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

APPLICATION No: 18/72242/FUL
APPLICANT: Bradley Manor Limited
LOCATION: 28 King Street & 49-51 Queen Street, Blackfriars, Salford M3 7DG
PROPOSAL: Demolition of existing and former light industrial/commercial 

units and construction of a residential-led mixed-use 
development ranging from 7-14 storeys and comprising 104 
apartments (Use Class C3) and ancillary communal and amenity 
spaces, a commercial unit (A1, A2, A3, B1, D1) and bicycle store.

WARD: Ordsall

Description of site and surrounding area 

The subject site is located on the northern side of King Street, Greengate. Measuring approximately 800 square 
metres, the site is irregular in shape and also fronts Queen Street to the north. Two single storey brick buildings 
stand on site. These buildings previously accommodated commercial and light industrial uses though are now 
vacant.

To the west of the site stands a two-storey brick office building and an associated car park. Immediately to the 
north of this is a Council operated car park. This car park may be accessed off Queen Street.



To the south of the site, across King Street, stands Spectrum. This recently completed residential development 
comprises a number of towers and extends eastward to Viaduct Street. To the north of this lies an expansive 
commercial car park. This car park extends to Queen Street to the north and Blueprint Studios to the east. This 
three-storey locally listed music and artist’s studio adjoins the subject site together with an associated car park.

To the north of site, across Queen Street and on the corner of Collier Street, stands a single-storey brick 
warehouse. Beyond this stands the Grade II listed Eagle Inn and the Grade II* listed Former Public Baths.

Description of proposal 

This application seeks permission to construct a part 7, 9, 11, 13 and 14 storey mixed-use building on site. The 
lower elements of this building would occupy the eastern part of the site and the higher elements the rear and 
western parts. 

At ground floor level the building would comprise a 102 square metre commercial tenancy fronting onto Queen 
Street, a bin holding room and bin store accessed off King Street, a 72-space secure bicycle store and 
resident’s facilities, including co-working space, lounge, kitchen, dining room and utilities. A communal amenity 
space and greenhouses would also be provided at first floor level together with two communal terraces at eighth 
and 13th floor levels.

Of the 104 proposed apartments, 50 would comprise one bedroom, 48 would comprise two bedrooms and six 
would comprise three bedrooms. The smallest two bedroom apartment would measure 48 square metres and 
the smallest three bedroom apartment would measure 84 square metres.

For the most part, the building would be finished in facing brick and feature generously sized window openings. 
The east and west-facing gable end walls would also feature rows of recessed panels generally reflecting the 
proportions of the windows upon the north and south elevations. These panels would be setback 100mm behind 
the gable walls and feature raked mortar joints. The gable walls would be setback from property boundaries 
between 60mm and 350mm to allow for the independent redevelopment of adjoining sites in the future.

Publicity

Site notice: Two public notices were displayed on site on 14 August 2018. One notice was placed adjacent to 
the King Street frontage and the other adjacent to the Queen Street frontage.
Reason: Wider publicity and on the basis that the development could impact upon the settings of nearby listed 
buildings.

Press advert: Manchester Weekly News, Salford Edition, 23 April 2018
Reason: Wider publicity and on the basis that the development could impact upon the settings of nearby listed 
buildings.

Neighbour notification 

Notice of the application was sent to 236 surrounding properties on 3 September 2018. 

Representations 

Six objections were received in response to the application. The concerns of objectors are:

From the residents of Spectrum:

 The development represents the further proliferation of apartment buildings in this area. Such buildings 
are not representative of the historic character of Greengate; 

 The impact of the development upon local heritage assets, including Blueprint Studios, Eagle Inn and 
the Former Public Baths; 

 The impact of the development upon the viability of surrounding businesses, including Blueprint Studios 
and Eagle Inn; 

 The cumulative impacts of the residents of the building upon local infrastructure, including health 
services, public transport and roadways; 



 The impact of the development upon the general amenity and health/well-being of existing surrounding 
residents, including by way of loss of outlook and loss of daylight;

 Overlooking;  
 The development will create further traffic congestion along surrounding streets; and
 The disturbance and inconvenience caused to surrounding residents during the construction phase. 

From the owner/occupier of 55 Queen Street immediately to the west: 

 The proposed building would undermine the development potential of 55 Queen Street due to the 
positioning of balconies adjacent to the boundary (at eighth and 13th floor levels). These balconies 
should be deleted; and

 The development contravenes the provisions of Retained Policies DES7 (Amenity of users and 
neighbours) and EN17 (Pollution control) of Salford Unitary Development Plan (UDP). 

From Blueprint Studio immediately to the east:

 The proposed development is not consistent with the lower scale forms envisaged in this location by the 
Greengate Regeneration Strategy (February 2018); 

 The scale of the proposed building is excessive;
 The building will reduce daylight to an existing artist's space within Blueprint Studio. The natural lighting 

of this space is a key attraction/benefit to artists;
 It is very difficult to mitigate the low-frequency noise generated by construction equipment and this will 

impact upon Blueprint Studios’ business operations; and 
 The impact of Blueprint Studios’ operations upon the general amenity of the future residents of the 

building, in particular by way of noise.

Site history

No planning applications have previously been lodged for this site.

Consultations

The following responses have been received from consultees -

 Design for Security - The physical security measures noted in Section 4.0 of the Crime Impact 
Statement (CIS) submitted in support of the application should be incorporated into the building. 

 Drainage Officer (Urban Vision) - The site measures less than one hectare and is located in Flood Zone 
1. Given this, a Flood Risk Assessment (FRA) is not required. Residential uses are classed ‘More 
Vulnerable’ in Flood Zone 1 though are acceptable. There is a risk the adjacent carriageway could flood 
though the site itself is not at risk. Notwithstanding this, any reservoir failure could result in up to 300mm 
surface water flooding across the site. Ground levels within one metre of the site should not be altered. 
All gardens should be under-drained to prevent discharge onto the ground. Infiltration is not appropriate 
here on the basis this could mobilise any contaminated materials which may be present. No objection 
subject to the conditions.

 Environment Agency - The proposed development could mobilise any contaminated materials which 
may be present on site. This, in turn, could pollute ground waters. An appropriate remediation strategy 
is required. 

 Environment Officer (Urban Vision) - Air: The site is located within the bounds of the Council’s Air 
Quality Management Area (AQMA). As such, this application represents the introduction of new 
sensitive receptors into an area where air pollution is known to exceed European and national 
standards. The primary sources of pollution are the A6041 (Blackfriars Road) and A6042 (Trinity Way). 
The proposed building would be located within 44 metres of both these roads. Dispersion data 



submitted in support of the application shows however that Nitrogen Dioxide (NO2) levels would be well 
below accepted standards when measured at the façades of the building. As such, future residents are 
not likely to be exposed to excessive levels of NO2. On the basis no car parking spaces would be 
provided on site, the development will not itself impact upon local air quality.  

Noise: The adjacent roadways and Blueprint Studios immediately to the east are the primary sources of 
noise. The internal communal amenity space at first floor level would be screened from these sources 
by the upper levels of the building. Upper level balconies would however be exposed to a greater level 
of noise. 

