
PLANNING & TRANSPORTATION REGULATORY PANEL
PART I
SECTION 1: APPLICATIONS FOR PLANNING PERMISSION
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APPLICATION No: 18/72539/FUL
APPLICANT: C/o Agent
LOCATION: Waterside Village, Gemini Road, Salford, M6 6HB
PROPOSAL: Reconfiguration, extension and erection of new buildings at 

Waterside Village, following demolition of 8 residential units, to 
create student accommodation (C3, C4 and Sui Generis Uses) 
comprising 507 Beds within 134 Units, together with associated 
highways works, car parking, landscaping and new pedestrian 
accesses

WARD: Irwell Riverside

DESCRIPTION OF SITE AND SURROUNDINGS 

The application relates to a small estate of houses and apartments known collectively as ‘Waterside 
Village’. It is understood that the vast majority of the properties within the ‘Village’ are used to house 
students enrolled at the University of Salford. Vehicular and pedestrian access onto the site is 
achieved via its short Seaford Road frontage, to the west, with entry currently controlled by an 
electronic gate. Frederick Road runs parallel to the estate’s south-eastern boundary, whilst the River 
Irwell flows alongside its eastern edge. Adjacent to the site’s north-western perimeter wall is a 
pedestrian footpath that links Seaford Road with Gerald Road. It also separates the development site 
from a series of student apartment blocks to the north. Further student accommodation is located at 
the junction between Seaford Road and Frederick Road. 

Frederick Road

Seaford Road

River Irwell
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The wider area includes a mixture of uses, including industrial units; an innovation hub; and traditional 
residential dwellinghouses. The David Lewis recreation ground is located on the opposite side of 
Frederick Road, which in turn provides links with the University’s Peel Park campus. 

Frederick Road is carried over the Rriver Irwell by Wallness Bridge, which is a grade II listed structure 
dating from 1880. 

The site itself is enclosed along its Frederick Road and north-western boundaries by high walls and 
railings. The housing stock within Waterside Village appears to date from the 1980s and comprises of 
two-storey houses and three-storey apartments blocks, constructed in red brick and topped by pitched 
red-tile roofs. In total there are 127 units of accommodation that provide a total of 247 bed-spaces. All 
of the properties range from one to four bedrooms in size. Parking spaces for approximately 100 cars 
is provided within communal parking courts and to the front of houses. The boundaries to the majority 
of plots are open and therefore whilst much of the site is occupied by grassed amenity space, very 
little of it can be considered to be private. 

PROPOSED DEVELOPMENT

Waterside Village is under the ownership of ‘Student Cribs’, who specialise in the refurbishment and 
subsequent provision of residential accommodation for second, third and fourth year students. This 
application seeks full planning permission to increase the overall number of student bed-spaces within 
the site from 247 to 507, an uplift of 260 beds, together with associated highways works, car parking, 
and landscaping. The additional residential accommodation would be created by undertaking the 
following works:

i) Refurbishment of existing buildings:
Those existing buildings on the site that are to be retained will be extended and reconfigured 
internally to create additional bed-spaces and to improve the standard of accommodation. 
Additionally, they would be refurbished externally through the painting and rendering of existing 
brickwork or the application of timber cladding (coloured grey, cream or white). 

ii) Erection of new buildings
New buildings would be erected to create additional bed-spaces and supporting facilities. In a 
number of instances these would be physically connected to an existing block. These are all a 
minimum of three-storeys in height and would generally be of flat-roof design and brick / timber 
cladding construction. Eight existing residential units would be demolished to facilitate these new 
blocks. 

