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

$5tsljote.rtf

APPLICATION No: 17/69573/FUL
APPLICANT: Elliot Property Construction Limited And Equity Group Limited
LOCATION: Norton Court, Greengate, Salford, M3 7NS, 
PROPOSAL: Variation of condition 2 (approved plans) attached to planning 

permission 15/66806/FUL
WARD: Ordsall

CONTEXT

In March 2016 planning permission was granted for a residential-led, mixed-use development on this 
site under application 15/66806/FUL. The scheme comprised of two blocks, 15 and 34 storeys in 
height, which provided a total of 300 residential units and 474sqm of commercial floor-space (Use 
Classes A1, A2, A3, or B1). The proposals also included off-street car parking and landscaping works. 
The development has since been named ‘The Residence’.

This s.73 application proposed a series of minor material amendments to the development permitted 
under 15/66806/FUL. Principal amongst these was the repositioning of the 34 storey Irwell Tower 
away from the river’s edge. The amendments were approved by Members at the Planning Panel on 
07 September 2017, subject to the signing of a Deed of Variation / s106 agreement. To date, the legal 
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agreement remains incomplete and as such 17/69573/FUL remains a live, undetermined application. 
Furthermore it is evident that the developer has started to implement the scheme proposed under this 
application, to the point where the supporting structure for the Irwell Tower is now above-ground level. 

A number of the pre-commencement conditions attached to the original permission (15/66806/FUL) 
have been addressed since September 2017 and are discussed in more detail later in this report. 

In February 2018 the Council adopted the Greengate Regeneration Strategy (GRS). The application 
site falls within the geographical area covered by the document. Section 6.2 of the GRS states that a 
critical project to promoting walking and cycling in the area is the River Irwell Park, which aims to 
enhance the pedestrian and cycle route along the river edge.

As a result of the various changes that have taken place since the matter was last heard by Panel, it 
is considered necessary and appropriate to bring the matter back to review the current position and 
update conditions prior to a decision being issued.

RIVERSIDE WALKWAY

In November 2017, as part of the site preparation works, the developer demolished a section of 
riverside walkway, elements of which were located outside of the red-line planning boundary. These 
works severed a wider public route that followed the river between New Bridge Street and Blackfriars 
Road. They were undertaken without discharging Condition 7 (Riverside Walkway) of the original 
planning permission (ref: 15/66806/FUL), which is worded as follows: 

No development shall take place until a scheme for the provision and management of a high 
quality landscaped river bank shall be submitted to and agreed in writing by the local planning 
authority. Thereafter the development shall be carried out in accordance with the approved 
scheme and any subsequent amendments shall be agreed in writing with the local planning 
authority. The scheme shall include:
- detailed methodology of removing redundant infrastructure from river corridor and 
reinstatement of new riparian wall and walkway.
- details of proposed soft landscaping scheme and addition of new wildlife features to enhance 
the ecology of riparian site.
- details demonstrating how the river corridor will be protected during development and 
managed/maintained over the longer term including adequate financial provision and named 
body responsible for management
- details of new enhanced riparian walkway and associated hard land landscaping, and 
appropriate lighting.
- where a green roof is proposed recommend appropriate substrate and planting mix to 
maximise wildlife value.

Reasons:  Inappropriate development that encroaches on watercourses and key ecological 
networks has a potentially severe impact on their ecological value. Land alongside 
watercourses is particularly valuable for wildlife and it is essential this is protected.

To date, the requirements of Condition 7 have not been addressed, although discussions are on-
going with the applicant team. 

The Local Planning Authority considers the events that have occurred since September 2017 
represent a material change in planning circumstances. It is therefore considered to be necessary to 
impose an amended condition in relation to the riverside walkway, to ensure that this important piece 
of public realm is delivered as intended. 
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In light of the above, it is recommended that the wording associated with Condition 7 be updated as 
follows:

Within one month of the date of this permission, a scheme for the reinstatement of a public 
riverside walkway across the site shall be submitted to, and approved in writing by, the Local 
Planning Authority. The walkway shall provide a safe, direct and convenient public route 
alongside the river that connects with existing established sections of the riverside walkway to 
form part of a continuous route that is accessible to all and suitable for both walking and 
cycling. The submitted scheme shall include, but shall not be limited to, details regarding the 
following: 
- The alignment, scale, design and levels for the walkway and means for it tying-in with 
existing sections of walkway, so as to create a continuous public route that is accessible to all. 
- Details of the proposed soft landscaping, hard surfacing materials and street furniture, 
  including appropriate lighting. 
- Details of new wildlife features (to include new riparian wall and walkway) to enhance the    
  ecology of the riparian site. 
- Details demonstrating how the river corridor will be protected during construction of the 
  development and managed/maintained over the longer term.
- A management plan detailing the long-term management and maintenance of the walkway

The replacement walkway shall be constructed in full accordance with the approved details 
and shall be made available for public use prior to the first use/occupation of the development 
hereby approved. Thereafter it shall be retained for its purpose as a continuous public 
walkway at all times. 