The noise assessment submitted in support of the application confirms that standard thermal glazing 
would be sufficient to limit the transfer of noise from surrounding sources. Any operable windows facing 
either Blackfriars Road or Trinity Way would not however limit noise though it is noted that mechanical 
ventilation systems will also be installed. These systems remove the need to open windows to ventilate 
apartments and, in turn, assist in reducing noise impacts.
 
A number of balconies on the north, south and west elevations would be exposed to noise levels as 
high as 61dBA. Solid screens on these balconies would assist in lowering noise levels though not below 
accepted standards. Notwithstanding this, future residents might view this impact as an acceptable 
compromise given the proximity of local services/facilities/conveniences. It is considered that balcony 
screening is not necessary.
 
Blueprint Studios generally operates between 8.00am and 8.00pm Monday to Saturday though 
occasionally operates up to 11.00pm. On the basis that the proposed building would be constructed of 
brick and immediately facing windows would be thermally glazed and capable of achieving 30 dB Rw 
CTR, it is considered that any noise generated from Blueprint Studios would not unreasonably impact 
upon the general amenity of future residents. 

 Highways Officer (Urban Vision) - Following discussions with the applicant regarding the configuration 
of the ground level of the building and the subsequent deletion of car parking spaces and the provision 
of a bin holding room, the Council’s Highways Officer advised that the ground level plan upon which this 
assessment is based is acceptable. 

The Highways Officer also stated that no additional Traffic Regulation Orders (TROs) were required in 
close proximity to the site. This is on the basis that sufficient restrictions already apply. Importantly, the 
Highways Officer also stated that sufficient space exists on-street to accommodate the needs of Blue 
Badge holders. 

The applicant should upgrade the footways surrounding the site to ensure they are fit for purpose. This 
includes removing all redundant crossovers and providing tactile indicators at the King Street/Queen 
Street intersection. 

The Travel Plan budget nominated by the applicant (£6,700) is sufficient to fund the marketing of the 
Plan and provide residents with a limited number of bus/Metrolink passes.  

 Greater Manchester Archaeological Advisory Service (GMAAS) - Though the archaeological report 
submitted in support of the application is generally unsatisfactory, its recommendations (including 
further on site survey work) are acceptable. No objection subject to a condition. 

 Historic England - No comment

 Land Contamination Officer (Urban Vision) - The site has a history of industrial use. The preliminary 
geo-environmental assessment submitted in support of the application states that contaminated 



materials may be present on site. As such, further intrusive investigations are required. No objection 
subject to the conditions listed overleaf. 

 United Utilities - No objection subject to conditions being included on any permission issued requiring 
foul and surface water to be drained separately and the provision of a sustainable drainage system on 
site. To ensure a constant water supply, 24-hour storage capacity should also be provided on site. The 
applicant may also be required to contribute to any necessary mains extensions to accommodate the 
development. 

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 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 ST15 - Historic Environment
This policy states that historic and cultural assets that contribute to the character of the city will be preserved 
and, wherever possible and appropriate, enhanced.

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 and Ordsall Lane Riverside Corridor).

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 DES5 - Tall Buildings
This policy states that tall buildings will be permitted where: the scale of the development is appropriate; the 
location is highly accessible; the building would positively relate to adjacent public realm; is of high quality 
design; makes a positive contribution to the skyline; would not detract from important views; would not cause 
unacceptable overshadowing or overlooking, detrimental to the amenity of neighbouring occupiers; be no 
unacceptable impact on the setting of a listed building or value of a conservation area; be no unacceptable 
impact on microclimate; be no unacceptable impact on telecommunications; and there would be no 
unacceptable impact on aviation safety.

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 E5 - Development Within Established Employment Areas
This policy states that planning permission will only be granted for the reuse or redevelopment of sites or 
buildings within an established employment area for non-employment uses where the development would not 
compromise the operating conditions of other adjoining employment uses, and where one or more of the 
following apply:

a) The developer can demonstrate there is no current or likely future demand for the site for 
employment purposes
b) There is a strong case for rationalising land uses or creating open space
c) The development would contribute to the implementation of an approved regeneration strategy or 
plan for the area; and
d) The site is allocated for another use in the UDP.

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 DEV5 - Planning Conditions and Obligations
This policy states that development that would have an adverse impact on any interests of acknowledged 
importance, or would result in a material increase in the need or demand for infrastructure, services, facilities 
and/or maintenance, will only be granted planning permission subject to planning conditions or planning 
obligations that would ensure adequate mitigation measures are put in place.

Unitary Development Plan DEV6 - Incremental Development
This policy states that planning permission for incremental development will not be granted on sites within or 
immediately adjacent to an area identified for major development that would unacceptably hamper or reduce the 
development options for that wider area.

Other material planning considerations

National Planning Policy

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

Local Planning Policy

Greengate Regeneration Strategy (February 2018)
In March 2014 the Council adopted the Greengate Regeneration Strategy. This replaced the Exchange 
Greengate Planning Guidance (2007). The Strategy was prepared at a time when market conditions were not 
favourable. These conditions have since improved and as such a revised Greengate Regeneration Strategy has 
now been adopted (February 2018).

The new Strategy encourages residential-led, mixed-use developments in this area. Paragraph 7.3 states that in 
key area a mix of uses should be provided at ground floor level to ensure a dynamic street scene. 

The Strategy also states that new public realm in the area should integrate with surrounding historic structures.

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.



Supplementary Planning Document - Planning Obligations
This policy document expands on the policies in Salford’s Unitary Development Plan to provide additional 
guidance on the use of planning obligations within the city. It explains the city council’s overall approach to the 
use of planning obligations, and sets out detailed advice on the use of obligations in ensuring that developments 
make an appropriate contribution to: affordable housing, open space, education, transport, public realm, and 
other infrastructure and services where appropriate. 

Supplementary Planning Document - Established Employment Areas
This document contains a number of polices that promotes sustainable economic growth, which both enhances 
prosperity and reduces inequalities.  The document encourages the provision of a wide range of employment 
opportunities, having regard to evidence based conclusions on need and demand.

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 development plan.
 
It is considered that those policies of the development plan relevant to this application can be afforded due 
weight given the criteria of each is consistent with the related policies of the NPPF.

The principle of the development

The NPPF expresses a clear presumption in favour of sustainable development and states that there are three 
dimensions to this; economic, social and environmental. In order to achieve sustainable development, 
economic, social and environmental gains must be realised jointly and simultaneously. 

This application represents the consolidation of an existing brownfield site within the bounds of the Regional 
Centre and within close proximity to a variety of facilities, amenities and employment opportunities. Local bus 
services along Blackfriars Road and Chapel Street provide access to various facilities, services and 
employment opportunities further afield. In addition to this, Salford Central Railway Station is also within walking 
distance.

Given this, it is considered that the proposed development represents a sustainable site for development in 
accordance with the overarching objectives of the NPPF and the provisions of Retained Policy MX1 of the 
Salford UDP. This policy specifically encourages new housing in this area together with a range of other uses in 
order to create a vibrant mixed-use precinct.

A new residential building upon this site is also envisaged by the Greengate Regeneration Strategy (February 
2018). The ‘Opportunities and Constraints’ chapter of this Strategy shows that the site and adjacent plots to the 
north, west and east (beyond Blueprint Studios) would ideally accommodate residential buildings. This, together 
with Spectrum immediately to the south, places the site at the centre of a future residential precinct. 