The applicant has advised that these works would be undertaken in five phases, to align with the 
student calendar and minimise disruption. A broad phasing plan has been submitted with the 
application and is provided below.
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A summary of the alterations to each of the blocks is provided below:
Block No. Works proposed

1 Two-storey extensions and internal reconfiguration
2 Replacement of two units with a three-storey building (Block 2A) and extensions to 

retained two-storey units
3 Single-storey extensions and internal reconfiguration
4 Replacement of two units with a three-storey building (Block 4A) and extensions to 

retained two-storey units
5 First-floor extensions and erection of a new three-storey extension (Block 5A)
6 Minor internal reconfiguration 
7 Removal of existing roof and erection of a third-floor extension. Erection of a new six-

storey extension (Block 7A).
8 Removal of existing roof and erection of a third-floor extension.
9 Removal of existing roof and erection of a third-floor extension. Erection of a four-storey 

extension (Block 9A).
10 Removal of existing roof and erection of a third-floor extension. Erection of a four-storey 

extension (Block 10A).
11 Demolition of existing buildings and erection of new three-storey terrace of houses and a 

site office.
12 Internal reconfiguration and single-storey extensions.

12A Erection of three-storey detached building to provide a café with apartments above 
(Block 12A)

13 Internal reconfiguration and single-storey extensions.

The proposals would create the following mix of accommodation.
Property Type Quantity Bed-Spaces

1-Bed Apartment 6 6
2-Bed Apartment 22 44
3-Bed Apartment (inc. duplex) 36 108
5-Bed Apartment 24 120
3-Bed House 2 6
4-Bed House 12 48
5-Bed House 19 95
6-Bed House 11 66
9-Bed House 2 18
Total 134 507



$kayk2wde.rtf

The application site is located within an area covered by an Article 4 direction that removes permitted 
development rights for the change of use of a C3 dwellinghouse into small Houses in Multiple 
Occupation (HMO) (Use Class C4). 

The applicant has requested that each individual unit retains its own use class, as opposed to 
attributing a single use class to the whole of the Waterside Village development. This would enable 
units that fall within Class C4 (Houses in Multiple Occupation) to be converted into C3 
(Dwellinghouses) in the future, if required, under permitted development. Those properties in the table 
above that provide one or two bedrooms would fall within Use Class C3, whilst those with three – six 
bedrooms (inclusive) would be classed as C4. The nine-bedroom houses would hold a Sui generis 
land use. 

In addition to the residential accommodation for students, a new site office would be created within 
Block 11, adjacent to the vehicular entrance into the Village. Additionally a café would be located on 
the ground-floor of Block 12A.  

The road layout within Waterside Village would be rationalised by realigning and removing aspects of 
the existing highway. Boundary treatments would be introduced around the various plots to create 
clearly-defined public and private spaces. When combined, these elements have enabled the delivery 
of a new green route for pedestrians across the width of the site (north-south). This forms a key 
component of a site-wide landscaping scheme, which includes new tree planting and external 
breakout / seating areas. 

The amount of car parking provided at the site would be reduced down to 42 spaces, which results in 
a provision of 31% per unit. A total of 258 cycle parking spaces would be distributed across the site in 
secure shelters. 

Two new pedestrian access points would be created to enhance the permeability of the Waterside 
Village site and improve connections with existing, surrounding routes. One access would be located 
within the northern boundary wall, to connect to the adjacent public footpath, whilst the other would 
enable access into the site directly from Frederick Road, between Blocks 9 and 10. The two accesses 
would be connected by the new green route that runs across the site and around Block 12A (which 
contains the café). The applicant also proposes to install a toucan crossing on Frederick Road, 
adjacent to Block 9, in order to improve pedestrian linkages between Waterside Village and the 
University’s Peel Park Campus, via the David Lewis Recreation Ground. 

Sections of the north-western and south-eastern boundaries would be removed and replaced with 
railings to provide views into / out of the site. Those remaining walls would be painted and topped by 
feature strip-lighting.    

VALUE ADDED

The following enhancements to the development have been secured as a result of pre-application 
discussions and during the course of the planning application:
 Provision of a public pedestrian/cycle route across the site from north-south;
 Introduction of a café unit along the pedestrian route;
 Improvements to the design quality of the new buildings;
 Increased privacy distances between several buildings; 
 Creation of ‘external breakout spaces’ within the landscaping;
 Alterations to site’s boundary treatments to increase visual permeability and to enhance their 

appearance;
 Alterations to the estate roads to bring them up to adoptable standards; and
 Provision of additional cycle storage spaces.
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PUBLICITY

Site Notice: Non HH Article 15 Date Displayed: 15 November 2018
Reason: Wider Publicity