  
Reasons: As mitigation for the previous public walkway that was lost to this development and 
to re-establish pedestrian routes along the River Irwell. Inappropriate development that 
encroaches on watercourses and key ecological networks has a potentially severe impact on 
their ecological value. Land alongside watercourses is particularly valuable for wildlife and it is 
essential this is protected. Having regard to Policies DES 2, DES 6, EN 5 and EN 9 of the City 
of Salford Unitary Development Plan, the Greengate Regeneration Strategy and the Irwell City 
Park SPG.

Planning Conditions

A number of the pre-commencement conditions attached to the permission granted under 
15/66806/FUL and previously recommended for this application have been formally addressed by the 
developer since September 2017. It therefore seems prudent to update the relevant conditions that 
previously featured on the recommendation to Panel for this application, so that they now require 
compliance with the approved details. 

In addition to the above, three conditions (No’s 18 – 20) attached to 15/66806/FUL were not included 
on the list of conditions presented to Members in September 2017. They covered matters relating to 
wind mitigation; material samples; and the submission of a landscaping scheme and have now been 
incorporated into the updated officer recommendation (see below).

The site was cleared for development in Autumn 2017 and as such there is now no need to impose 
previously recommended Condition 15 (bat roosting survey) as part of any permission granted. 

RECOMMENDATION

Planning permission be granted subject to the following planning conditions and that:
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1) The Strategic Director of Environment and Community Safety be authorised to enter into a legal 
agreement under Section 106 of the Town and Country Planning Act to secure the following heads of 
terms:

i) a financial contribution of £250,000 towards Greengate Pocket Park and the inclusion of a 
clawback mechanism directed towards the same park.

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

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

Conditions

Amend the following conditions

3. The development hereby approved shall be implemented in accordance with the details 
approved as part of application 17/71446/DISCON in respect of condition 3 of 15/66806/FUL 
(Land Contamination) and comprising the Combined Phase I /II Report (Geotechnical Ltd. Ref: 
CCG-C-16-9089 – October 2016) and the Remediation Strategy and Verification Plan 
(Terraconsult Ref: 3605/02 Issue 1 – October 2017). The remedial work approved under 
17/71446/DISCON shall be incorporated into the development during the course of construction 
and completed prior to occupation of the development. 

Reason:  To prevent pollution of the water environment and to ensure the safe development of 
the site in the interests of the amenity of future occupiers in accordance with Policy EN17 of the 
City of Salford Unitary Development Plan and the National Planning Policy Framework.

7. Within one month of the date of this permission, a scheme for the reinstatement of a public 
riverside walkway across the site shall be submitted to, and approved in writing by, the Local 
Planning Authority. The walkway shall provide a safe, direct and convenient public route 
alongside the river that connects with existing established sections of the riverside walkway to 
form part of a continuous route that is accessible to all and suitable for both walking and cycling. 
The submitted scheme shall include, but not be limited to, details regarding the following: 
- The alignment, scale, design and levels for the walkway and means for it tying-in with existing 
sections of walkway, so as to create a continuous public route that is accessible to all. 
- Details of the proposed soft landscaping, hard surfacing materials and street furniture, 
 including appropriate lighting. 
- Details of new wildlife features (to include new riparian wall and walkway) to enhance the    
  ecology of the riparian site. 
- Details demonstrating how the river corridor will be protected during construction of the 
  development and managed/maintained over the longer term.
- A management plan detailing the long-term management and maintenance of the walkway

The replacement walkway shall be constructed in full accordance with the approved details and 
shall be made available for public use prior to the first use/occupation of the development 
hereby approved. Thereafter it shall be retained for its purpose as a continuous public walkway 
at all times. 

  
Reasons: As mitigation for the previous public walkway that was lost to this development and to 
re-establish pedestrian routes along the River Irwell. Inappropriate development that 
encroaches on watercourses and key ecological networks has a potentially severe impact on 
their ecological value. Land alongside watercourses is particularly valuable for wildlife and it is 
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essential this is protected. Having regard to Policies DES 2, DES 6, EN 5 and EN 9 of the City 
of Salford Unitary Development Plan, the Greengate Regeneration Strategy and the Irwell City 
Park SPG.

13.  The development hereby permitted shall be constructed in accordance with the approved 
Construction Method Statement for the site approved under 17/71168/DISCON. 