Importantly, Section 4.4 of the Strategy shows that the site is not subject to any particular constraints. This is 
notwithstanding it is adjacent to Blueprint Studios. The Strategy states that this culturally significant and 
internationally renowned use will, together with the nearby Eagle Inn, be the focal points of a new music-based 
industry in this area. Whilst this may conflict with new residential uses here, the effects of music-related uses 
upon the general amenity of future residents can reasonably be mitigated. This point is discussed later in this 
report (refer ‘Amenity impacts’). Importantly, the NPPF recognises the need to safeguard existing business 



operations, particularly where this may be undermined by the introduction of new sensitive receptors such as 
that now proposed.

Whilst it is important to safeguard the operations of Blueprint Studios and Eagle Inn, it must also be recognised 
that in accordance with the Strategy the prevailing land use character of this area is changing. Again, any 
conflicts between uses must however be appropriately managed and the recommended conditions of the 
Council’s Consultant Environment Officer seek to ensure this.

Section 5.4 of the Strategy states that the success or otherwise of this area is, in part, dependent upon the 
provision of higher-density housing appropriate to the location. In the context of the adjacent locally listed 
Blueprint Studios and the provisions of Retained Policy CH8 of the Salford UDP, it is considered that a 
restrained building form is necessary. This is confirmed by Section 7.5 of the Strategy which shows that the 
subject site could accommodate a smaller form directly opposite Blueprint Studios and medium height forms 
elsewhere on site. On the basis the proposed building would comprise a seven-storey element opposite 
Blueprint Studios and higher elements up to 14 storeys elsewhere on site , it is considered that it generally 
accords with the provisions of the Strategy as it relates to building heights. 

Importantly, in accordance with the provisions of Retained Policy DEV6 of the Salford UDP, it is also considered 
that the proposed building does not represent incremental development. Such development is opposed on the 
basis that it could undermine the achievement of broader precinct-wide regeneration objectives.

In this case, it is considered that the proposed building is consistent with the overarching objectives of the 
Strategy. This includes in terms of both its use and form. Whilst concerns have been raised with regard to the 
impact of the building upon the development potential of the immediately adjacent plots to the west, it is 
considered that the building would not affect this. To this end, the proposed building would not feature any 
facing boundary windows or other sensitive elements which may, in turn, restrict the form of adjacent future 
buildings. On the basis that the western gable wall of the building would be blank, the development 
opportunities of the adjacent plots would indeed be maximised, at least to a certain height. Given this, any future 
buildings upon adjacent plots would not need to be setback from the common boundary. 

Importantly, the building would be off-set from site boundaries between 60mm and 350mm and footings set 
back up to 1.5 metres. This ensures that future adjacent buildings could be built independently and without 
interfering with the proposed building. 

On this basis, and given the building generally accords the overarching provisions of the Strategy, it is 
considered that it does not represent incremental development. Indeed, the proposed building would assist in 
achieving the regeneration objectives of the Strategy.

Whilst the proposed development would result in the loss of two small scale employment buildings, it is noted 
that, in the context of the Strategy in particular, the existing uses are not making best use of the site and their 
loss is therefore acceptable. Importantly, alternate sites for these uses exist in close proximity to the north along 
and adjacent to New Bury Road. These sites also benefit from more comfortable vehicle access than does the 
subject site. To this end, the road network surrounding the site is narrow and features a number of tightly 
configured junctions. 

Accepting this, the key test for consideration in accordance with the provisions of Retained Policy E5 of the 
Salford UDP is whether or not the proposed use would impact upon the operating conditions of existing 
surrounding businesses. This test is perhaps best applied to Blueprint Studios and, to a lesser extent, Eagle Inn.

Whilst Blueprint Studios in particular has the potential to generate significant noise, the Council’s Environment 
Officer has advised that only two previous complaints have been received from surrounding residents and these 
followed a single isolated incident.

The facing elevation of the proposed building would be finished in brick. Only upper levels would feature 
windows. The Environment Officer advises that brick is a suitable insulating material and as such would provide 
the noise mitigation necessary to safeguard resident’s general amenity. Windows would also be acoustically 
treated to limit the transfer of noise. 

It is considered therefore that future residents would not be subject to excessive noise. This would, in turn, limit 
amenity effects and the likelihood of future complaints from residents. This, in turn, assists in safeguarding the 



on-going operations of Blueprint Studios in accordance with the provisions of Retained Policy E5 of the Salford 
UDP.

Dwelling mix

Policy HOU1 of the Council’s Housing Planning Guidance states that apartments are the most appropriate form 
of housing in this area. This is on the basis that the site is located within the bounds of the Regional Centre and 
as such is highly accessible. 

Policy HOU2 of the 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 ensures that 
apartments can reasonably be adapted to suit the changing needs of occupants.

The building would comprise 104 apartments. Of these, 54 (or 52%) would comprise two or more bedrooms and 
the remaining 50 (48%) would comprise one bedroom. Given this, the development accords with the provisions 
of Policies HOU1.

Importantly, 11 two-bedroom apartments would measure less than 57 square metres. This represents 20% of 
the total number of two/three bedroom apartments. All remaining two/three bedroom apartments would be no 
less than 57 square metres and as such comply with (or in many cases exceed) the requirements of Policy 
HOU2. This includes 19 two-bedroom apartments (or 39% of the total number of these units) exceeding 60 
square metres.

Of those two-bedroom apartments measuring less than 57 square metres, it is noted that all bedrooms would be 
no less than eight square metres in accordance with the Nationally Described Space Standards (NDSS). Living 
spaces would measure 22 square metres. The NDSS does not specify minimum size living spaces. In this case, 
the living spaces of smaller apartments should be considered alongside the additional communal spaces 
provided at ground and first floor levels. This includes living, dining and working areas as well as external 
amenity space.

Whilst ideally all apartments would satisfy the minimum size requirements of Policy HOU2 it is considered that 
the overall mix is acceptable. Importantly, these apartments do not feature typical circulation spaces (such as 
hallways). It is the absence of these spaces, rather than the sizes of habitable rooms, which reduces the overall 
sizes of the apartments below that preferred by Policy HOU2. On this basis, it is considered that these smaller 
apartments would nevertheless provide future residents with a satisfactory level of amenity together with the 
aforementioned internal and external communal spaces on site.

Built form

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. 

As previously noted, in the context of the Strategy and given the sustainability credentials of the site, it is 
considered that the basic scale and varied heights of the proposed building are acceptable. Importantly, it is 
considered that the proposed scale/heights appropriately respond to the existing and envisaged future built form 
character of this area. Again, the Strategy shows that this area will largely comprise medium scale forms and it 
is considered that the proposed building generally provides for this.

Importantly, it is considered that the building also accords with the provisions of Retained Policy DES5 of the 
Salford UDP. This policy seeks to ensure that tall buildings are appropriate to their context and location and are 
in highly accessible locations. Again, it is considered that the sustainability credentials of the site warrant a 
higher scale building here and this is also supported by the Strategy. 

Retained Policy DES5 states that tall buildings should be high-quality and not generate adverse microclimate 
effects. It is considered that the varied heights and textural finishes of the building will ensure a high-quality 
presentation to the street and contribute positively to the city’s skyline. This includes the atypical gable roof 
forms which would provide added visual interest.



