

Unitary Development Plan CH8 - Local List of Buildings, Structures and Features of Architectural, 
Archaeological or Historic Interest
This policy states that the impact of development on any building, structure or feature that is identified on the 
council’s local list of buildings, structures and features of architectural, archaeological or historic interest will be 
a material planning consideration.

Unitary Development Plan R1 - Protection of Recreation Land and Facilities
This policy states the development of existing Recreation Land and facilities will not be permitted unless: i. the 
development is for recreation purposes that would contribute to the continued recreation use of the site; ii. 
adequate replacement provision, of equivalent or better accessibility, community benefit and  management is 
made in a suitable location; iii. it has been clearly demonstrated that the site is surplus to recreational 
requirements; iv. the development is ancillary to the principal use of the site. 

Other Material Planning Considerations

National Planning Policy

National Planning Policy Framework (NPPF)
National Planning Policy Guidance (NPPG)

Local Planning Policy

Supplementary Planning Document - Design
This document  reflects the need to design in a way that allows the city to support its population socially and 
economically, working with and inviting those affected into an inclusive decision making process. Equally, 
development must contribute to the creation of an environmentally sustainable city supporting the natural 
environment minimising the effects of, and being more adaptable to, the potential impact of climate change.

Supplementary Planning Document - Design and Crime
The design and crime supplementary planning document is used to help assess and determine planning 
applications and is intended to guide architects, developers, landscape architects and urban designers in 
designing out crime.

Supplementary Planning Document - Sustainable Design and Construction
This policy document expands on policies in Salford’s Unitary Development Plan to provide additional guidance 
for planners and developers on the integration of sustainable design and construction measures in new and 
existing developments.

Planning Guidance - Housing
The purpose of the guidance is to ensure that the residential development coming forward in Salford contributes 
to establishing and maintaining sustainable communities, tackles the specific housing and related issues that 
face Salford, and helps to deliver the vision and strategy of the UDP, the Housing Strategy and the Community 
Plan.

Planning Guidance - Flood Risk and Development
The overarching aim of the planning guidance is to ensure that new development in areas at risk of flooding in 
the city, is adequately protected from flooding and that the risks of flooding are not increased elsewhere as a 
result of new development.

Appraisal 



Following the publication of the National Planning Policy Framework (NPPF) it is now necessary to consider the 
weight which can be given to the policies of the Council's adopted Unitary Development Plan (refer Paragraph 
215 of the NPPF, dated 27 March 2012).
 
It is considered that those policies of the UDP relevant to this application can be afforded due weight for the 
purposes of decision-making on the basis that the criteria of each is consistent with the NPPF.

The principle of the development

The principle of the development has previously been established by way of Planning Permission 
09/57950/EIAHYB and, with specific reference to this reserved matters application, Planning Permission 
17/71155/NMA. As previously noted, this permission allowed for the merging of Plots E7 and E8 to form one 
larger plot and the application the subject of this report is consistent with the intent of this permission. As such, 
consideration need not be given to the principle of constructing a development of this nature in this location. 
This principle has previously been accepted.

To this end, the key matters for consideration are the matters reserved by 09/57950/EIAHYB as they relate to 
this plot; being the scale and appearance of the proposed building, the landscape treatment of the site and 
access arrangements. These matters must be considered alongside other technical matters and the amenity 
effects of the development. These matters are discussed in turn below and overleaf.

Layout and scale

Retained Policy DES1 of the Salford UDP states that development will be required to respond to its physical 
context, respect the positive character of the local area in which it is situated and contribute towards local 
identity and distinctiveness. 

This policy complements Paragraph 56 of the NPPF which states that good design is a key aspect of 
sustainable development, is indivisible from good planning and should contribute positively to making places 
better for people.
  
The basic site layout generally reflects that of Vimto Gardens a short distance to the west. To this end, the 
development comprises higher, more robust forms along the Chapel Street frontage and smaller forms at the 
rear of the site. These smaller forms provide a logical transition down to adjacent finer grain residential buildings 
further to the south across North Star Drive. Servicing space, including car parking is located behind street front 
buildings and as such is generally concealed from view. This assists in maximising the extent of active frontages 
in accordance with the provisions of Retained Policy MX2 of the Salford UDP. Importantly, both the Islington 
Street and Islington Park frontages of the building will also feature active uses and this assists in engaging 
adjacent public spaces. Again, this is consistent with the provisions of Retained Policy MX2. 

The height of the buildings along Chapel Street (maximum 26 metres) also complies with the approved 
parameters for this site (in accordance with Permission 09/57950/EIAHYB and as amended by 17/71155/NMA). 
This building reinforces the street edge and together with existing and future developments along Chapel Street 
will assist in the creation of a vibrant mixed-use precinct as advocated by Retained Policy MX1 of the Salford 
UDP.

Importantly, the footprint of the development and total floor space also accord with the approved parameters 
(2,373 and 16,944 square metres respectively). 

Whilst the site layout and scale accord with the approved parameters plan, consideration must nevertheless be 
given to the potential impact of the development upon the adjacent listed Salford Cathedral and associated 
Cathedral House, the Former Education Offices and the adjacent locally listed buildings fronting onto Bexley 
Square.

Retained Policy CH2 of the Salford UDP states that planning permission will not be granted for development 
that would have an unacceptable impact on the setting of any listed building. Retained Policy CH8 states that 
the impact of development on any building, structure or feature that is identified on the Council’s local list …will 
be a material planning consideration.



This is consistent with Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 which 
states that ‘special regard’ should be given to the preservation of listed buildings and their settings or any 
features of special architectural or historic interest. Section 72 complements this. This section states that 
‘special attention’ is to be paid to preserving or enhancing the character and appearance of a conservation area. 
Importantly, the meaning of ‘preservation’ is the avoidance of harm.

Paragraph 132 of the NPPF must also be considered. This paragraph states that when considering the impacts 
of development upon the significance of heritage assets, great weight should be given to the conservation of 
that asset.  Paragraph 133 states that where the harm caused is considered to be substantial, permission 
should not be granted. In accordance with Paragraph 134 however, where the harm caused is considered to be 
less than substantial, this should be weighed against the public benefits of the proposal.

The setting of the adjacent listed buildings must be considered in light of the fact that the site and surrounding 
area forms part of the Regional Centre where higher scale building forms are typically encouraged in the 
interests of maximising social, economic and environmental benefits (the three dimensions of sustainable 
development). 

It is considered that these benefits outweigh any concerns regarding the settings of the adjacent listed buildings. 
This viewpoint is supported by the City Council’s Spatial Planning team who agree that the harm caused in this 
case is less than substantial. On this basis, the harm that may be caused need only be weighed against the 
aforementioned public benefits and it is again considered that these would be substantial and as such prevail. 