14. The development hereby permitted, shall be carried out in accordance with the strategy for 
surface water drainage approved for the site under 17/71446/DISCON. 

Reason: In order to reduce the risk of flooding in accordance with policy EN19 of the City of 
Salford Unitary Development Plan and the National Planning Policy Framework.

17. The development hereby permitted shall be carried out in accordance with the details approved 
as part of application 17/71446/DISCON in respect of flood resilience measures.

Reason: In order to reduce the risks from flooding in accordance with policy EN19 of the City of 
Salford Unitary Development Plan and the National Planning Policy Framework.

Add the following conditions

18. The development hereby approved shall not be occupied until further wind model testing and 
mitigation measures have been submitted to and approved in writing by the Local planning 
authority.  The building shall not be brought into use until such mitigation measures as are 
necessary have be implemented.  They shall be maintained as such thereafter. 

Reason:  To safeguard the amenity of the area and users of the public realm and highways in 
the vicinity of the site in accordance with policies DES5 of the City of Salford Unitary 
Development Plan.

19. No external-facing materials shall be installed on the building until samples or full details of 
materials to be used externally on the building(s) have been submitted to, and approved in 
writing by, the Local Planning Authority. Such details shall include the type, colour and texture 
of the materials. Only the materials so approved shall be used, in accordance with any terms 
of such approval.

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

20. a) Notwithstanding the details shown on the approved plans, the development hereby 
permitted shall not be occupied until full details of both hard and soft landscaping works have 
been submitted to and approved in writing by the Local Planning Authority. The details shall 
include the formation of any banks, terraces or other earthworks, hard surfaced areas and 
materials, boundary treatments, external lighting, planting plans, specifications and schedules 
(including planting size, species and numbers/densities), existing plants / trees to be retained 
and a scheme for the timing / phasing of implementation works.

(b) The landscaping works shall be carried out in accordance with the approved scheme for 
timing / phasing of implementation or within 12 months of first occupation of the development 
hereby permitted, whichever is the later.

(c) Any trees or shrubs planted or retained in accordance with this condition which are 
removed, uprooted, destroyed, die or become severely damaged or become seriously 
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diseased within 5 years of planting shall be replaced within the next planting season by trees 
or shrubs of similar size and species to those originally required to be planted, 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 proposed development and in accordance with Policies DES1 and DES9 of 
the City of Salford Unitary Development Plan and the National Planning Policy Framework.

Remove the following condition

15. No structure shall be removed from the site or its immediate environs until the potential for bat 
roosting has been reassessed. The finding of the bat roosting survey together with an mitigation 
measures required shall be submitted to and approved in writing prior to the demolition works 
taking place. All demolition works shall be carried out in accordance with the approved details.  

Reason: To protect the interests of any protected species that may be present on site in 
accordance with policy EN9 of the City of Salford Unitary Development Plan and the 
Biodiversity Supplementary Planning Document.

*******************************************************************************************************************

Description of Site and Surrounding Area 

The application site covers an area of 0.19hectare and is rectangular in shape. Access is achieved 
from Greengate and the site is bounded by Trinity Way to the north, the River Irwell to the north-east, 
and by a surface car park to the south east. Greengate runs along the south-western edge of the site 
and beyond that is the existing Abito apartment building. To the north-west is a building site, where 
the 44-storey ‘Exchange Court’ development is being constructed.

An electricity sub-station is located in the northern corner of the site with the remaining land being 
used for surface car parking.  

The site lies within the area covered by the Greengate Regeneration Strategy, where mixed use 
regeneration is to be delivered.

The Cathedral Conservation area lies some 275m to the east and south-east of the site.

In the wider area there are a number of listed buildings including the former post office on Mirabel 
Street; railway bridges crossing the River Irwell; the Eagle Inn; the Collier street baths; Chetham’s 
School of Music and Manchester Cathedral.

The surrounding area contains a mix of uses including residential, commercial and car parking.

Background

In March 2016 planning permission was granted for a residential-led, mixed-use development on the 
site under application 15/66806/FUL. More specifically this comprised of two blocks, 15 and 34 
storeys in height, which provided a total of 300 residential units and 474sqm of commercial floor-
space (Use Classes A1, A2, A3, or B1) within two ground-floor units. The proposals also included off-
street car parking and landscaping works. 