In addition to this, it is noted that the wind assessment submitted in support of the application confirms that no 
significant effects will be generated by the building. This ensures a comfortable pedestrian environment and the 
safe use of upper level terraces in accordance with the provisions of Retained Policy DES5. 

To further safeguard pedestrian comfort, the residential entries into the building will be recessed. This will 
provide cover from any residual winds directed downwards by the building. In accordance with the wind 
assessment, any such downward forces would also be reduced in speed by the articulated form of the building. 

The recessed entries would, for the most part, be adjoined by active elements. Along the Queen Street frontage, 
this includes a resident’s lounge and dining room as well as the aforementioned commercial tenancy. Along the 
King Street frontage, this includes a co-working space. On the basis that the Queen Street frontage would be 
adjacent to a future open space on the corner of Queen and Collier Streets in accordance with the Strategy, it is 
considered that the more extensive activation of this frontage is necessary. The reduced activation of the King 
Street frontage is considered to be acceptable in this instance given it will not, in the future, act as a primary 
pedestrian route extending through the area. These routes are located to the north and east.

Perhaps the key built form issue for consideration is the treatment of the west-facing gable end wall. In 
response to this element, Places Matter! stated: 

The elevational treatment and massing as now presented respond very well to the contextual analysis. 
In further considering materiality and colour …you have now opted for a dominant brick façade …and 
the subtle variation of the mortar colour allows for differentiation whilst maintaining a single composition. 
We are supportive of this approach.

…you have introduced recessed brickwork… This gives a combination of recess and fenestration which 
we welcome and avoids a blank gable whilst maintaining future flexibility… 

Whilst the western (and part of the eastern) gable end wall would be blank, it would feature a variety of textural 
finishes in order to create added visual interest as shown below:

These images show the effects of using different colour mortars with the same facing brick. It is this variation 
which would underpin the presentation of the gable end walls together with the aforementioned recessed 
panels. These panels match the proportions of the openings upon the north and south elevations and give the 
impression of bricked in windows. Whilst not active, it is considered that these panels provide for a sufficient 
degree of visual interest. Importantly, the panels would be setback 100mm from the gable walls to ensure added 
depth and shading. Whist a deeper recess would further maximise these effects, it is understood that this would 
undermine the structural integrity of the walls and require additional supports. This, in turn, would reduce the 
internal dimensions of adjacent rooms, albeit only marginally.

Though it is not known when/if the adjacent plots to the west will be developed, in accordance with the Strategy, 
it is likely that this will occur in the future. To this end, the west-facing gable end wall would, in time, be 



concealed from view behind new structures. Notwithstanding this, it is considered that the proposed finish of the 
wall is appropriate both in a design sense and also as this relates to the future vision of the Strategy. Again, this 
includes a medium-scale form upon the adjacent plots and the provision of a blank wall alongside these would 
facilitate this.

In the interests of maximising the development potential of the site, and in the interests of achieving the 
overarching objectives of the NPPF and the Strategy, it is considered that an inactive, albeit visually interesting 
facing façade, should be accepted. 

Importantly, whilst the lower levels of the eastern gable wall would also be blank, these elements would be less 
prominent given all would be in part concealed from view behind Blueprint Studios. Though this blank wall would 
remain visible, in the context of the form and finish of Blueprint Studios, it is considered that the proposed 
treatment of the gable wall is acceptable. Importantly, this treatment not only provides for an appropriate built 
form response but would also assist in insulating future residents from any noise generated from Blueprint 
Studios.

In accordance with Retained Policy CH8 of the Salford UDP, impacts upon Blueprint Studios (a locally listed 
building) are a material planning consideration. This building is the primary architectural element of Queen 
Street and as such new development adjacent to it must be appropriately designed and detailed.

The immediately adjacent element of the proposed building would stand to a height of seven storeys only. This 
element would however be visually separated from Blueprint Studios behind a small car park. This car park 
provides a degree of visual relief and reinforces the primacy of Blueprint Studios. To this end, sufficient space 
would be retained around this heritage asset so as to ensure that the proposed building did not overwhelm it or 
present as a dominant element of the streetscape. Importantly, when viewed from Collier Street and the future 
public spaces adjacent to it in accordance with the Strategy, Blueprint Studios would remain the key focus. This 
is on the basis that the higher elements of the proposed building would be setback behind the primary street 
wall of Blueprint Studios. Importantly, the proposed building would also be finished in generally matching 
brickwork to complement and enhance the character of this heritage asset.  
The below image shows the relationship of the proposed building to Blueprint Studios. 



Although Blueprint Studios would be visually separated, it is considered that the height of the adjacent element 
of the proposed building would provide an appropriate transition upward in height between the two forms. To 
this end, were the vacant parcel (car park) ever developed, it could reasonably accommodate a form which 
provided a comfortable step up between Blueprint Studios and the proposed building. This might be a five/six 
storey form.

In accordance with Retained Policy CH2 of the Salford UDP, it is also considered that the proposed building 
would not impact upon the settings of nearby national listed buildings. This includes the Grade II Eagle Inn and 
Grade II* Former Public Baths to the north and the Grade II Black Friars Public House and Grade II* 
Manchester Tennis and Racquet Club to the south-west and south respectively.

The immediate surrounding area has undergone significant change in recent years and this change is expected 
to continue over the course of the plan period. This will, and has, resulted in the construction of a number of 
larger scale buildings in this area. These buildings typify the future vision of the Strategy and embody the 
principles of sustainable development. 

These new forms have significantly altered the settings of the aforementioned listed buildings, in particular Black 
Friars Public House and Manchester Tennis and Racquet Club, both of which now form part of, or adjoin, larger 
scale residential buildings.

Given the relationship of the site to both these buildings and the fact that higher forms (including Spectrum) now 
stand between it and these heritage assets, the proposed development could not readily be appreciated 
together with either heritage building and therefore would not cause harm to their respective settings. 

The proposed building would however be located much nearer to both the Former Public Baths and Eagle Inn a 
short distance to the north. Given however the separation distance which would exist between these buildings, it 
is considered that less than substantial harm would be caused to the settings of these heritage assets. This 



viewpoint considers not only the existing condition of the area but also the proposed future condition, as detailed 
in the Strategy.

Again, the Strategy envisages a number of medium scale forms in this area, including in much closer proximity 
to both the aforementioned heritage assets. In this context, it is considered that the proposed building would 
itself cause less than substantial harm to the settings of these buildings.

In accordance with Paragraph 196 of the NPPF, where less than substantial harm is caused, this should be 
weighed against the public benefits of the development, including securing the optimum viable re-use of the 
land.

In this case, whilst the development would not itself generate direct public benefits, it would generate a public 
realm contribution (see later in report) and this would be put towards the delivery of the public works envisaged 
by the Strategy. In addition to this, the use of the land for residential purposes is considered to be optimum, not 
only in accordance with the principle of sustainable development but also the provisions of the Strategy. To this 
end, it is considered that the benefits generated by the development and the appropriateness of the proposed 
use outweigh any residual impacts upon the settings of either the Former Public Baths or Eagle Inn. Again, 
these settings continue to be subject to significant change and the proposed building would be a peripheral 
element only of this.

It is considered that the basic scale and design detailing of the proposed building is appropriate in the context of 
this Regional Centre site and with regard to the provisions of the Strategy and Retained Policies DES1, DES5, 
CH2 and CH8 of the Salford UDP and the related paragraphs of the NPPF.