Importantly, the adjacent listed buildings and the proposed building would be visually separated by Chapel 
Street and this affords the listed buildings a reasonable degree of visual relief. This separation distance assists 
in reducing the level of harm caused. Again, policy advocates the creation of a vibrant mixed-use precinct here 
and the approved parameters plan shows that a building up to 26 metres in height may be constructed on this 
site. 

Just as Vimto Gardens a short distance to the west has assisted in reinforcing the Chapel Street edge, so too 
will the proposed building. In turn, the future redevelopment of Plot E9 immediately to the east will also reinforce 
the street edge. This is advocated by the parameters plan. These buildings, as well as those coming forward 
further to the east, will extend the provision of active uses westward along Chapel Street to better incorporate 
the immediate surrounding area (including Salford Cathedral and the Former Education Offices) into Salford 
Central. 

Salford Central is a dynamic regeneration area where new, higher scale forms are encouraged. This will 
inevitably alter the setting of surrounding listed buildings. This requires a more flexible approach when 
considering the level of harm that may be caused, particularly given the aforementioned benefits that will be 
generated by locating a large number of new residents in close proximity to local services, facilities, amenities 
and employment opportunities.

Whilst the development coming forward will reduce the sense of openness which currently exists around Salford 
Cathedral and the Former Education Offices, it is considered that this openness does not necessarily contribute 
positively to the setting of the listed buildings. The sheer vastness of surrounding vacant land does not 
represent a sustainable future outcome for the city and this is recognised by Planning Permission 
09/57950/EIAHYB.
  
Appearance

It is considered that the appearance of the buildings is also acceptable in their ontext. The Chapel Street 
buildings would largely reflect the appearance of Vimto Gardens a short distance to this west. To this end, the 
buildings will be rectilinear in form and punctuated by vertical banks of windows. These windows will be 
recessed to provide for added depth and visual interest. 

Importantly, the sheer width of the Chapel Street frontage will be mediated by the provision of a distinct visual 
break between the two forms which together comprise this frontage. This break will be further emphasised by 
the varied parapet heights of the two forms and the use of varying brick tones and finishes. These measures 
assist in reducing the perceived mass of the Chapel Street frontage.  



The predominant brick finishes used are considered to be high quality. These finishes vary not only in colour but 
also texture to again provide for greater distinction between the two forms and also to create added visual 
interest. 

The upper levels again feature vertical banks of windows which off-set the more solid finish of the remainder of 
the façade. Again, this reflects the basic design philosophy underpinning Vimto Gardens. The more extensive 
glazed ground floor frontage also reflects that of Vimto Gardens and responds to the provisions of Retained 
Policy MX2 of the Salford UDP. This policy encourages active uses along Chapel Street in the interests of 
ensuring a more vibrant artery leading into Salford Central and, in turn, Manchester city centre. These active 
elements would also extend along both the Islington Street and Islington Park frontages. This ensures the 
building appropriately engages with adjacent public spaces. To this end, the building may be viewed in the 
round and this is considered necessary given the site is bound on all sides by public spaces.

The brick finishes applied to the Chapel Street frontage would also be applied to the Islington Street and 
Islington Park frontages. This again ensures a high-quality finish here. Whilst these frontages also feature some 
service elements, these are well-incorporated into the design of the building and again off-set by adjacent active 
elements.

Importantly, the Islington Street frontage of the existing BT compound will be finished to match other service 
elements of the building. This includes the provision of horizontal louvres to conceal more utilitarian 
components. This again ensures a more appropriate public interface and pedestrian experience. Whilst the 
extent of inactivation along the Islington Street frontage is more extensive than other frontages, this is largely 
the result of the need to retain the BT compound on site. Again, this inactive element is however flanked by  
active elements.

Whilst the appearance of the townhouses at the rear of the site is simpler than that of the remainder of the 
building, it is considered that this presentation is nevertheless appropriate. The townhouses would feature a 
single brick finish off-set by larger scale recessed windows. This reflects the simple clean lines of other lower 
scale residential buildings in the surrounding area, including at the rear of Vimto Gardens to the west and also 
to the north-west across Chapel Street (Timekeeper’s Square). Importantly, this simple finish also better reflects 
the presentation of the adjacent residential buildings to the south across North Star Drive. These residential 
buildings are similarly uncomplicated in their form and finish and a matching simple finish is therefore 
considered appropriate opposite this adjacent residential interface.

Access and highways matters

Paragraph 32 of the NPPF states that applications for planning permission should only be refused on highways 
grounds where the residual impacts of a development are considered to be severe. 

In accordance with Appendix B of the Salford UDP, a minimum of five disabled person’s car parking spaces, 
nine bicycle parking spaces and five motorcycle parking spaces are required on site in association with the 
commercial component of the building. In accordance with Appendix C, a maximum of 190 standard car parking 
spaces may also be provided on site in association with the commercial component of the building. 

In addition to this, Appendix B states that a minimum of four disabled person’s car parking spaces and 33 
secure bicycle parking spaces are required on site in association with the residential component of the building.  
In addition to this, a maximum of 267 standard residential car parking spaces may be provided on site in 
association with this component.

The site layout plan shows that 10 disabled person’s parking spaces, 196 bicycle parking space and 67 
standard car parking spaces would be provided on site. No motorcycle parking spaces would be provided.

The total number of disabled person’s parking spaces provided on site exceeds that required (by one) as does 
the number of bicycle parking spaces (by 154). In addition to this, the total number of standard car parking 
spaces provided on site is significantly less than the maximum (by 390).

Whilst the Council’s Consultant Highways Officer generally supports the proposed development, the Council’s 
Parks/Open Space and Policy Officers have raised concerns regarding the loss of a small portion of Islington 
Park to accommodate the proposed turning head at the eastern end of North Star Drive. This turning head 
would enable refuse vehicles to exit the site in a forwards gear and is required on the basis that these vehicles 



could not comfortably access the on-site car park to turn. A condition is recommended to ensure the turning 
head is implemented prior to the first occupation of the development and retained as such thereafter. 

Retained Policy R1 of the Salford UDP states that ‘the development of existing recreation land will not be 
permitted unless …it has been clearly demonstrated that the site is surplus to recreational requirements and the 
development would facilitate the wider regeneration of the local area’. In addition to this, the policy states that 
‘the development of existing recreation land will not be permitted unless …adequate replacement recreation 
provision, of equivalent or better accessibility, community benefit and management, is made in a suitable 
location.’

Whilst it has not been clearly demonstrated that those elements of Islington Park which would be lost to 
accommodate the development are surplus to requirements, it may be argued that the loss of these elements 
aids in the wider regeneration of the local area, as envisaged by 09/577950/EIAHYB. Importantly, Spatial 
Planning Officers have advised that limited opportunities exist in the surrounding area to provide adequate 
replacement recreation space of equivalent or better quality as required by Retained Policy R1.