Site Notice: Non HH setting of listed building Dated Displayed: 15 November 2018
Reason: Affecting setting of Listed Building

Press Advert: Manchester Weekly News Salford Edition Date Published: 25 October 2018
Reason: Article 15 Standard Press Notice

   Affecting setting of Listed Building

RELEVANT SITE HISTORY

Gemini Student Village
07/55387/FUL - Erection of a three storey building with an additional living accommodation in roof 
space to provide eight apartments together with associated car parking – Approved, 05/11/2007

07/54874/FUL - Erection of a three storey building with additional living accommodation in roof space 
to provide eight apartments together with associated car parking – Withdrawn, 09/08/2007

05/51214/FUL – Conversion of undercroft car park to four apartments – Approved, 07/10/2005

04/47915/FUL – Change of use of undercroft parking area to form four new apartments – Approved, 
15/04/2004

04/47914/HH – Erection of single-storey rear extensions – Approved, 27/04/2004

Site at Seaford Road, Gemini Road and Frederick Road
00/41253/FUL – Demolition of tramway depot and erection of new six/four/three storey building to 
create 228 student study bedrooms and associated facilities together with creation of 27 car parking 
spaces and cycle parking – Approved, 17/01/2001
Former British Vita site, Seaford Road
19/73053/FUL - Demolition of existing buildings and erection of 136 residential dwellings and 
associated works with site access off Seaford Road – current application

CONSULTATIONS

DESIGN FOR SECURITY (DfS) - No objections. The applicant should comply with the 
recommendations set out within the submitted Crime Impact Statement.

UV ENVIRONMENT 
Air Quality – No objections. Concentrations of NO2 at the new blocks are likely to be below those at 
the existing blocks. It is known that levels of NO2 reduce rapidly with increasing distance from the 
source, particularly in the first 10m or so. It is also noted that the scheme includes an overall reduction 
in parking provision (-58 spaces) to 42 spaces, and a significant increase (146) in cycle spaces. As 
such it is likely that the operation of the development itself will not cause any deterioration to air 
pollution in the AQMA. It is considered unreasonable to require air quality mitigation for existing 
blocks.
Noise – No objections. The acoustic report is accepted and the development is considered 
appropriate subject to the following conditions:-
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 The glazing and passive ventilation for all habitable rooms in new and / or extended units shall 
achieve a stipulated set of acoustic performance values;

 Applicant to confirm that glazing and ventilation measures compliant with the above condition 
have been installed for each habitable room in new and extended units;

 Noise Assessment to be submitted for any external plant;
 Commercial unit within Block 12A to operate under Use Classes A1, A2, or A3 only;
 Opening hours to be submitted and agreed with the LPA for the Block 12A commercial unit (café);
 Scheme of acoustic insulation to be agreed for Block 12A (café); and
 Standard Construction Environmental Management Plan
Contaminated Land – No objections, subject to a condition requiring the submission of an intrusive 
site investigation report. This should confirm and quantify any contamination and identify any 
remediation requirements.

UV DRAINAGE – No objections. The following conditions have been recommended for any grant of 
planning permission:-
 Compliance with the submitted Flood Risk Assessment;
 Submission of flood resilience measures up to the level of the 1 in 1000 year flood event;
 Submission of a drainage strategy for surface water;
 Surface water discharge rate to be restricted to 50% of the existing discharge rate, or to greenfield 

runoff, whichever is greater;
 Provision of a SuDS treatment train(s), or an equivalent oil/petrol interceptor plus hydrodynamic 

separator combination, for the car parking areas.

UV HIGHWAYS - No objections - see the Access, Highways and Parking section of the report for 
more detail. 

CANAL AND RIVER TRUST (CaRT) - No comments to make. There is no requirement for CRT to be 
consulted on this application. 

ENVIRONMENT AGENCY (EA) – No objections, following receipt of additional information. There 
needs to be the potential for larger plant/machinery to access the riverbank.  From the information 
provided it would appear possible for larger vehicles to access between the blocks if required. 