The development has since been named ‘The Residence’.
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In February 2017 a series of Non-Material Amendments to planning permission 15/66806/FUL were 
approved under application 16/69267/NMA. These included the following alterations:
 Both the Greengate and Irwell Towers were reduced in width by 800mm; 
 A new basement level was installed to increase parking and provide space for plant and servicing; 
 New access ramp for basement with alteration to allow construction; 
 The internal headroom within Irwell Tower Floors 1 to 28 were reduced from 3.0m to 2.85m (4.2m 

reduction). A new 3.0m high floor was created at level 34, providing 4 new apartments (three 3 
bed and one 2 bed) and reducing the overall height of the building by 1.2m; 

 Level 30 of Irwell Tower revised to reduce apartments by 1 to facilitate one large bespoke 
apartment; 

 Greengate Tower floor 1 – 10 height fixed at 2.85 from 3.0m to reduce height by 1.5m. 

Description of the Proposal

The applicant has submitted a s.73 application to secure a set of minor material amendments to the 
approval granted under application 15/66806/FUL. They are as follows:
 Repositioning of the 34 storey Irwell Tower inwards, away from the river’s edge. 
 Realignment of the building’s northern façade to remove the colonnade to the lower two floors and 

the building overhang above.
 Conversion of proposed Commercial Unit 2, which fronts onto the river Irwell, into a resident’s 

gym, resident’s lounge, and a management office.   
 Omission of a lift shaft from the Greengate Tower and alterations to footprint of remaining stair 

and lift core. 

Initially the application proposed to convert Commercial Unit 2 into four additional apartments, 
however this element of the scheme was removed and amended during the course of the present 
application. 

Relevant Site History

16/69267/NMA - Application for a non-material amendment to planning permission 15/66806/FUL 
approved plans – Approved, 10th February 2017

15/66806/FUL - Demolition of existing factory walls and river walk way to provide mixed use 
development comprising of 2 blocks ranging from 15 to 34 storeys in height total of 300 residential 
units with associated off street parking , together two commercial units comprising of 474sqm of floor 
space (A1, A2, A3 and B1) at ground floor level. – Approved with Conditions, 4th March 2016.
     
06/53244/OUT - Outline planning application to include layout, scale, appearance and means of 
access for mixed use development (maximum 26 storey) comprising 189 residential units, 814 sq.m 
commercial  (A1, A2 A3 and B1) floorspace and 64 basement car parking spaces -  Although the 
application was approved at Panel in February 2008, the subsequent S106 agreement was never 
signed and the application was finally disposed of.

Publicity

Site Notice: Non HH Article 15 Date Displayed: 15 June 2017
Reason: Article 13

Press Advert: Manchester Weekly News Salford Edition Date Published: 13 March 2017
Reason: Article 15 Standard Press Notice

Neighbour Representations
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None received

Consultations

Highways - No objections  

PSSC Canal And River Trust – No comments / no objections

Greater Manchester Ecological Unit – No objections  

Planning Policy

Development Plan Policy

Unitary Development Plan A10  -  Provision of Car, Cycle, Motorcycle Park
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 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 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 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 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 DES6  -  Waterside Development
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This policy states that all new development adjacent to the Manchester Ship Canal will be required to 
facilitate pedestrian access to, along and, where appropriate, across the waterway. Schemes should 
incorporate a waterside walkway with pedestrian links between the walkway and other key pedestrian 
routes and incorporate ground floor uses and public space that generate pedestrian activity. Where it 
is inappropriate to provide a waterside walkway, an alternative route shall be provided. Development 
should protect, improve or provide wildlife habitats; conserve and complement any historic features; 
maintain and enhance waterside safety; and not affect the maintenance or integrity of the waterway or 
flood defenses. All built development will face onto the water, and incorporate entrances onto the 
waterfront; be of the highest standard of design; be of a scale sufficient to frame the edge of the 
waterside; and enhance views from, of, across and along the waterway, and provide visual links to the 
waterside from surrounding areas.

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 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 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 EN18  -  Protection of Water Courses
This policy states that development will not be permitted where it would have an unacceptable impact 
on surface or ground water.

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 EN22  -  Resource Conservation
This policy states that development proposals for more than 5,000 square metres of floorspace will 
only be permitted where it can be demonstrated that the impact on the conservation of non-renewable 
resources and on the local and global environments, has been minimised as far as practicable; and 
full consideration has been given to the use of realistic renewable energy options, and such measures 
have been incorporated into the development where practicable.

Unitary Development Plan EN5  -  Irwell Valley
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This policy states that development within the Irwell Valley will not be permitted where it would result 
in the fragmentation of the open land resource; reduce the public accessibility existing and proposed 
routes within the valley; have an unacceptable impact on the landscape or wildlife; result in the 
unacceptable loss of land of acknowledged existing or potential recreation value; have an 
unacceptable impact on important views; have an unacceptable effect on water quality; have an 
unacceptable impact on the visual quality of the river frontage; or have an unacceptable impact on the 
amenity of other valley users.