In conclusion, whilst there are concerns regarding the loss of this small element of green space, the Local 
Authority together with the applicants (English Cities Fund), who are a development partner with the Local 
Authority, are keen to see the rejuvenation of the park as part of the regeneration of the area (subject to funding 
being ascertained) and will continue to work collaboratively with ECF in order to achieve this. 

Landscaping

Retained Policy DES9 of the Salford UDP states that developments will be required to incorporate appropriate 
hard and soft landscaping…

Landscaped gardens are not a key feature of the immediate surrounding area. Islington Park immediately to the 
east is very much an anomaly in the context of this Regional Centre site. The area is better characterised by 
more robust building forms. These forms are typical in an inner-city area such as this and largely representative 
of the forms advocated by Planning Permission 09/57950/EIAHYB. To this end, opportunities to provide 
meaningful soft landscaping on site are limited.

The Chapel Street, Islington Street and Islington Park frontages of the building would be built up to property 
boundaries and in the interests of reinforcing these street fronts it is considered that this is appropriate. On this 
basis, soft landscaping is not considered appripriate here.

Opportunities exist however to provide lower level soft landscaping at the rear of the site and forward of the 
proposed townhouses. This would ensure a softer presentation to, and outlook from, the adjacent residential 
estate.

Notwithstanding the limited extent of soft landscaping provided external to the proposed buildings, more 
extensive gardens would be provided internal to the site. This includes a communal terrace and private 
courtyard gardens cantilevered over the on-site car park. Though the scale of these landscaped areas would 
again be limited, these areas would nevertheless provide residents of inboard apartments with a softer, more 
pleasant outlook. A mixed green/brown sedum roof is also proposed over the area of the BT compound which 
would provide for ecological enhancements as envisaged at the outline stage.

Despite the limited extent of soft landscaping provided on site, extensive new hard landscaping and formal 
street tree planting would be provided around the proposed buildings. These elements would assist in 
reinforcing realigned surrounding streets and better integrate the development with adjacent public spaces. It is 
recommended however that the trees proposed upon the Islington Street footway be relocated to the adjacent 
verge. This would allow for comfortable access along this footway.

Bollards would also be provided across and adjacent to realigned streets to limit access where necessary. This 
ensures a safer, more secure public realm whilst still enabling pedestrian permeability around the site and to 
Islington Park and beyond.

It is considered that in the context of this Regional Centre site, the proposed soft and hard landscape treatments 
are appropriate and accord with the provisions of Retained Policy DES9 of the Salford UDP.



Other technical matters

Dwelling mix

Policy HOU1 of the Council’s Housing Planning Guidance states that in this area apartments are the most 
appropriate form of housing. This is on the basis that the site and surrounds is located within the bounds of the 
Regional Centre and as such benefits from very high levels of accessibility. 

Policy HOU2 of the Housing Planning Guidance states that where apartments are preferred, a broad mix should 
be provided. This includes in terms of both overall size and the number of bedrooms. Preferably, the majority of 
apartments would comprise a minimum of two bedrooms and measure no less than 57 square metres. This will 
ensure that apartments can reasonably be adapted to suit the changing needs of occupants.

The larger building forms fronting Chapel Street, Islington Street and Islington Park would together comprise 
167 apartments. Of these, the majority (97, or 58%) would comprise either two or three bedrooms. Two 
bedroom dwellings would measure between 56 and 74 square metres whilst three bedroom dwellings would 
measure between 84 and 86 square metres. Whilst some two bedroom apartments would be marginally less 
than 57 square metres, at 56 square metres these apartments could still reasonably be adapted to 
accommodate the changing needs of occupants.

Importantly, the 11 proposed townhouses at the rear of the site would also each comprise three bedrooms. This 
increases the overall percentage of two/three bedroom dwellings to approximately 61%.

Whilst again Policy HOU1 states that apartments are preferred in this location, Retained Policy H1 of the Salford 
UDP states that all new housing development will be required to …contribute to the provision of a balanced mix 
of dwellings within the local area in terms of size, type, tenure and affordability.

The proposed townhouses assist in providing for the diversity of housing options advocated by Policy H1. 
Though again apartments are preferred in this location, in the interests of accommodating a more diverse cross-
section of residents, larger townhouses such as those proposed are also encouraged. Typically, these units 
accommodate larger family groups whereas smaller apartments typically accommodate smaller households or 
singles.

Amenity effects

Retained Policy DES7 of the Salford UDP states all new development …will be required to provide potential 
users with a satisfactory level of amenity in terms of space, sunlight, daylight, privacy, aspect and layout. 
Development will not be permitted where it would have an unacceptable impact on the amenity of the occupiers 
or users of other developments.

It is important to consider the provisions of Retained Policy DES7 in the context of the immediate surrounding 
area, the intention of Planning Permission 09/57950/EIAHYB and the building forms it permits.

In any inner-city location such as this, residents can expect a reduced level of amenity. This includes in terms of 
the extent of outlook which may be possible from habitable room windows and the extent of overshadowing 
from surrounding buildings. These impacts are a direct result of the larger building forms encouraged in highly 
accessible locations such as this.

Land directly to the south across North Star Drive is occupied for residential purposes. This includes terrace 
housing, mid-rise apartment buildings and high-rise apartment blocks. For the most part, the facing element of 
the proposed development would stand to a height of three storeys only (the townhouses). These townhouses 
would however be flanked by larger six storey elements. Though these elements would reduce outlook from 
adjacent terraces across North Star Drive, the effective width of these elements would ensure that this outlook is 
not unreasonably reduced. 

Importantly, given the positioning of the six storey elements, only two facing terraces would be subject to a 
greater degree of reduced outlook. Other terraces would be generally opposite the proposed townhouses and 
as such a greater degree of outlook would be retained. Though this outlook would be interrupted by the rear of 
the Chapel Street element of the building, given the separation distance to this element, it is considered that the 
degree of outlook which would remain would be sufficient.



The six storey element of the development fronting onto Islington Park would also feature banks of habitable 
room windows. These windows would allow for views into the habitable room windows and private open spaces 
at the rear of adjacent terraces. At their nearest point, the proposed windows would be setback approximately 
16 metres from the facing windows of the adjacent terraces and approximately 9.75 metres to rear boundary 
fences enclosing private open spaces.

Whilst upper level windows would allow for downward views into these open spaces, the separation distances 
which would exist are considered to be sufficient so as to not allow for an unreasonable invasion of privacy.

Whilst the proposed separation distances are less than that which are preferred by the Council’s House 
Extensions Supplementary Planning Document (SPD), it is again noted that the site is located in the Regional 
Centre where higher scale building forms are encouraged in the interests of maximising a site’s potential and 
where a lower level of amenity should reasonably be expected as a result of this.