Amenity impacts

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.

Though the site is located within the bounds of the Council’s Air Quality Management Area (AQMA), the 
Council’s Environment Officer has advised that future residents will not be exposed to excessive levels of 
pollution. This is on the basis that the NO2 generated by passing vehicles will have dispersed/reduced below 
accepted standards before drifting across the site. 

Importantly, on the basis that no car parking would be provided on site, it is considered that the development 
would not itself impact upon local air quality. Whilst it is anticipated that the development would nevertheless 
generate some demand for on-street parking space, it is considered that the absence of parking facilities on site 
would discourage vehicle ownership. This, in turn, would assist in maintaining local air quality.

The absence of car parking also allows for the better use of the ground floor of the building. This includes the 
provision of co-working space, resident’s lounge, kitchen, dining room and utilities. These facilities, together with 
the first floor communal amenity space and upper level balconies and terraces, would add significantly to future 
resident’s general amenity and sense of community.

It is considered that the internal configuration of the building is also acceptable. To this end, each apartment 
would feature appropriately sized living spaces and residents would benefit from a sufficient degree of outlook 
via generally generously sized windows. A number of apartments would also feature balconies and all residents 
would have access to the aforementioned communal facilities. Importantly, upper level in-board apartments 
would also overlook the first floor communal amenity space and benefit from longer distance views over 
Blueprint Studios and beyond. 

Though Blueprint Studios operates well into the evening and can generate noise at this time, given the 
proposed building would be constructed of brick and, in accordance with recommended conditions, also feature 
thermal glazed windows, it is considered that any residual noise generated from Blueprint Studios would not 
undermine the general amenity of future residents. 



Whilst windows would be operable, all apartments would also be mechanically ventilated. This removes the 
need to open windows. To this end, future residents may choose to either mechanically or naturally ventilate 
their apartments based upon the external noise environment at the time. 

This is considered typical of living in an inner-city location such as this where often competing uses are located 
in close proximity. As previously noted, the provision of a vibrant mix of uses here is encouraged by both the 
Strategy and Retained Policy MX1 of the Salford UDP. In this case, this environment would also include music-
related uses in accordance with the provisions of the Strategy.

Though both Blackfriars Road and Trinity Way will continue to generate high levels of noise and this will impact 
upon the amenity value of upper level balconies/terraces, this is again typical of living in a location such as this. 
Aside from the erection of screens across balconies/terraces, there is no practical way of limiting the transfer of 
noise. Any such screens would also reduce outlook and, in turn, undermine the very purpose of the 
balconies/terraces. To this end, screening is not recommended. 

Again, the use of upper level balconies/terraces will be at the discretion of future residents. This might include 
more frequent use at less busy times and limited use during peak traffic hours. Whatever the extent of their use, 
the proposed balconies/terraces would provide future residents with added amenity space complementing the 
communal space at first floor level. 

Insofar as off-site amenity impacts are concerned, it is noted that whilst the 14-storey element of the building 
would be constructed approximately 10 metres from Spectrum, the resultant reduced outlook from facing 
apartments would be consistent with that expected in an inner-city location such as this. This impact must be 
balanced against the benefits adjacent residents enjoy, including increased access to facilities, services and 
employment opportunities. 

Importantly, in accordance with the overarching objectives of the NPPF, both the proposed and adjacent 
buildings exemplify the principles of sustainable development. To this end, both buildings make the highest and 
best use of land in this highly accessible location. This, in turn, will inevitably result in amenity impacts, including 
loss of outlook. Again, it is considered that the degree of this impact is however acceptable in this location, 
particularly given angled longer distance views would be maintained.

It is also considered that the roadway separating the two buildings (King Street) would provide facing residents 
with a sufficient degree of visual relief and, in turn, outlook. Importantly, this must be considered in the context 
of the emerging built form character of the surrounding area, as envisaged by the Strategy. Again, the Strategy 
envisages higher forms in this area and the creation of a dynamic residential and commercial precinct. Whilst 
this will generate the amenity effects typical of any inner-city location (including loss of outlook and noise) these 
effects would be outweighed by the social and economic gains associated with the broader regeneration of this 
area.

In this context, it is considered that the separation distance between the proposed building and Spectrum is 
sufficient to safeguard the level of amenity which should reasonably be expected in this location in the future. As 
such, it is considered that the development accords with the provisions of Retained Policy DES7 of the Salford 
UDP.

Highways matters

Paragraph 109 of the NPPF states that applications for planning permission should only be refused on highways 
grounds where there would be an unacceptable impact on highway safety, or the residual cumulative impacts of 
a development are considered to be severe. 

In addition to this, Retained Policy A8 of the Salford UDP states that development will not be permitted where it 
would ….have an unacceptable impact on highway safety …by virtue of traffic generation, access, parking or 
servicing arrangements…



In accordance with Appendix C of the Salford UDP, a maximum of 156 standard car parking spaces may be 
provided on site in association with the residential component of the development. This equates to an average 
of 1.5 spaces per dwelling. 

In addition to this, in accordance with Appendix B, a minimum of 21 secure bicycle parking spaces should be 
provided on site in association with the residential component of the development. Importantly, on the basis that 
no parking is to be provided on site, there is no technical requirement to provide disabled person’s spaces.

The maximum number of car parking spaces which may be provided on site in association with the proposed 
commercial tenancy (applying the retail rate) is five. In addition to this, a minimum of three disabled person’s 
parking spaces and two secure bicycle parking spaces are required in association this use.

Again, no car parking spaces, either standard or disabled persons, will be provided on site. Given the 
sustainability credentials of the site, its confines and the previous advice of the Council’s Highways Officer to 
delete the on-site spaces originally proposed on the basis that sufficient sight lines could not be provided around 
these, it is considered that no car parking need be provided. 

Importantly, this will not preclude Blue Badge holders from occupying the building. The Highways Officer has 
confirmed that sufficient space exists on-street adjacent to the site to accommodate disabled drivers.

As previously noted, the site is in a highly accessible location and as such future residents will benefit from 
immediate access to a number of sustainable transport options, including local bus and rail services. These 
services provide direct access to Manchester city centre and other regional centres and, in turn, the facilities, 
services and employment opportunities available there. 

Again, secure bicycle parking spaces in excess of the requirements of Appendix B of the Salford UDP will also 
be provided on site and this will assist in encouraging cycling to/from the site.

It is considered that the suite of transport options and the proximity of local facilities/services/employment 
opportunities available to residents will reduce demands for on-street parking space. The use of sustainable 
transport options must however be engrained in residents upon first occupation of the building. To this end, in 
the interests of ensuring a truly sustainable development, it is recommended that a condition be included on any 
permission issued requiring the submission of a Travel Plan detailing the measures that will be implemented to 
promote the use of sustainable options. Importantly, in addition to this, the applicant has now also separately 
committed to fund residents public transport passes.  

Landscaping and ecology

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

On the basis that the proposed building would be built across the entirety of the site, opportunities to provide 
meaningful landscaping are limited. The communal amenity space at first floor level would however feature a 
number of raised planters. The vegetation these planters would accommodate would assist in softening outlook 
from facing apartments and, in turn, add to the general amenity of residents. In addition to this, upper level 
terraces would also feature raised planters and these too would accommodate vegetation large enough to 
soften outlook and improve amenity. This is however entirely dependent upon the capacity of the planters to 
support this vegetation in the longer term. To this end, it is recommended that a condition be included on any 
permission issued requiring the submission of details of all planters, including their volumes. 