Unitary Development Plan EN9  -  Wildlife Corridors
This policy states that development that would affect any land that functions as a wildlife corridor, or 
that provides an important link or stepping stone between habitats will not be permitted. Conditions 
and planning obligations may be used to protect, enhance or manage to facilitate the movement of 
flora and fauna where development is permitted.

Unitary Development Plan H4  -  Affordable Housing
This policy states that in areas that there is a demonstrable lack of affordable to meet local needs 
developers will be required by negotiation with the city council to provide an element of affordable 
housing of appropriate types.

Unitary Development Plan H8  -  Open Space Provision with New Housing
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 contai8ned within 
Supplementary Planning Documents.

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 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 ST7  -  Mixed-use Development
This policy states that mixed use development schemes that minimise the need to travel will be 
focused towards specific areas including Lower Broughton.

Other Material Planning Considerations

National Planning Policy

National Planning Policy Framework
National Planning Policy Guidelines

Local Planning Policy

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  -  Design
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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
This policy document contains a number policies used to assess and determine planning applications 
and is intended as a guide in designing out crime.

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: the provision of open 
space; improvements to the city’s public realm, heritage and infrastructure; the training of local 
residents in construction skills; and the offsetting of greenhouse gas emissions.

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.

Planning Guidance -  Irwell City Park
This guidance relates to the intention to establish the Irwell City Park as an exciting and unique 
waterfront location within the Regional Centre.

It is not considered that there are any local finance considerations that are material to the application

APPRAISAL

The principle of introducing tall buildings on this site to accommodate residential and commercial uses 
(A1, A2, A3, B1) was established with the granting of planning permission 15/66806/FUL. Therefore 
this report will consider only those elements of the scheme that materially differ from the development 
approved under 15/66806/FUL. 

Principle of Development

The permission granted under application 15/66806/FUL included 473sqm of commercial floor-space, 
split between two units, to be used flexibly within Use Classes A1, A2, A3 and B1. This application 
seeks to convert the unit within the Irwell tower into a lounge and gymnasium.  As the gym would only 
be available to residents of the development, it can be considered to be a facility that is ancillary to 
the residential element of the building and therefore there are no objections, in policy terms, to its 
installation.

Assessment of the proposed alterations

Conversion of upper-ground-floor
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Under the previous approval, Commercial Unit 2 presented a glazed frontage onto the riverfront 
walkway, albeit at a slightly raised level. The introduction of a resident’s lounge and gym and a 
manager’s office in place of the commercial unit would not significantly alter the appearance of what is 
a prominent façade, as the upper ground-floor would still consist of a series of large windows, albeit 
with a slightly higher cill height than the previous scheme. The resident’s lounge would provide a 
frontage onto the riverside walkway, whilst the gym facility would present a dual-frontage, with 
windows also facing out onto the internal courtyard. This layout is considered to be acceptable, as it 
would allow for sufficient activity and passive surveillance onto both the riverfront walkway and 
internal courtyard. 

Re-positioning of the tower

Siting the Irwell Tower further away from the river would, as a result, shorten the interface distance for 
residents of the building and those within the facing Greengate Tower. Application 15/66806/FUL 
approved a separation of 17.5m – 20m between apartments across the internal amenity area. Re-
siting the Irwell tower will reduce these distances down to 14.5m – 17m, which is still considered to be 
an acceptable relationship within a high-density development within Greengate. 

A further consequence of re-siting the Irwell Tower is that the internal courtyard area between the two 
blocks would be reduced from 376sqm to 318sqm. Whilst this reduction is regrettable, it is modest in 
size and the courtyard will continue to function as a useable area for people to sit out on. It shall also 
continue to provide a visual amenity value for residents looking down onto it from their apartments. A 
positive consequence of the re-siting and removal of the colonnade is the creation of a wider riverfront 
walkway that is free of potential hiding places for would-be-criminals. 

The applicant has submitted a series of elevations and visuals with the application that allow the 
proposed revisions to be compared against the previously approved scheme (15/66806/FUL). These 
demonstrate that, across medium and longer distance views, the proposed scheme would not appear 
significantly different to that originally approved in 2016. The relationship between the re-sited Irwell 
Tower and the adjacent 44-storey Exchange Court building (approved under application 
16/67809/FUL in December 2016) would continue to be acceptable, with sufficient space retained 
between the two towers. 

On the basis of the above, there are no objections to the proposed re-siting of the Irwell Tower.   