In the context of this Regional Centre site, it is considered that the 16-metre separation distance which would be 
maintained between windows is significant and would allow for a reasonable sense of privacy. Again, it is not 
uncommon in inner city locations such as this to allow lesser separation distances amounting to no more than 
the width of a street or laneway and this would be the case here.

Importantly, given the orientation of the site, the development would not overshadow the habitable room 
windows or private open spaces of adjacent terraces across North Star Drive. Shadows would however be cast 
part way over the adjacent Former Education Offices to the north across Chapel Street. Whilst this building is 
currently vacant it may be used for residential purposes in the future. 

Shadow diagrams submitted in support of the application show that shadows would be cast over elements of 
the Former Education Offices on 22 March and 21 December. At 21 December shadows would be cast over 
much of the Chapel Street facade of this building. Shadows would not generally be cast over the building during 
summer months.

Whilst in accordance with the provisions of Retained Policy DES7, new development should not have an 
unacceptable impact upon the amenity of the occupiers of other buildings, this must again be considered in the 
context of this Regional Centre site and what Planning Permission 09/57950/EIAHYB allows. 

Again, this permission envisages a building of the height now proposed along the Chapel Street frontage of the 
site. Whilst originally two separate forms were envisaged here, a single form was later allowed by Planning 
Permission 17/71155/NMA and this form represents Officers starting point when considering what is, and is not, 
an appropriate form here.

Though the permitted form would indeed result in the Former Education Offices being overshadowed during 
certain times of the year, this is again a reasonable expectation in the context of this Regional Centre site. It is 
typical that buildings along the northern side of inner-city streets are overshadowed at certain times of the year 
by adjacent buildings. This impact is again outweighed by the benefits of living in such close proximity to 
services, facilities, amenities and employment opportunities.

Notwithstanding this, the submitted shadow diagrams show that large parts of the Former Education Offices 
would remain clear of shadows throughout much of the year. Though lengthy shadows would be cast in mid-
winter, these shadows are not representative of year round impacts and the impact is therefore considered 
reasonable.  

Insofar as on site amenity is concerned, it is noted that the Council’s Consultant Air and Noise Officer has raised 
no objection to the application.

The Air and Noise Officer has advised that the building would be appropriately insulated so as to ensure that 
internal noise levels did not exceed accepted standards. This would be achieved by way of the provision of 
upgraded acoustic glazing the mechanical ventilation systems. These measures would be applied to the more 
sensitive interfaces of the building, being the Chapel Street, Islington Street and Islington Park frontages. 

Though Condition 64 of 09/57950/EIAHYB anticipates that residential uses fronting onto Chapel Street would 
feature fixed rather than operable windows, the Council’s Air and Noise Consultant has confirmed that this is not 



now necessary. This is due to the fact that air quality in this area has improved since the granting of 
09/57950/EIAHYB. This is in part attributed to Chapel Street now being a shared space and as such it now 
accommodates a reduced volume of traffic at a lower speed.

Importantly, measures would also be put in place to ensure that the noise generated by plant/equipment 
installed on site in association with ground level commercial tenancies would not impact upon the general 
amenity of future residents. On the basis it is not yet known however what uses would occupy these tenancies 
(these uses could include those within Use Classes A2 (financial and professional services), A3 
(restaurants/cafes), A4 (pubs and bars) or A5 (hot food takeaway)) only generic conditions can at this time be 
included on any permission issued. These conditions would however safeguard residential amenity and be 
consistent with those applied to 09/57950/EIAHYB.

Though limited open spaces would also be provided on site, those spaces that are provided would, together 
with the adjacent Islington Park and, further afield, The Meadow, provide for the reasonable recreation needs of 
residents. Though The Meadow is located some distance to the north-west, it remains within walking distance 
via Adelphi Street and the Linen Court footbridge.

Drainage

Retained Policy EN19 of the Salford UDP states that development, including the alteration of land levels, will not 
be permitted where it would …be subject to an unacceptable risk of flooding, materially increase the risk of 
flooding elsewhere or result in an unacceptable maintenance liability for the city Council or any other agency in 
terms of dealing with flooding issues.

It is considered that the drainage strategy submitted in support of the application is acceptable. This includes 
the provision of sufficient storage and discharge infrastructure on site in the event of flooding. This includes up 
to and including a 100-year event (and also taking into account the effects of climate change).

The proposed infrastructure will also ensure that surface water run-off will not exceed 50 % of the existing as 
required. Recommended conditions reiterate the need to ensure this. 

In accordance with the provisions of Retained Policy EN19 of the Salford UDP, it is considered that the 
proposed drainage system would not cause an unacceptable risk of flooding on site or materially increase the 
risk of flooding elsewhere. 

Land contamination

Retained Policy EN17 of the Salford UDP states that in areas where existing levels of pollution exceed local or 
national standards, planning permission will be granted for environmentally sensitive developments only where 
the development incorporates adequate measures to ensure that there is no unacceptable risk or nuisance to 
occupiers and that they are provided with an appropriate and satisfactory level of amenity.

The Preliminary Risk Assessment submitted in support of the application concludes that there is a low risk of 
chemical and ground gas contaminants being present on site. The assessment also reveals that there is a 
medium risk of asbestos being present as a result of previous demolition works as well as a medium risk of the 
groundwater underlying the site being chemically contaminated.

Given this, it is recommended that a Phase II intrusive investigation of the site be undertaken. This includes 
chemical sampling, asbestos screening and gas monitoring. Should this assessment reveal contaminants are 
indeed present on site, appropriate mitigation measures should then be implemented. These measures should 
ensure that the site is fit for occupation in accordance with the provisions of Retained Policy EN17. This might 
include the safe removal and disposal of contaminated materials and the importation of clean fill. It must then be 
verified that any required remedial measures have been implemented prior to the first occupation of the site.

It is recommended that conditions to this effect be included on any permission issued.  

Ecology



The Conservation of Habitats and Species Regulations 2010 (Amended 2012) prohibits certain activities 
affecting European Protected Species (EPS). This includes damage to, or the destruction of, a breeding site or 
resting place.

Given the site has previously been developed and does not feature any substantive vegetation and no buildings 
which might provide habitat to protected species will be demolished to accommodate the development, it is 
considered that it is of little ecological value. Importantly, the development will include some landscaped spaces 
and this will, to a degree, increase the habitat potential of the site.

In the interests of improving this habitat potential, it is recommended that an informative be added to any 
permission issued encouraging the applicant to provide bat and bird boxes on site (perhaps within the bounds of 
the communal landscaped garden).

Sustainability

Condition 32 of 09/57950/EIAHYB states that future applications should be accompanied by a report examining 
the viability/feasibility of obtaining 10% of a development’s energy requirements from decentralised and 
renewable or low-carbon sources. 