Whilst restrained, it is considered that the proposed landscape treatment of the site is nevertheless appropriate 
in the context of this highly urbanised area. To this end, it is considered that this treatment accords with the 
provisions of Retained Policy DES9 of the Salford UDP.

Importantly, the landscape treatment would also result in net biological gains on site. To this end, plantings 
would be provided where none currently exist and this, in turn, would support (albeit limited) wildlife.

In accordance with the Conservation of Habitats and Species Regulations 2010 (Amended 2012) certain 
activities affecting European Protected Species (EPS) including damage to/destruction of a breeding site or 
resting place, are prohibited. Though it is not known if any EPSs occupy the site, it is recommended that 



informatives be included on any permission issued advising the developer of the provisions of the 
aforementioned Regulations.

Drainage

Retained Policy EN19 of the Salford UDP states that development …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.

Given it is likely the site is contaminated, infiltration is not possible and as such all surface water (including that 
captured by the communal amenity space at first floor level and upper level terraces) will be drained to the 
public drainage system. This accords with the EA’s requirements and, in turn, will assist in containing 
contaminated materials on site. 

Source controls Sustainable Urban Drainage (SUDS) measures are however required. This includes attenuation 
tanks to limit the discharge rate to no more than 5.9 litres per second. This will assist in safeguarding the 
function of the Council drainage system. 

Recommended conditions also require the submission of a surface water management and maintenance plan. 
This plan will assist in ensuring that the site drainage system is maintained throughout its lifetime.

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…

The Council’s Land Contamination Officer has advised that intrusive investigations of the site are required to 
understand the true nature and extent of any contaminated materials which may be present. This is on the basis 
that the site was previously used for industrial purposes. This investigation should also include an assessment 
of the risks posed by any contaminated materials. Where unacceptable risks are identified, appropriate 
mitigation measures should be provided. Prior to the first occupation of the development, a report verifying that 
all agreed measures have been implemented should be submitted for approval.

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

Sustainability

The applicant has advised that a ‘fabric first’ approach will be adopted. This includes the construction of an air-
tight, draft-proof super-structure and the installation of energy-efficient windows. This will be complemented by 
the use of low-energy lighting and installation of low-volume water fittings and non-fossil fuel electric, heating 
and hot water systems. 

Importantly, a guide detailing how to best use all fittings/appliances to ensure optimum performance will be 
made available to all residents upon occupation. 

In addition to these measures, the provision of a secure bicycle store on site accommodating spaces in excess 
of that required by Appendix B of the Salford UDP, will assist in encouraging cycling to/from the site and this, in 
turn, will assist in further reducing the carbon footprint of the development. 

Planning obligations

The Council’s Planning Obligations Supplementary Planning Document (SPD) details when contributions are 
required and how these are calculated. 

In accordance with the SPD, the site is located in a ‘high value’ area where contributions for open space are 
required together with any site specific projects that Local Planning Authority considers necessary to mitigate 
the effects of a development. Contributions towards affordable housing and education are not required on site. 



The Council’s S106 Officer has advised that the delivery of public realm works in this area is the highest priority. 
To this end, a single public realm contribution of £468,000 (£4,500 per dwelling) is considered appropriate in 
lieu of separate and smaller open space and public realm payments.

Importantly, the SPD does not require a specific public realm contribution and the requested figure (£468,000) 
significantly exceeds any open space payment which may be required in accordance with policy. To this end, it 
is considered that the required public realm contribution fully mitigates the impacts of the development and as 
such the following recommended legal agreement need not include a clawback clause. 

In addition to this, the Council’s Highways Officer has advised that in order to effectively market the availability 
of sustainable transport options and encourage their use, a sustainable transport budget of £6,700 is required. 
This includes £5,700 worth of bus/Metrolink passes and/or bicycle coupons for future residents and £1,000 of 
marketing materials.

The applicant accepts these contributions and as such no assessment of viability has been undertaken. To this 
end, it is recommended that the Council enter into a legal agreement with the applicant in accordance with 
Section 106 of the Town and Country Planning Act 1990 to secure the aforementioned contributions.

Conclusion

The proposed development represents the consolidation of an existing brownfield site within the bounds of the 
Regional Centre. This site benefits from immediate access to a number of local facilities, amenities and 
employment opportunities as well as a variety of sustainable transport options providing access to 
facilities/services/employment opportunities further afield. To this end, it is considered that the development 
accords with the overarching objectives of the NPPF.

The redevelopment of the site for residential purposes is also supported by the Greengate Regeneration 
Strategy. This includes the medium height scale of the building. This height is considered appropriate adjacent 
to the locally listed Blueprint Studios as well as a future public open space immediately to the north across 
Queen Street (as also envisaged by the Strategy).

Importantly, Blueprint Studios is a culturally significant and international renowned facility and as such its on-
going operations must be safeguarded. To this end, it is recommended that conditions be added to any 
permission issued requiring the proposed building to be appropriately attenuated so as to limit the transfer of 
noise from Blueprint Studios. 

Notwithstanding this, both Blueprint Studios and, to a lesser extent, Eagle Inn must also manage their effects, 
particular given the future vision for this area (as set out in the Strategy). The effects generated by these uses 
are typical of the conflicts which can occur when competing uses are located in close proximity. The need to 
manage these conflicts will only increase over time as the Strategy’s vision is further realised. 

Whilst again existing noise-generating uses have a responsibility to manage their effects, it is the agent of 
change (the proposed building) which must provide the mitigation necessary to safeguard future resident’s 
amenity. In noise terms, this is compliance with British Standard (BS) 8233:2014 (Guidance on sound insulation 
and noise reduction from buildings) and again it is recommended that a condition to this effect be included on 
any permission issued. 

Given the context of the site and surrounding area, as well as the proposed on site facilities (including 
communal lounge, kitchen, dining, co-working and external spaces) it is considered that the development would 
provide future residents with a high level of amenity. This would be complemented by the high-quality public 
realm works coming forward in the surrounding area in accordance with the Strategy as well as immediate 
access to local and regional facilities, amenities and employment opportunities via nearby sustainable transport 
options. 

Recommendation

It is recommended that planning permission be granted subject to the following conditions and that:



1) The Strategic Director of Environment and Community Safety be authorised to enter into a legal agreement in 
accordance with Section 106 of the Town and Country Planning Act 1990 to secure the following:

 Financial contributions for: 

 Public realm improvements - £468,000; and
 Sustainable transport initiatives - £6,700 

2) That the applicant be informed that the Council is minded to grant planning permission, subject to the 
conditions stated below, on completion of the agreement; and
3) The authority be given to issue the decision on completion of the agreement.