Realignment of northern façade and removal of colonnade

Under application 15/66806/FUL the upper 33 floors of the Irwell Tower’s riverfront elevation were 
supported by a series of columns, which created a sheltered colonnade where members of the public 
could walk along the river, past the lower two floors. In conjunction with moving the Irwell Tower, this 
application seeks to remove this colonnade and create a flush riverfront façade from ground to roof 
level. It is recognised that the columns could have provided potential hiding places for would-be 
criminals and was an area of concern identified within the Crime Impact Statement submitted with 
application 15/66806/FUL. Therefore there is no objection to their removal from a crime-prevention 
perspective. The change to the tower’s northern façade, when viewed as a whole, would be limited. 
For residents / members of public walking past the tower along the river, it is considered to be more 
important that the series of windows within the upper-ground floor have been retained as, despite 
being at a raised level relative to the walkway, these provide passers-by with a perceived sense of 
activity and passive surveillance.  Therefore there are no objections to the removal of the colonnade 
on the grounds of design or crime prevention. 

Revisions to lift shaft on Greengate Tower
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The application proposes to omit one of the lift shafts from the Greengate Tower’s eastern elevation. 
The resulting footprint and external appearance of the lift/stair core would not be significantly altered 
and therefore there are no objections to this element of the revisions.

Planning Obligations

Following the removal of the four additional apartments that were initially proposed as part of this 
application, there are no aspects of the s.73 revisions that would necessitate a further review of 
planning obligations or viability. A fresh s106 agreement will, however, be drafted to ensure that the 
obligations and level of contributions agreed under the previous application are carried across to any 
approval issued under this application.  

Recommendation

Planning permission be granted subject to the following planning conditions and that:

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

a financial contribution of £250,000 towards Greengate Pocket Park and the inclusion of a clawback 
mechanism directed towards the same park.

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

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

Conditions

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

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

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

03-02-001 – Site Plan
03-03-098A – Basement Level
03-03-099A – Lower Ground Floor Plan
03-03-100D – Upper Ground-Floor Plan
03-03-101 – Greengate Level 1 & Irwell Level 1
03-03-102 – Greengate Levels 2-5 & Irwell Levels 2-5
03-03-107 – Greengate Levels 7-9 & Irwell Level 7
03-03-110 – Greengate Level 10 & Irwell Levels 8-10
03-03-111 – Greengate Level 11 & Irwell Levels 11, 16, 21 & 26
03-03-112 – Greengate Levels 12 & 14 & Irwell Levels 12, 14, 15, 17-20. 22-25
03-03-113 – Greengate Level 13 & Irwell Level 13
03-03-127 – Greengate Roof Plan & Irwell Level 27
03-03-128 – Greengate Roof Plan & Irwell Level 28
03-03-129 – Greengate Roof Plan & Irwell Level 29
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03-03-130 – Greengate Roof Plan & Irwell Level 30
03-03-131 – Greengate Roof Plan & Irwell Levels 31-34
03-03-135 – Roof Plan
03-05-001 – North Elevation
03-05-002 – South Elevation
03-05-003 – East Elevation
03-05-004 – West Elevation

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

3. Notwithstanding any information submitted with the application, no development shall take place 
until an investigation and risk assessment has been submitted to and approved in writing by the 
Local Planning Authority. The assessment shall investigate the nature and extent of any 
contamination on the site (whether or not it originates on the site). The assessment shall be 
undertaken by competent persons and a written report of the findings submitted to and 
approved in writing by the Local Planning Authority before any development takes place. The 
submitted report shall include:

i)  a survey of the extent, scale and nature of contamination

ii) an assessment of the potential risks to:

* human health,                
* property (existing or proposed) including buildings, crops, livestock, pets, woodland, and 
service lines and pipes,
* adjoining land,
* groundwaters and surface waters,
* ecological systems,                
* archaeological sites and ancient monuments;

iii) where unacceptable risks are identified, an appraisal of remedial options and proposal of the 
preferred option(s) to form a remediation strategy for the site.

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

Reason:  To prevent pollution of the water environment and to ensure the safe development of 
the site in the interests of the amenity of future occupiers in accordance with Policy EN17 of the 
City of Salford Unitary Development Plan and the National Planning Policy Framework.

4. Pursuant to condition 3 and prior to first use or occupation a verification report, which validates 
that all remedial works undertaken on site were completed in accordance with those agreed 
with the Local Planning Authority, shall be submitted to and approved in writing by the Local 
Planning Authority.

Reason:  To prevent pollution of the water environment and to ensure the safe development of 
the site in the interests of the amenity of future occupiers in accordance with Policy EN17 of the 
City of Salford Unitary Development Plan and the National Planning Policy Framework.