The energy report submitted with the application states that the development would feature a number of 
sustainability measures/initiatives. These include:

 Photo voltaic panels;
 Enhanced insulation, including thermally insulated windows and optimised glazing;
 Thermostatically controlled and zoned heating systems;
 Highly efficient gas-fired combi-boilers;
 Automated presence detection and lighting control systems;
 Energy efficient lighting; and
 Waste heat recovery systems.

It is recommended that a condition be included on any planning permission issued requiring further details of 
these measures.

In addition to this, passive design initiatives have also been incorporated into the design of the building. This 
includes the orientation of many habitable room windows and open space to the south to maximise solar 
access. This, in turn, assists in naturally heating and lighting habitable rooms and this reduces energy 
consumption and running costs. In addition to this, heat share is inherent in higher-density buildings such as this 
and this also assists in reducing energy consumption.

Planning obligations

Planning Permission 09/57950/EIAHYB was subject to a legal agreement in accordance with S106 of the Town 
and Country Planning Act 1990. This agreement requires developers to pay any profits realised over a certain 
percentage into a Development Trust Account (DTA). These monies would then be used to fund works 
elsewhere within the regeneration area. This includes subsidising the redevelopment of less viable plots, public 
realm works and the provision of affordable housing.

Conclusion

The principle of the development was established by Planning Permission 09/57950/EIAHYB. This permission 
enables the phased and comprehensive regeneration of Salford Central and the subject site is a key component 
of this. 

The form of the proposed building is also consistent with that allowed by Planning Permission 17/71155/NMA. 
This permission amended the parameters plan of Planning Permission 09/57950/EIAHYB to now allow a single 
form on site standing to a height of 26 metres. 

Importantly, it is considered that the presentation of the building reinforces the emerging built form character of 
this stretch of Chapel Street. This emerging character was established by Vimto Gardens a short distance to the 
west. The proposed building reflects the basic rectilinear form of this building. Like Vimto Gardens, the proposed 



building would also be punctuated by banks of recessed windows. These windows assist in reducing the 
perceived scale and mass of the building together with varied parapet heights and the use of distinctly different 
building materials. The mediation of the perceived scale/mass of the building is vitally important given the 
proximity of the listed Salford Cathedral and Former Education Offices and the need to ensure that the 
development does not impact upon their settings. 

The variety and quality of the proposed finishes also assist in creating added visual interest together with the 
activation of the ground floor of the Chapel Street, Islington Street and Islington Park frontages. This is 
encouraged by Retained Policy MX2 of the Salford UDP in the interests of ensuring that Chapel Street develops 
as a vibrant artery leading into Salford Central and Manchester city centre.

Adequate servicing and car parking space would also be provided on site. This ensures that the service and 
parking requirements/activities associated with the development are contained within site boundaries and do not 
impact upon the function of the surrounding road network. This network, together with adjacent footways and 
public spaces, would be altered to accommodate the development. This includes the provision of new on street 
parking spaces and tree planting. This ensures that the development is well-integrated with its surrounds.

On the basis that the development is consistent with the intent of Planning Permissions 09/57950/EIAHYB and 
17/71155/NMA and the layout, scale and appearance of the buildings as well as the access arrangements and 
landscape treatment of the site and adjacent public realm are considered to be appropriate,.

Recommendation

Approve, subject to the following conditions:

1. The development hereby permitted shall be begun not later than three years beginning with the date of 
this permission.

Reason: Required to be imposed by Section 91 of the Town and Country Planning Act 1990 (as 
amended).

2. The development hereby permitted shall be carried out in accordance with the following approved plans:

 Dwg. No. 7881-BA-XX-GF-DR-A-Proposed site plan, Revision P0 prepared by Buttress and dated 
21 May 2018;

 Dwg. No. 7881-BA-XX-GF-DR-A-Ground_Floor_GA_Plan, Revision P0 prepared by Buttress and 
dated 2 May 2018;

 Dwg. No. 7881-BA-XX-MF-DR-A-Mezzanine_Floor_GA_Plan, Revision P- prepared by Buttress and 
dated 27 April 2018;

 Dwg. No. 7881-BA-XX-1F-DR-A-First_Floor_GA_Plan, Revision P- prepared by Buttress and dated 
27 April 2018;

 Dwg. No. 7881-BA-XX-2F-DR-A-Second_Floor_GA_Plan, Revision P- prepared by Buttress and 
dated 27 April 2018;

 Dwg. No. 7881-BA-XX-3F-DR-A-Third_Floor_GA_Plan, Revision P- prepared by Buttress and dated 
27 April 2018;

 Dwg. No. 7881-BA-XX-4F-DR-A-Fourth_Floor_GA_Plan, Revision P- prepared by Buttress and 
dated 27 April 2018;

 Dwg. No. 7881-BA-XX-5F-DR-A-Fifth_Floor_GA_Plan, Revision P- prepared by Buttress and dated 
27 April 2018;

 Dwg. No. 7881-BA-XX-6F-DR-A-Sixth_Floor_GA_Plan, Revision P- prepared by Buttress and dated 
27 April 2018;

 Dwg. No. 7881-BA-XX-7F-DR-A-Roof_Floor_GA_Plan, Revision P- prepared by Buttress and dated 
27 April 2018;

 Dwg. No. 7881-BA-DR-A-GA_Elevation sheet_1, Revision P- prepared by Buttress and dated 27 
April 2018;

 Dwg. No. 7881-BA-DR-A-GA_Elevation sheet_2, Revision P- prepared by Buttress and dated 27 
April 2018;

 Dwg. No. 7881-BA-DR-A-GA_Elevation sheet_3, Revision P- prepared by Buttress and dated 27 
April 2018;



 Dwg. No. HED.1257.E7E8.GF.201, Revision F entitled ‘Public realm/ground floor general 
arrangement plan’ prepared by Hyland Elgar Driver and dated 18 January 2026 (sic);

 Dwg. No. HED.1257.E7E8.302, entitled ‘Ground floor surfaces and furniture plan’ prepared by 
Hyland Elgar Driver and dated 27 April 2018; 

 Dwg. No. HED.1257.E7E8.401, Revision A entitled ‘Townhouse ground floor frontage and rear 
access plan’ prepared by Hyland Elgar Driver and dated 13 February 2018;

 Dwg. No. HED.1257.E7E8.402, Revision B entitled ‘Townhouse rear gardens general arrangement 
plan’ prepared by Hyland Elgar Driver and dated 20 April 2018;

 Dwg. No. HED.1257.E7E8.403, Revision E entitled ‘Podium gardens general arrangement plan’ 
prepared by Hyland Elgar Driver and dated 20 April 2018;

 Dwg. No. HED.1257.E7E8.404, Revision B entitled ‘5F roof gardens’ prepared by Hyland Elgar 
Driver and dated 3 May 2018;

 Dwg. No. HED.1257.E7E8.504, entitled ‘Islington Park, north-west boundary treatment section’ 
prepared by Hyland Elgar Driver and dated 19 April 2018.