GREATER MANCHESTER ECOLOGICAL UNIT – No objections. No significant ecological 
constraints were identified by the developer’s ecological consultant.  Issues relating to, bats, nesting 
birds and landscaping can be resolved via condition and or informative (as follows). 
 Removal of vegetation outside of bird nesting season
 Provision of a landscaping and tree-planting scheme

TRANSPORT FOR GREATER MANCHESTER (TFGM) – Comments received and incorporated into 
the comments produced by UV Highways.  

UNITED UTILITIES WATER LTD - No objections. The site should be drained on a separate system 
with foul water draining to the public sewer and surface water draining in the most sustainable way. 
Standard conditions relating to the drainage of foul and surface water recommended. 

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.
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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, Motorcycle Parking in New Development
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 CH2  -  Development Affecting 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 DES1  -  Respecting Context
This policy states that development will be required to respond to its physical context and respect the 
positive character of the local area in which it is situated and contribute towards a local identity and 
distinctiveness.

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

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

Unitary Development Plan DES4  -  Relationship Development to Public Space
This policy states that developments that adjoin a public space shall be designed to have a strong 
and positive relationship with that space by creating clearly defining public and private spaces, 
promoting natural surveillance and reduce the visual impact of car parking.

Unitary Development Plan DES6  -  Waterside Development
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 defences. All built development will face onto the water, and incorporate entrances onto the 
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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 DES8  -  Alterations and Extensions
This policy states that planning permission will only be granted for alterations or extensions to existing 
buildings that respect the general scale, character, rhythm, proportions, details and materials of the 
original structure and complement the general character of the surrounding area.

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 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 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 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 of 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 H7 – Provision of Student Accommodation
This policy states that planning permission will be granted for the provision of student residential 
accommodation provided that:

i. There is a proven need for the development;
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ii. The development is in a location with very good access by public transport, walking and 
cycling to local facilities and to the educational establishment it is designed to serve;

iii. There would be no unacceptable impact on the amenity of the occupiers of neighbouring 
developments;

iv. The use would have an unacceptable impact, either in itself or cumulatively, on the character 
of the area; and

v. The proposal is compatible with wider regenerations objectives and is consistent with other 
policies and proposals of the UDP. 

Other Material Planning Considerations

National Planning Policy

- National Planning Policy Framework
- National Planning Policy Guidance

Local Planning Policy

- Design Supplementary Planning Document
- Design and Crime Supplementary Planning Document
- Sustainable Design and Construction Supplementary Planning Document
- Flood Risk and Development Planning Guidance
- Trees and Development Planning Guidance
- Contaminated Land Planning Guidance
- Housing Planning Guidance
- Planning Obligations Supplementary Planning Document

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

APPRAISAL

Principle of Development

Proposed Use Classes
Correspondence submitted with the application states that it is the applicant’s preference for land use 
classifications (e.g. C3, C4 or Sui Generis) to be assigned to each individual unit of accommodation, 
as opposed to the allocation of a single land use (Sui Generis) to the development as a whole. The 
rationale for this is understood to be that, in the event of a reduction in demand for student housing, it 
provides the applicant with the flexibility of converting any student-occupied C3 or C4 units back into 
conventional housing without the need for a change of use permission. Any potential changes of use 
from C3 to C4, however, would require planning permission due to the Article 4 direction that applies 
across the Ward of Irwell Riverside.  There are no objections in principle to this approach, providing 
that officers are comfortable the proposed development is also capable of providing an acceptable 
environment and level of residential amenity for residents of C3 dwellinghouses. 

Principle of providing additional student bed-spaces
This application seeks to intensify the use of the Waterside Village site through the provision of 
additional student accommodation. This would be achieved by extending some of the existing 
buildings and reconfiguring their internal layout. New buildings would be erected within the site too, 
following the demolition of eight of the existing dwellings.  

UDP Policy H7 relates to the provision of student accommodation. It states that planning permission 
will be granted for student residential accommodation provided that:
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i. There is a proven need for the development;
ii. The development is in a location with very good access by public transport, walking and 

cycling to local facilities and to the educational establishment it is designed to serve;
iii. There would be no unacceptable impact on the amenity of the occupiers of neighbouring 

developments;
iv. The use would not have an unacceptable impact, either in itself or cumulatively, on the 

character of the area; and
v. The proposal is compatible with wider regenerations objectives and is consistent with other 

policies and proposals of the UDP. 