Conditions:

1. The development hereby permitted shall be begun no 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 plans:

 Dwg. No. A296_P_002 entitled ‘Block plan’ prepared by Ollier Smurthwaite Architects;
 Dwg. No. A296_P_117, Revision C entitled ‘Ground floor plan’ prepared by Ollier Smurthwaite 

Architects;
 Dwg. No. A296_P_118 entitled ‘First floor plan’ prepared by Ollier Smurthwaite Architects;
 Dwg. No. A296_P_119 entitled ‘Second floor plan’ prepared by Ollier Smurthwaite Architects;
 Dwg. No. A296_P_120 entitled ‘Third floor plan’ prepared by Ollier Smurthwaite Architects;
 Dwg. No. A296_P_121 entitled ‘Fourth floor plan’ prepared by Ollier Smurthwaite Architects;
 Dwg. No. A296_P_122 entitled ‘Fifth floor plan’ prepared by Ollier Smurthwaite Architects;
 Dwg. No. A296_P_123 entitled ‘Sixth floor plan’ prepared by Ollier Smurthwaite Architects;
 Dwg. No. A296_P_124 entitled ‘Seventh floor plan’ prepared by Ollier Smurthwaite Architects;
 Dwg. No. A296_P_125 entitled ‘Eighth floor plan’ prepared by Ollier Smurthwaite Architects;
 Dwg. No. A296_P_126 entitled ‘Ninth floor plan’ prepared by Ollier Smurthwaite Architects;
 Dwg. No. A296_P_127 entitled ‘Tenth floor plan’ prepared by Ollier Smurthwaite Architects;
 Dwg. No. A296_P_128 entitled ‘Eleventh floor plan’ prepared by Ollier Smurthwaite Architects;
 Dwg. No. A296_P_129 entitled ‘Twelfth floor plan’ prepared by Ollier Smurthwaite Architects;
 Dwg. No. A296_P_130 entitled ‘Thirteenth floor plan’ prepared by Ollier Smurthwaite Architects;
 Dwg. No. A296_P_131 entitled ‘Roof plan’ prepared by Ollier Smurthwaite Architects;
 Dwg. No. A296_P_200, Revision B entitled ‘South elevation’ prepared by Ollier Smurthwaite Architects;
 Dwg. No. A296_P_201, Revision A entitled ‘North elevation’ prepared by Ollier Smurthwaite Architects;
 Dwg. No. A296_P_202 entitled ‘East elevation’ prepared by Ollier Smurthwaite Architects;
 Dwg. No. A296_P_203 entitled ‘West elevation’ prepared by Ollier Smurthwaite Architects;

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

3. Notwithstanding the details shown on the approved plans, the development hereby permitted shall not be 
occupied until full details of both hard and soft landscape works have been submitted to and approved in writing 
by the Local Planning Authority. The details shall include:

 All hard surface finishes, including permeable paving;
 Planting plans, specifications and schedules (including plant sizes, species and numbers/densities) 

and a scheme detailing the timing/phasing of all landscape works; and
 Details of all raised planters, including their volumes. These planers shall be large enough to support 

appropriately sized trees/vegetation.

All landscaping works shall be carried out in accordance with the approved scheme for timing/phasing or within 
18 months of the first occupation of the development, whichever is the later.



All trees or shrubs planted in accordance with this condition which are removed, uprooted, are destroyed, die or 
become severely damaged or become seriously diseased within five years of planting shall be replaced within 
the next planting season by trees or shrubs of similar size and species to those originally required to be planted 
unless the Local Planning Authority gives its consent in writing to any variation.

Reason: To ensure that the site is satisfactorily landscaped having regard to its location and the nature of the 
development in accordance with Policies DES1 and DES9 of the Salford Unitary Development Plan and the 
National Planning Policy Framework.

4. Prior to the commencement of the 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 any 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 Salford Unitary 
Development Plan and the National Planning Policy Framework.

Reason for pre-commencement condition: Works on site have the potential to liberate contaminated materials 
and the nature of any such materials must first be understood prior to the commencement of development.

5. Should the Phase 2 assessment required by Condition 4 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 complete accordance with the 
strategy or any variations thereto, 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 Salford Unitary 
Development Plan and the National Planning Policy Framework.

6. Pursuant to Condition 4 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 6 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 Salford Unitary 
Development Plan and the National Planning Policy Framework.

7. Pursuant to Condition 6 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 Salford Unitary 
Development Plan and the National Planning Policy Framework.

8. No development shall take place until the applicant or their agents or successors in title have secured the 
implementation of a programme of archaeological works. The works are to be undertaken in accordance with a 
Written Scheme of Investigation (WSI) submitted to and approved in writing by the Local Planning Authority. 
This WSI shall include:

1. A phased programme and methodology of investigation and recording, including:
a. A level 2 historic building survey;
b. An evaluation of below ground archaeological remains; and
c. Where warranted by the evaluation, targeted archaeological excavation.

2. A programme of post-investigation assessment, including:
a. An analysis of site investigation records and finds; and



b. The production of a report detailing the significance of the archaeological and historical 
interests represented. 

3. The deposition of the final report with the Greater Manchester Historic Environment Record;
4. An agreed scheme for disseminating the results to local and wider communities;
5. Archive deposition of the report and records of the site investigation;
6. Nomination of a competent person(s)/organisation to undertake the works set out within the approved 

WSI.

Reason: In accordance with the provisions of Retained Policy CH8 of the Salford Unitary Development Plan and 
the National Planning Policy Framework, Paragraph 199 to record and advance the understanding of any 
heritage assets impacted by the development and to make information about the archaeological heritage 
interests of the site publically accessible.  

Reason for pre-commencement condition: To ensure appropriate measures are in place prior to the 
commencement of development to safeguard any archaeological assets that may be found.

9. No development shall take place, including demolition or excavation works, 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-12 noon on 
Saturdays only (no working on Sundays or Bank Holidays). Quieter activities carried out inside 
the building 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 construction activities which generate noise or significant vibration. These details 
shall include the type of activity and an anticipated timetable of works. This timetable shall be 
drafted with regard to the provisions of (i) above; 

(iii) a comprehensive Traffic Management Strategy ensuring on and off-site disruption is kept to a 
minimum and ensuring no increase in risk to pedestrians and road users during the construction 
period;

(iv) the spaces for and management of the parking of site operatives and visitors vehicles;
(v) the storage and management of plant and materials (including loading and unloading activities); 
(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;
(viii) measures to control the emission of dust and dirt during excavation and construction; 
(ix) a scheme for recycling/disposing of waste resulting from demolition/construction works; 
(x) measures to minimise disturbance to any neighbouring occupiers from noise and vibration, 

including from any piling activity;
(xi) measures to prevent the pollution of watercourses; and
(xii) 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.

Reason for pre-commencement condition: The manner in which the site and surrounding public highways will be 
managed during the construction process must be understood prior to the commencement of building works on 
site.

10. No development shall take place, including demolition or excavation works, until a scheme facilitating a local 
liaison committee has been submitted to and agreed in writing by the Local Planning Authority. The purpose of 
this scheme is to minimise disruption to neighbouring businesses during the demolition and construction 
phases. The scheme shall include a list of committee members, suggested venues for meetings, the frequency 



of meetings and mechanisms to implement and review actions. The scheme shall be fully implemented as 
required throughout the demolition and construction phases and the committee shall meet as long as is 
requested by any member.

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.

11. 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 Scheme (RMS). This RMS shall 
detail all waste collection arrangements and confirm that no bins will be left on the public highway at any time. 
The agreed measures shall be implemented prior to the first occupation of the development and maintained 
thereafter.