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

3. Notwithstanding any description of materials in the application, no above ground construction works shall 
commence until samples or full details of all external materials to be used, including fencing, have been 
submitted to and approved in writing by the Local Planning Authority. Only the materials so approved 
shall be used in accordance with any terms of such approval.

Reason: In order to ensure a satisfactory appearance in the interests of visual amenity in accordance 
with Policy DES1 of the City of Salford Unitary Development Plan and the requirements of the National 
Planning Policy Framework.

4. Notwithstanding the provisions of Condition 2 of this permission and prior to the first occupation of the 
development hereby permitted, the applicant shall submit to and have approved in writing by the Local 
Planning Authority, details of the sustainability initiatives incorporated into the development. These 
initiatives shall include, but not necessarily be limited to:

 The provision of photo voltaic panels;
 The provision of enhanced insulation systems, including thermally insulated windows and 

optimised glazing;
 The provision of thermostatically controlled and zoned heating systems;
 The use of highly efficient gas-fired combi-boilers;
 The provision of automated presence detection and lighting control systems;
 The use of energy efficient lighting throughout the buildings; and
 The provision of waste heat recovery systems.

The agreed measures shall be implemented prior to the first occupation of the development hereby 
approved and maintained thereafter.

Reason: To ensure an energy efficient development in accordance with the provisions of Retained 
Policy EN21 of the Salford Unitary Development Plan and the Council’s Sustainable Design and 
Construction Supplementary Planning Document. 

5. Prior to the first occupation of the development hereby approved, all upgraded acoustic glazing and 
mechanical ventilation and heat recovery systems (MVHR) as specified in the submitted noise 
assessment by Hannan Associates (Ref: P3491/R1d/AGB) dated May 2018 shall be installed within all 
habitable rooms along the western and northern elevations of Blocks A and B and the northern and 
eastern elevations of Blocks C and D. All upgraded glazing and MVHR systems shall be retained in 
perpetuity thereafter.

Reason: To safeguard the amenity of future residents of the site in accordance with the provisions of 
Retained Policy EN17 of the Salford Unitary Development Plan and the National Planning Policy 
Framework.



6. All ducted mechanical ventilation systems shall be designed to achieve a Noise Rating of NR25 in 
bedrooms and NR30 in living rooms (with the exception of units with a terminal in the receiving room 
where the NR values stated above can be relaxed by 5dB).

Reason: To safeguard the amenity of future residents of the site in accordance with the provisions of 
Retained Policy EN17 of the Salford Unitary Development Plan and the National Planning Policy 
Framework.

7. Prior to the first occupation of the residential units hereby permitted, a Site Completion Report 
confirming that all necessary noise attenuation measures identified in the submitted noise assessment 
by Hannan Associates (Ref: P3491/R1d/AGB) dated May 2018 shall be submitted to and approved in 
writing by the Local Planning Authority.

Reason: To safeguard the amenity of future residents of the site in accordance with the provisions of 
Retained Policy EN17 of the Salford Unitary Development Plan and the National Planning Policy 
Framework.

8. Prior to the first occupation of each of the commercial tenancies hereby approved, the applicant shall 
submit to and have approved in writing by the Local Planning Authority an assessment of noise from 
any proposed externally mounted plant and equipment demonstrating that the rating level (LAeq,T) from 
such equipment when operating simultaneously shall not exceed the typical background noise level 
(LA90,T) by more than -5 dB at any time when measured at the boundary of the nearest noise sensitive 
use. Noise measurements and assessments shall be carried out according to British Standard 
4142:2014 - Methods for rating and assessing industrial and commercial sound. ‘T’ refers to any one 
hour period between 07.00hrs and 23.00hrs and any 15 minute period between 23.00hrs and 07.00hrs.

Reason: To safeguard the amenity of future residents of the site in accordance with the provisions of 
Retained Policy EN17 of the Salford Unitary Development Plan and the National Planning Policy 
Framework.

9. Prior to the commencement of the development hereby approved, the applicant shall submit to and 
have approved in writing by the Local Planning Authority a scheme of sound attenuation for all floors 
separating residential and non-residential uses to ensure that internal noise levels within habitable 
rooms do not exceed the following:

LOCATION 07:00 - 23:00
dB LAEQ 16-Hour

23:00 - 07:00
dB LAEQ 8-Hour

23:00 - 07:00
dB LAMAX

Bedrooms 35 30 45
Living rooms 35 - -
Dining Rooms & Dining Kitchens 40 - -

The agreed scheme shall be implemented prior to the first occupation of the development hereby 
approved and maintained thereafter.

Reason: To safeguard the amenity of future residents of the site in accordance with the provisions of 
Retained Policy EN17 of the Salford Unitary Development Plan and the National Planning Policy 
Framework.

10. The use of any air extraction equipment installed in association with the commercial tenancies hereby 
approved shall not commence until detailed plans and specifications of all equipment, including 
measures to alleviate noise, vibration, fumes and odours (and incorporating active carbon filters, 
silencers and anti-vibration mountings where necessary) have been submitted to and approved in 
writing by the Local Planning Authority. 

The agreed measures shall be implemented prior to the first occupation of each commercial tennancy 
and maintained thereafter.



Reason: To safeguard the amenity of future residents of the site in accordance with the provisions of 
Retained Policy EN17 of the Salford Unitary Development Plan and the National Planning Policy 
Framework.

11. Prior to the commencement of development hereby permitted (except for demolition and enabling 
works) a Phase 2 Site Investigation report shall be submitted to and approved in writing by the Local 
Planning Authority. This investigation shall address the nature, degree and extent of any contaminated 
materials on site and identify and assess risks to receptors, focusing primarily on risks to human health 
and the wider environment.  

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

12. Should the Phase II assessment required by Condition 11 identify any unacceptable risks to receptors, 
prior to above ground works commencing, the applicant shall submit to and have approved in writing by 
the Local Planning Authority, a contaminated land remediation strategy.  This strategy shall be prepared 
by a suitably competent person(s) and the development shall thereafter be carried out in full accordance 
with the approved strategy or such varied strategy as may be agreed in writing by the Local Planning 
Authority.

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

13. Pursuant to Condition 11 and prior to the first use or occupation of the development hereby permitted, a 
verification plan shall be submitted to and agreed in writing by the Local Planning Authority.  This plan 
shall detail the evidence, data and information that will be collected to demonstrate (by way of a future 
verification report) that the works set out in the remediation strategy required by Condition 12 have been 
completed.  The plan shall detail any requirements for the long-term monitoring of pollutant linkages, 
maintenance and contingency arrangements.