Criterion i. of UDP Policy H7 is supplemented by policy HOU7 of the adopted Housing Planning 
Guidance. This states that major planning applications for student housing should be accompanied by 
an assessment of need for student housing.

The application proposes 134 units with a capacity for 507 bed spaces. This is a significant increase 
(+260 bedspaces) from the current provision of 247 beds across 127 units. The Planning Statement 
explains that from the outset the applicant has been in contact with the University of Salford to 
establish the need for additional student accommodation, as well as understanding its housing 
strategy and growth expectations (paragraph 5.4). It goes on to state that The University have 
confirmed that they currently have 1,367 bed spaces on campus and, of these, 297 are occupied by 
2nd/3rd year and post graduate students. The University have access to a further 2,234 beds off-
campus; for 741 of these, they know that 327 are first year students and 414 are 2nd/3rd 
year/postgraduate students.  

Paragraph 5.5 of the Planning Statement further explains that one of the objectives of the University’s 
housing strategy is to be able to offer all first year students with their accommodation either on or off 
campus, however presently they are unable to do so. The provision of additional accommodation at 
Waterside Village for 2nd, 3rd and 4th year students would free-up the University’s accommodation 
that is currently occupied by these year groups and allow them to offer their accommodation to more 
first year students. The Statement (paragraph 5.6) goes on to describe the discussions that the 
applicant has had with the University as ‘supportive’, although no formal letter from the University has 
been provided to confirm this position. 

As well as information in the Planning Statement, a ‘Salford – Student accommodation demand study’ 
has been prepared by GL Hearn and submitted in support of the planning application. The 
assessment demonstrates that there is a need / demand for 511 student bedrooms in this particular 
location.  Having regard to the applicant’s Study it is accepted that:
 The site is on the edge of the main Salford University Peel Park / Frederick Road Campus and 

therefore provides excellent access to the University. Having regard to this, the proposed 
development would be in conformity with policy H11 of the draft local plan. Although the draft local 
plan has only very limited weight in the determination of planning applications, it clearly represents 
the City Council’s current approach to the preferred location(s) for new student accommodation. 

 Circumstances have changed since the publication of the Salford Student housing demand study 
(2013) that was prepared by DTZ on behalf of the University. This concluded that that there was 
excess capacity in the student market and that once the University had completed their student 
village (anticipated to be in 2017), the amount of accommodation would be well in excess of 
requirements. In addition, at the time the assessment was published the University’s stated 
position was that it would not support any additional student accommodation. 

 The University of Salford has indicated to the applicant that that over the next five years the 
student base will grow by 12%, which equates to an additional 2,498 students at the University - 
both under-graduate and post-graduate students. A significant proportion of these are likely to 
require student accommodation in Salford.

 There are likely to be minimal vacancies in the existing University of Salford student 
accommodation and also within other purpose built student accommodation; the proposed 
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development would help to meet a quantitative need that would contribute to meeting wider 
housing targets.

 The development would be targeted at 2nd and 3rd year students, which could potentially free up 
non-purpose built student dwellings for groups such as families (the 2011 Census states that 
there were 636 such households at the time); the development would provide quality managed 
accommodation with security of tenure.

 The University has confirmed to the applicant that there will be demand for additional 
accommodation at Waterside Village, and that there would be particular demand for one bed flats 
and rooms with en-suite facilities. The current proposals at Waterside include a number of bed-
spaces of this specification. 

Given the above, it is considered that the applicant has adequately demonstrated that there is a 
proven need for the amount and type of student accommodation proposed, which satisfies criterion (i) 
of UDP Policy H7.

With regards to criterion (ii) of UDP Policy H7, the application site is located approximately 1km to the 
north of the University of Salford’s lecture buildings. This is considered to be within acceptable 
walking distance. Bus stops are located on Frederick Road and nearby Lower Broughton Road, which 
provide access to the Regional Centre and the Trafford Centre, and the amenities associated with 
them. There is, however, a need to improve the quality of these facilities to ensure that they are 
attractive to future occupants of the development and are well-used. This matter is discussed in 
further detail within the ‘Access, Highways and Parking’ chapter of this report. Improvements to the 
walking routes in and around the site are discussed in the ‘Circulation and Movement’ section. Overall 
it is considered that the development adequately complies with criterion ii of Policy H7.