5. The development shall be constructed in accordance with the recommendations set out in 
sections 4 to 8 (inclusive)of the submitted Crime Impact statement dated 10 June 2015 version 
A.
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Reason: To reduce crime in accordance with policy DES10 of the City of Salford Unitary 
Development Plan, the Design and Crime SPD and the National Planning Policy Framework.

6. The development permitted by this planning permission shall only be carried out in accordance 
with the approved Flood Risk Assessment (FRA) by WML (6631/FRA/02) and the following 
mitigation measures:
1. Limiting the surface water run-off rate to no more than 5.2 l/s.
2. Identification of access/egress routes from the lower level store car park.
The mitigation measures shall be fully implemented prior to occupation and subsequently in 
accordance with the timing / phasing arrangements embodied within the scheme, or within any 
other period as may subsequently be agreed, in writing, by the local planning authority. 

Reason:
1. To reduce the increased risk of flooding elsewhere by control of surface water from the site.
2. To reduce the impact of flooding on occupants/users of the development.

7. No development shall take place until a scheme for the provision and management of a high 
quality landscaped river bank shall be submitted to and agreed in writing by the local planning 
authority. Thereafter the development shall be carried out in accordance with the approved 
scheme and any subsequent amendments shall be agreed in writing with the local planning 
authority. The scheme shall include:
- detailed methodology of removing redundant infrastructure from river corridor and 
reinstatement of new riparian wall and walkway.
- details of proposed soft landscaping scheme and addition of new wildlife features to enhance 
the ecology of riparian site.
- details demonstrating how the river corridor will be protected during development and 
managed/maintained over the longer term including adequate financial provision and named 
body responsible for management
- details of new enhanced riparian walkway and associated hard land landscaping, and 
appropriate lighting.
- where a green roof is proposed recommend appropriate substrate and planting mix to 
maximise wildlife value.

Reasons:  Inappropriate development that encroaches on watercourses and key ecological 
networks has a potentially severe impact on their ecological value. Land alongside 
watercourses is particularly valuable for wildlife and it is essential this is protected.

8. The vehicle parking, servicing and other vehicular access arrangements shown on the approved 
plans to serve the development hereby permitted shall be made available for use prior to the 
development being brought into use (or in accordance with a phasing plan which shall first be 
agreed in writing with the local planning authority) and shall be retained thereafter for their 
intended purpose.

Reason: In the interest of highway safety and the free flow of traffic and in accordance with 
policies A2, A8 and A10 of the City of Salford Unitary Development Plan and the National 
Planning Policy Framework.

9. Notwithstanding the details shown on the drawings hereby approved, details of secure parking 
for 64 bicycles shall be submitted to and approved in writing by the Local Planning Authority. 
The approved cycle parking shall be implemented and made available for its intended use prior 
to the occupation of the development hereby approved and shall be retained thereafter.
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Reason: To encourage more sustainable modes of travel in accordance with policies ST14, A2 
and A10 of the City of Salford Unitary Development Plan and the National Planning Policy 
Framework.

10. Prior to the occupation of the development (or alternative timeframe which has been agreed in 
writing with the Local Planning Authority), an updated Travel Plan shall be submitted to and 
agreed in writing with the Local Planning Authority. The agreed Travel Plan shall be 
implemented and reviewed in accordance with the timetable embodied therein.

Reason: To ensure that the travel arrangements to the development are appropriate and to limit 
the effects of the increase in travel movements in accordance with policies ST14 and A8 of the 
City of Salford Unitary Development Plan.

11. The following noise standards shall be attained with respect to residential accommodation on 
the site as stipulated in BS8233:2014 - Guidance on Sound Insulation and Noise Reduction for 
Buildings:
(i) internal noise levels of less than 30 dB LAeq,8hour within bedrooms between 23.00 hours 
and 07.00 hours
(ii) internal noise levels of less than 35 dB LAeq,16 hour within living rooms between 07.00 
hours and 23:00 hours
(iii) internal noise levels of less than 40 dB LAeq,16hour within other living areas (e.g. dining 
rooms) between 07.00 and 23.00 hours
(iv) typical individual noise events from passing road traffic, shall not be in excess of 45 dB 
LAmax in bedrooms between 23.00 and 07.00 hours
(v) external noise levels of less than 55 dB LAeq,16 hour on roof top terraces and amenity 
spaces between 07:00 and 23:00 hours

The use of ventilation measures which removes the need for future residents to open windows 
for general ventilation shall be identified and submitted to the Local Planning Authority for 
approval. The ventilation measures identified shall ensure the above standards are not 
compromised.
The noise mitigation measures shall be approved in writing by the Local Planning Authority and 
installed prior to occupation of the development. Prior to occupation of the development a Site 
Completion Report shall be submitted to the Local Planning Authority for approval.  The Site 
Completion Report shall validate that all works undertaken on site were completed in 
accordance with those agreed by the Local Planning Authority. All mitigation measures shall 
thereafter be retained.