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

14. Pursuant to Condition 13 and prior to the first use or occupation of the development hereby permitted, a 
Verification Report shall be submitted to and approved in writing by the Local Planning Authority. This 
report shall validate that all required remedial works were completed in accordance with those agreed 
by the Local Planning Authority.

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

15. No development shall take place, including any works of excavation, until a Construction Method 
Statement has been submitted to, and approved in writing by, the Local Planning Authority. The 
approved Statement shall be adhered to throughout the construction period. The Statement shall 
include: 

(i) the times of construction activities on site which, unless agreed otherwise as part of the 
approved Statement, shall be limited to between 9am-6pm Monday to Friday and 9am-2pm 
Saturday only (no working on Sundays or Bank Holidays). Quieter activities which are carried 
out inside buildings such as electrical works, plumbing and plastering may take place outside of 
agreed working times so long as they do not result in significant disturbance to neighbouring 
occupiers;

(ii) details of all site access arrangements including the locations of all ‘Site entrance ahead’ signs. 
All access to the site shall be via North Star Drive only;

(iii) the spaces for and management of the parking of site operatives and visitors vehicles. No 
vehicles may be parked on any arterial routes, specifically the A6 (Chapel Street);

(iv) the storage and management of plant and materials (including loading and unloading activities);
(v) details of how services will be bought into the site. This should not require the closure of the A6 

(Chapel Street) at any time or affect the flow of traffic along this roadway; 



(vi) the erection and maintenance of security hoardings including decorative displays and facilities 
for public viewing, where appropriate; 

(vii) measures to prevent the deposition of dirt on the public highway. If vehicles could potentially 
deposit mud/debris on the public highway, measures should be put in place to ensure that 
street cleansing vehicles are deployed immediately and not just at the end of shifts. If a wheel 
wash is not installed on site, every effort should be made to clean mud/debris from vehicles 
before they leave the site;

(viii) confirmation that signs will be available and deployed immediately in the event of mud/debris 
being deposited on roadways. These signs should advice that roads may be slippery and have 
‘Mud on road’ sub plates;

(ix) measures to control the emission of dust and dirt during excavation and construction; 
(x) a scheme for recycling/disposing of waste resulting from demolition/construction works; 
(xi) measures to minimise disturbance to any neighbouring occupiers from noise and vibration, 

including from any piling activity;
(xii) measures to prevent the pollution of watercourses; and
(xiii) a community engagement strategy which explains how local neighbours will be kept updated on 

the construction process and key milestones and how they can report to the site manager or 
other appropriate representative of the developer, instances of unneighbourly behaviour from 
construction operatives. The strategy shall also detail the steps that will be taken when 
unneighbourly behaviour has been reported. A log of all reported instances shall be kept on 
record and made available for inspection by the Local Planning Authority upon request.

Reason:  In the interests of the amenity of neighbours in accordance with Retained Policies DES7 and 
EN17 of the Salford Unitary Development Plan and the National Planning Policy Framework.

16. The drainage strategy for the site as detailed in the report prepared by Alan Johnston Partnership LLP 
and entitled ‘E7 & E8 Development, Salford - Drainage Strategy’ (reference: E7E8-AJP-ZZ-XX-RP-C-
3010) and associated drawings (as amended to comply with any United Utilities requirements) shall be 
implemented prior to first occupation or use of the development hereby approved unless alternative 
timescales have been agreed in writing by the Local Planning Authority.

Reason: To secure proper drainage and to manage the risk of flooding and pollution in accordance with 
Retained Policy EN19 of the Salford Unitary Development Plan and the National Planning Policy 
Framework.

17. The surface water discharge rate shall not exceed 50% of the existing discharge rate or to greenfield 
equivalent, whichever is the greater.

Reason: To reduce the risk of flooding in accordance with the provisions of Retained Policy EN19 of the 
City of Salford Unitary Development Plan and the National Planning Policy Framework.

18. Prior to the first use or occupation of the development hereby approved, the applicant shall submit to and 
approved in writing by the Local Planning Authority, details of an oil separator or equivalent Sustainable 
Urban Drainage System (SUDS) servicing the on-site car park.

Reason: To reduce the risk of flooding in accordance with the provisions of Retained Policy EN19 of the 
City of Salford Unitary Development Plan and the National Planning Policy Framework.

19. Prior to the first occupation of the residential component of the development hereby approved (or 
alternative timeframe which has been agreed in writing by the Local Planning Authority), a Travel Plan 
shall be submitted to and agreed in writing by the Local Planning Authority. This agreed Plan shall be 
implemented and reviewed in accordance with the timetable embodied therein and shall include as a 
minimum:



 Details of the budget and resources for the implementation and day-to-day management of Plan 
measures;

 Details of the management structure of the Plan and details on an in-house contact;
 A timeframe for the delivery of Plan mechanisms;
 Targets and monitoring arrangements;
 Site specific measures which address specific barriers or take advantage of the opportunities 

presented by the site; 
 Details of the measures to encourage walking and cycling to/from the site; 
 A site specific travel pack provided to residents upon occupation. This pack should highlight all 

transport options available to the site; and
 Details of what site specific incentives are being used to encourage sustainable travel to/from the site.

Reason: To ensure that the increased movements to/from the site as a result of the development do not 
impact upon the local highway network in accordance with Retained Policy A8 of the Salford UDP.

20. All redundant access points leading into the site shall be reinstated as continuous footway to the 
satisfaction of the Local Planning Authority.

Reason: To ensure the provision of a continuous footway around the perimeter of the site in accordance 
with Retained Policy A8 of the Salford Unitary Development Plan and the National Planning Policy 
Framework.

21. Notwithstanding the provisions of Condition 2 of this permission and prior to the commencement of 
construction, the applicant shall submit to and have approved in writing by the Local Planning Authority 
details of:

(i) The extent of the stopping up of the adopted highway and the proposed stopping up process;
(ii) The extent of new highway to be adopted. This new highway shall then be adopted prior to the first 

occupation of the development hereby approved;
(iii) Those areas of the car park immediately adjacent to exits that will be hatch marked in order to 

maximise access and reduce vehicle/pedestrian conflicts; and
(iv) The specifications of bicycle parking facilities.

The agreed measures shall be implemented prior to the first occupation of the development hereby 
approved and maintained thereafter.

Reason: To ensure the appropriate layout of new roads, access way and parking facilities in accordance 
with the provisions of Retained Policy A8 of the Salford Unitary Development Plan and the National 
Planning Policy Framework.