The application site currently provides residential accommodation for students and is adjoined by 
other similar developments to the north and south-west. It also adjoins the north-eastern edge of the 
boundary identified for the emerging University of Salford and Salford Crescent Masterplan, which is 
being developed jointly by the University and the City Council. The vision for the Masterplan is to 
create new, industry-leading educational facilities, providing spaces where students, academics and 
industry partners can collaborate, innovate and create. It will promote a radical improvement to the 
public domain and aims to establish strong physical links between the University and the surrounding 
communities, connecting all existing and future developments into a coherent and connected urban 
City District. 

Given the above, it is considered that the proposed development is compatible with the existing 
character of the area and is consistent with the wider regeneration objectives currently being 
developed for the adjoining parts of the City. The impact of the development on the amenity of 
existing, surrounding residents is discussed within the ‘Residential Amenity’ section of this report, 
however it concludes that there would be no unacceptable impact on neighbouring occupiers. 
Therefore the proposals have also satisfied criterion iii – v of UDP Policy H7 and overall there are no 
objections to the principle of introducing additional student accommodation within the Waterside 
Village site.  

Layout, Circulation and Movement

Context
The existing layout of the site is considered to be relatively inefficient, in terms of its density of 
accommodation and the means by which pedestrians are able to access it. Public footpaths follow the 
length of Waterside Village’s north-western and south-eastern boundaries, however there are no 
access points from them into the site. Pedestrian and cycle movements between the two routes are 
only possible via Seaford Road, with progress through the site impeded by high boundary walls. The 
River Irwell to the east, and apartment blocks to the west, act as further physical barriers. As a result, 
Waterside Village is effectively a walled and gated community, which slows residents’ ability to access 
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public open-space, transport links and the University Campus. Pedestrian and cycle movements for 
the wider population are also restricted, particularly along the River Irwell.

Policy DES 2 (Circulation and Movement) of the City Council’s UDP states that the design and layout 
of new development will be required to, inter alia, maximise the movement of pedestrians and cyclists 
to, through and around the site, through the provision of safe and direct routes; enable pedestrians to 
orientate themselves, and navigate their way through an area by providing appropriate views, vistas 
and visual links; and enable safe, direct and convenient access to public transport facilities, and other 
local amenities. Policy DES 6 of the UDP (Waterside Development) requires all new development 
adjacent to the River Irwell to facilitate pedestrian access to and along the waterway by the provision 
of a safe, attractive and overlooked waterside walkway, accessible to all and at all times of the day 
and for pedestrian links between the waterside walkway and other key pedestrian routes. 

Assessment of the proposals
Given the context set out above there are no objections to the applicant’s vision of creating a denser, 
more urban neighbourhood by manipulating the existing layout, providing that the permeability and 
legibility of the site is also enhanced. 

The majority of the existing buildings within Waterside Village site would be retained and extended, 
with the exception of Block 11 which would be demolished, along with elements of Blocks 2 and 4. 
Where new-build accommodation has been proposed, it is has generally been adjoined to existing 
buildings and around the edges of the site to achieve an efficient layout. In particular, Blocks 2A and 
4A have now been designed to provide a series of windows that overlook the public footpath that runs 
alongside the site’s north-western boundary, thus providing a level of surveillance not currently 
provided by the existing buildings within Waterside Village. The development of a new Block 11 would 
result in the creation of a purpose-built site manager’s office that addresses and monitors the site’s 
vehicular entrance. Block 7A, which is six-storeys in height, has been positioned so as to function as 
a landmark building that terminates views along the central estate road (Gemini Road).  

Block 7A sits on the edge of a new shared-surface plaza area. Whilst most of this space will be used 
by vehicles maneuvering through to other parts of Waterside Village, it does include an external 
breakout area with soft landscaping and seating. 