Reason: To ensure appropriate refuse collection arrangements and the safety of pedestrians and other road 
users in accordance with Retained Policy A8 of the Salford Unitary Development Plan and the National Planning 
Policy Framework.

12. Notwithstanding any description of materials in the application, no above ground construction works shall 
take place until samples or full details of materials to be used externally have been submitted to and approved 
in writing by the Local Planning Authority. This includes samples/details of all facing bricks, mortar(s), window 
frames, glazing and balustrades. Only the materials so approved shall be used in accordance with any terms of 
such approval.

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

13. Piling or any other foundation works requiring penetrative methods are not permitted other than with the 
express written consent of the Local Planning Authority. This consent may only be given for those parts of the 
site where it is clearly demonstrated there would be no resultant unacceptable risks to groundwaters. The 
development shall be carried out in accordance with any such written consent.

Reason: To ensure that piling activities do not impact upon ground water quality in accordance with the 
provisions of Retained Policy EN18 of the Salford Unitary Development Plan and the National Planning Policy 
Framework.

14. No infiltration of surface water into the ground is permitted other than with the express written consent of the 
Local Planning Authority. The development shall be carried out in accordance with any such written consent.
 
Reason: To ensure that future residents are not put at risk from, or adversely affected by, water pollution caused 
by the mobilisation of contaminants in accordance with the provisions of Retained Policy EN18 of the Salford 
Unitary Development Plan and the National Planning Policy Framework.

15. No development except for site clearance and remediation works shall take place until a strategy for surface 
water drainage using source control sustainable drainage methods and which includes details of how water 
quality will be improved and how existing surface water discharge rates reduced has been submitted to and 
approved in writing by the Local Planning Authority. The approved strategy shall be implemented prior to the 
first occupation or use of the development hereby approved unless alternative timescales have been agreed in 
writing by the Local Planning Authority.

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

16. Prior to the first occupation of the building hereby approved, a sustainable drainage management and 
maintenance plan for the lifetime of the development shall be submitted to and agreed in writing by the Local 
Planning Authority. This plan shall include as a minimum:



a. Arrangements for adoption by an appropriate body or statutory undertaker or management and 
maintenance by a resident’s management company; and

b. Arrangements for inspection and on-going maintenance of all elements of the drainage system to 
ensure its efficient operation throughout its lifetime.

The development shall subsequently be completed, maintained and managed in accordance with the approved 
plans.

Reason: To ensure that appropriate management and maintenance arrangements are in place to prevent flood 
impacts in accordance with the provisions of 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 greenfield 
equivalent, whichever is the greater. This corresponds to a maximum rate of 5.9l/s

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

18. All balconies and terraces shall be under-drained and shall not discharge directly onto the ground.

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

19. Foul and surface water shall be drained on separate systems.

Reason: To secure proper drainage and to manage the risk of flooding in accordance with the provisions of 
Retained Policy EN17 of the Salford Unitary Development Plan and the National Planning Policy Framework.

20. The development hereby approved shall not be brought into first use or occupation until such time as a Full 
Travel Plan has been submitted to, and approved in writing by, the Local Planning Authority. This Plan shall 
include the measures to be implemented to encourage the use of more sustainable modes of transport with 
reference to the sustainable transport fund established by this permission. Within six months of the development 
hereby approved being brought into first use or occupation, a further updated Travel Plan shall be submitted to 
the Local Planning Authority for approval. This Travel Plan shall include updated Plan budget/targets, action 
plan, Plan Coordinator details, updated Travel Pack information and details of on-going incentives (such as any 
further weekly/monthly public transport tickets and cycle discounts). This updated Plan shall be implemented as 
agreed and reviewed in accordance with the timetable embodied therein.

Reason: To ensure that the development makes best use of available sustainable transport options and does 
not impact upon the local highway network in accordance with Retained Policy A8 of the Salford Unitary 
Development Plan and the National Planning Policy Framework.

21. Prior to the first occupation of the development hereby approved, the applicant shall submit to and have 
approved in writing by the Local Planning Authority full construction details of the dropped kerb and tactile 
paving to be provided at the King Street and Queen Street intersection.

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

Reason: To ensure the appropriate configuration and finish of the highway in accordance with Retained Policy 
A8 of the Salford Unitary Development Plan and the National Planning Policy Framework.

22. The glazing of all habitable room windows shall achieve a minimum sound reduction index of 30 dB Rw -CTR. 
A habitable room is defined here as all living rooms, dining rooms or bedrooms.

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



Notes to applicant

1. The development hereby approved shall be constructed in accordance with Approved Document L of 
the Building Regulations.

2. The applicant is to enter into a S50 legal agreement with the Local Highways Authority and provide the 
funding necessary to facilitate all off-site highways works. The agreement shall also include the 
relocation of any street lighting, drainage or other utility services affected by the development. The 
permission of the relevant utility providers must be obtained prior to the commencement of any works.

3. A Dilapidation Survey shall be undertaken following the completion of the development to ensure the 
adopted footway and carriageway has not been damaged. The use of any non-standard materials will 
require a service level agreement with the Local Highways Authority. This will include a 30 year 
commuted sum for maintenance.

4. The applicant is to enter into a S171 legal agreement with the Local Highway Authority and Greater 
Manchester Roads Activities Permit Scheme (GMRAPS).

5. The applicant is reminded that under the Conservation of Habitats and Species Regulations 2010 
(Amended 2012) it is an offence to disturb, harm or kill bats. If a bat is found during demolition all work 
should cease immediately and a suitably licensed bat worker employed to advise how best to safeguard 
the bat(s). Natural England should also be informed.

6. The applicant is reminded that, under the Wildlife and Countryside Act 1981 as amended, it is an 
offence to remove, damage or destroy the nest of a wild bird while the nest is in use or being built. 
Planning consent does not provide a defence against prosecution under this Act. If a bird’s nest is 
encountered or suspected work should cease immediately and a suitably experienced ecologist 
employed to advise how best to safeguard the bird(s). 

7. If, during any works on site, contamination is suspected or found or contamination is caused, the Local 
Planning Authority shall be notified immediately. Where required, a suitable risk assessment shall be 
carried out and/or any remedial action shall be carried out in accordance with an agreed process and 
within agreed timescales.

8. The applicant is advised that it is his/her responsibility to adhere to the regulations of Part 2A of the 
Environmental Protection Act 1990, the National Planning Policy Framework (NPPF) and the current 
Building Control Regulations with regards to contaminated land. Responsibility to ensure the safe 
development of land affected by contamination rests primarily with the developer.

9. 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 Practice for the design of protective measures for methane and carbon dioxide ground gases 
for new buildings) should be followed for installation and  the verification requirements of CIRIA C735 
(Good Practice on the Testing and Verification of Protection Systems for Buildings Against Hazardous 
Ground Gasses) will need to be submitted. 

10. Verification of gas protection systems needs to be undertaken during the construction process, or the 
applicant may not be able to discharge the related conditions.  This can lead to issues with property 
searches and/or mortgages at a later time.

11. The physical security measures noted in Section 4.0 of the Crime Impact Statement submitted in 
support of the application (ref.: URN: 2017/0866/CIS/01, Version A, dated 1 August 2018) should be 
incorporated into the development. 

12. Please note the advice of United Utilities as set out in its consultation response dated 11 September 
2018 and available for viewing on the Council’s electronic case file. 

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).