22. Notwithstanding the provisions of Condition 2 of this permission and prior to the first occupation of the 
development hereby permitted, the applicant shall submit to and have approved in writing by the Local 
Planning Authority, a revised landscape plan in accordance with Dwg. No. HED.1257.E7E8.GF.201, 
Revision F entitled ‘Public realm/ground floor general arrangement plan’ prepared by Hyland Elgar Driver 
and dated 18 January 2026 (sic) but amended to show the relocation of trees upon the Islington Street 
footway to the adjacent grassed verge. 

Reason: To ensure an appropriate landscape treatment in accordance with the provisions of Retained 
Policy DES9 of the City of Salford Unitary Development Plan and the National Planning Policy 
Framework.

23. Prior to the first occupation of the development hereby permitted, the applicant shall submit to and have 
approved in writing by the Local Planning Authority, a Refuse Management Plan. This plan shall detail:

(i) How bins will be moved from the bin stores to the highway;
(ii) Where bins will be temporarily located on the highway (the ‘holding area’) immediately prior to and 

post collection; and
(iii) Where refuse vehicles will park to collect bins from holding areas.



All bins must then be returned to bin stores as soon as practicable after collection.

Reason: To ensure appropriate mechanisms are in place to manage waste collections and ensure no 
resultant amenity impacts in accordance with the provisions of Retained Policy DES7 of the Salford 
Unitary Development Plan and the National Planning Policy Framework. 

24. No development shall take place until a programme of archaeological works in accordance with a Written 
Scheme of Investigation (WSI) has been submitted to and approved in writing by the Local Planning 
Authority. The development shall not be occupied until the programme of archaeological works has been 
completed in accordance with the approved WSI. The WSI shall include the following: 

(a) A phased programme and methodology of site investigation and recording to including: 

(i) targeted field evaluation trenching;
(ii) (depending upon the evaluation results) a strip map and record exercise; and
(iii) targeted open area excavation.

 (b) A programme for post-investigation assessment including: 

(i) analysis of the site investigation records and finds; and
(ii) production of a final report detailing the significance of the archaeological and historical interest 

represented. 

(c) Provision for publication and dissemination of the findings and a report on the site investigation; 
(d) Provision for archive deposition of the report, finds and records of the site investigation; and 
(e) Nomination of a competent person(s)/organisation to undertake the works set out within the approved 
WSI.

Reason: To ensure the appropriate recording of any archaeological remains found on site in accordance 
with the provisions of Retained Policy CH5 of the Salford Unitary Development Plan and the National 
Planning Policy Framework.
 

25. Prior to first occupation of the development hereby permitted the turning head as shown on drawing 
number HED.1257.E7E8.GF.201 Rev G (Public Realm/Ground Floor General Arrangement Plan) shall be 
implemented in full and retained as such thereafter.

Reason: In the interests of the safe and efficient operation of the highway network and to minimise 
potential conflicts between pedestrians, cyclists and other road users in accordance with policies DES2, 
A2 and A8 of the City of Salford Unitary Development Plan and the National Planning Policy Framework.

Notes to Applicant

1. The applicant should consider providing shared electric vehicle charging facilities on site to encourage the 
uptake and use of ultra-low emission vehicles. This is advocated by Paragraph 35 of the National Planning 
Policy Framework, the GMSF and IAQM/EPUK guidance on air quality and planning.

2. The applicant is to enter into a S278 legal agreement with the Local Highways Authority and provide the 
funding necessary to facilitate all required highways works. This includes the provision of new Traffic 
Regulation Orders (TROs) along surrounding streets including, but not limited to, the provision of line 
marking and signage as required, the provision of a 20mph speed limit along both Islington Street and North 
Star Drive, the provision of a loading bay and the relocation of existing car parking spaces along North Star 
Drive. This agreement shall also include the relocation of any street lighting, drainage or other utility 
services affected by the development. 

A Dilapidation Survey shall be undertaken following the completion of the development to ensure the 
adopted footway and carriageway has not been damaged. 

Useful contacts

Dilapidation Survey: 



 The developer shall contact John Horrocks to arrange a full dilapidation/condition survey of all 
adopted highways surrounding the site prior to works commencing. Tel: 0161 603 4046.

Highway Permits/Licensing:

 Applications for all forms of highway permits/licenses shall be made in advance of any works being 
undertaken on the adopted highway. Note: NO boundary fencing shall be erected or positioned on 
any part of the adopted highway without first seeking the relevant permits/licenses from the Local 
Highway Authority. Tel: 0161 603 4046

General Highway Information:

 Requests for general Information regarding the adopted highway network shall be directed to the 
Local Highway Authority - John Horrocks - 0161 603 4046

S278 Works: 

 The developer should contact Neil Ashmall on 0161 779 4883 to discuss all S278 arrangements. 

Traffic Management:

 The Developer should contact Rob Owen on 0161 779 4848 to discuss all traffic management 
arrangements.

3. The property owner is encouraged to provide bat and bird boxes on site in order to promote its habitat 
value. 

4. The applicant’s attention is drawn to the Phase 1 land contamination report submitted in support of the 
application which identifies a MODERATE RISK OF UNEXPLODED ORDINANCE on site. This should be 
investigated prior to any intrusive ground works being undertaken.

5. The applicant is reminded of his/her obligation to adhere to the regulations of Part 2A of the Environmental 
Protection Act 1990, the National Planning Policy Framework 2012 and current Building Control Regulations 
with regards to contaminated land. Responsibility to ensure the safe development of contaminated land 
rests primarily with the developer.

6. With respect to gas protection measures, the applicant’s attention is drawn to BRE 414 - Protection 
Measures for Housing on Gas-Contaminated Sites.  In addition, the requirements of BS8845:2015 (Code of 
Practise for the design of protective measures for methane and carbon dioxide ground gases for new 
buildings) should be adhered to with regard to installations and the verification requirements of CIRIA C735 
(Good Practice on the Testing and Verification of Protection Systems for Buildings Against Hazardous 
Ground Gasses) will also need to be submitted.  

Verification of gas protection systems must be undertaken during the construction process otherwise the 
applicant may not be able to discharge related conditions. 

7. The developer should be aware of the provisions of the Water Act 2010. This Act requires drainage systems 
which serve more than one property or which cross ownership boundaries and communicate water to the 
public sewer system to be adopted by the sewerage undertaker (United Utilities). United Utilities may prefer 
other SUDs systems.

8. A public sewer crosses the site and as such the applicant should liaise with United Utilities with regard to 
building over or diverting this sewer. Please also note United Utilities consultation response dated 19 June 
2018 on the electronic case file.

9. The developer should be aware of the matters noted in Sections 3.3, 4 and 5 of the Crime Impact Statement 
submitted in support of the application (ref.: 2018/0239/CIS/01, Version B dated 18 May 2018). This 
includes, but is not limited to, the need to ensure that all residential lobbies are secure and all mail boxes 
are located therein.