Reason: To safeguard the amenity of existing, neighbouring and/or future occupants of the 
development hereby approved in accordance with policy EN17 of the City of Salford Unitary 
Development Plan and the National Planning Policy Framework.

12. The rating level (LAeq,T) from all commercial type activities, including fixed plant and machinery 
associated with the development, when operating simultaneously, shall not exceed the 
background noise level (LA90,T) by more than -5 dB at any time when measured at the 
boundary of the nearest noise sensitive premises.  Noise measurements and assessments shall 
be carried out according to BS 4142:2014 "Methods for rating and assessing industrial and 
commercial sound".  'T' refers to any 1 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 existing, neighbouring and/or future occupants of the 
development hereby approved in accordance with policy EN17 of the City of Salford Unitary 
Development Plan and the National Planning Policy Framework.
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13. No development shall take place, including any works of excavation or demolition, 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 provide for: 
(i) the times of construction activities on site 
(ii) the parking of vehicles of site operatives and visitors 
(iii) loading and unloading of plant and materials 
(iv) storage of plant and materials used in constructing the development 
(v) the erection and maintenance of security hoarding including decorative displays and facilities 
for public viewing, where appropriate 
(vi) wheel washing facilities 
(vii) measures to control the emission of dust and dirt during construction 
(viii) a scheme for recycling/disposing of waste resulting from demolition and construction works 
(ix) measures to prevent disturbance to any adjacent living accommodation from noise and 
vibration, including any piling activity 
(x) measures to prevent the pollution of watercourses.

Reason: To safeguard the amenity of existing, neighbouring and/or future occupants of the 
development hereby approved in accordance with policy EN17 of the City of Salford Unitary 
Development Plan and the National Planning Policy Framework.

14. No development shall take place until a strategy of surface water drainage for the site using 
sustainable drainage methods has been submitted to and approved in writing by the Local 
Planning Authority. The approved development shall be implemented in accordance with the 
approved strategy prior to the commencement of the development. The development shall be 
carried out in accordance with the approved scheme.

Reason: In order to reduce the risk of flooding in accordance with policy EN19 of the City of 
Salford Unitary Development Plan and the National Planning Policy Framework.

15. No structure shall be removed from the site or its immediate environs until the potential for bat 
roosting has been reassessed. The finding of the bat roosting survey together with an mitigation 
measures required shall be submitted to and approved in writing prior to the demolition works 
taking place. All demolition works shall be carried out in accordance with the approved details.  

Reason: To protect the interests of any protected species that may be present on site in 
accordance with policy EN9 of the City of Salford Unitary Development Plan and the 
Biodiversity Supplementary Planning Document.

16. No development shall take place until details of emergency access/egress at the lower ground 
level have been submitted to and agreed in writing by the Local Planning Authority. The 
approved development shall be implemented in accordance with the approved strategy prior to 
the commencement of the development. The development shall be carried out in accordance 
with the approved scheme.

Reason: In order to reduce the risks from flooding in accordance with policy EN19 of the City of 
Salford Unitary Development Plan and the National Planning Policy Framework.

17. No development shall take place until details of flood resilient construction up to the flood level 
predicted for the 1:1,000 year flood event have been submitted to and agreed in writing by the 
Local Planning Authority. The approved development shall be implemented in accordance with 
the approved strategy prior to the commencement of the development. The development shall 
be carried out in accordance with the approved scheme.
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Reason: In order to reduce the risks from flooding in accordance with policy EN19 of the City of 
Salford Unitary Development Plan and the National Planning Policy Framework.

Statement of Conformity

The Local Planning Authority worked positively and proactively with the applicant to identify various 
solutions during the application process to ensure that the proposal comprised sustainable 
development and would improve the economic, social and environmental conditions of the area and 
would accord with the development plan. These were incorporated into the scheme and/or have been 
secured by planning condition. The Local Planning Authority has therefore implemented the 
requirement in Paragraphs 186-187 of the NPPF.

Notes to Applicant

1. STANDING ADVICE - DEVELOPMENT LOW RISK AREA

The proposed development lies within a coal mining area which may contain unrecorded coal 
mining related hazards.  If any coal mining feature is encountered during development, this 
should be reported immediately to the Coal Authority on 0345 762 6848.

Further information is also available on the Coal Authority website at:
www.gov.uk/government/organisations/the-coal-authority

This Standing Advice is valid from 1st January 2017 until 31st December 2018