The road arrangement has been rationalised and simplified, which in turn has enabled the provision of 
a ‘green’ route, running north-west to south-east across the site between two new pedestrian/cycle 
access points. The position of Block 12A has been amended so as to protect views along the length 
of this internal walkway. A café has also been introduced within its ground-floor to provide a 
communal facility for residents of Waterside Village and to encourage activity in this part of the site. In 
providing the pedestrian accesses, and the route connecting them, the applicant has significantly 
enhanced the site’s permeability; connected it to existing walking/cycling routes; and helped to 
integrate Waterside Village with the surrounding community. In particular, the proposed 12.5m wide 
opening between Blocks 9 and 10 will provide student residents with improved access to the 
University Campus, via the applicant’s proposed toucan crossing on Frederick Road and then through 
the David Lewis Recreation Ground. If supported by appropriate signage, the proposed route could 
also serve to connect up the existing riverside walkways to the north and the south of Waterside 
Village. 

The applicant has indicated that the new pedestrian access points would be created as part of the 
phase 3 works, albeit access to non-residents of Waterside Village would be restricted to 07:00 – 
00:00. The applicant states that this would be in the interests of student safety. They go on to explain 
that once Phase 5 has been completed and there is a critical mass of students on the site, a 
permanent 24hr security presence will be provided; this will then allow any restrictions on the 
pedestrian accesses to be removed. The vehicular access gates into the site would be replaced with 
a barrier or rising bollard. 
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Following amendments to the scheme, it is considered that the layout of the development responds to 
its context and provides enhanced circulation and movement for residents, pedestrians and cyclists. 
As a result it is considered to be in compliance with Policies DES 1, 2 and 6 of the City of Salford 
UDP. 

Trees

Existing tree coverage within Waterside Village is sparse and is largely limited to a belt along the 
site’s eastern boundary with the River Irwell. The majority of the trees have been recorded as being of 
low amenity value and therefore it is accepted that their presence should not constrain the future 
development of the site. 

One ‘Category B’ tree was recorded within the application site, however given its modest contribution 
to the overall amenity value of the area and the footprint of the proposed development, the Council’s 
consultant Arborist has accepted that it can be removed. The loss of trees on this site represents a 
short-term loss of amenity which, the Arborist considers, can be mitigated against by securing 
replacement planting, as indicated on the applicant’s Landscaping and Tree Replacement Plans. The 
quality of the proposed landscaping scheme is assessed in more detail within the Design and 
Landscaping section of this report.

Scale and Massing

Existing development on the site is two and three storeys in height. The two neighbouring sites that 
are also occupied by student apartment blocks are generally three-four storeys high but extend up to 
six storeys at the junction of Seaford Road and Frederick Road (B6186). 

The proposed development includes the addition of a fourth-storey onto the full floor-plan of Blocks 7 -
10. This scale of development, adjacent to the river and to the B6186 Fredrick Road (opposite which 
is an open park), is considered to be appropriate. New-build Block 7A would extend up to six-storeys 
but would be more centrally positioned within the Waterside Village estate. This additional height, 
relative to neighbouring buildings, is accepted as it is designed to function as a landmark block within 
the development that terminates views along the central access road (Gemini Road). Views of it from 
outside of the site would not be extensive. New-build Blocks 2A, 4A and 5A would be three-storeys in 
height; this matches the scale of the neighbouring student blocks on the opposite side of the public 
footpath and would not appear incongruous next to the existing two-storey houses within the Village.   

Overall the scale and massing of the proposed development is considered to be acceptable in its 
context. 

Design and Landscaping

Built Development
The applicant’s proposed built-development works can be split into two main categories, namely:
i) Refurbishment and extension of existing buildings;
ii) New-build blocks 

The majority of the existing buildings within the Waterside Village site would be retained, refurbished 
and extended. The proposed external finishes include the application of painted timber cladding and 
grey masonry painting to the existing red brickwork. Lower-level extensions would be constructed in 
white/cream brickwork, whilst those to the upper-floors of Blocks 7-10 would be clad in timber. 

In support of their decision to use masonry paint, the applicant has stated it achieves a smart, 
contemporary aesthetic that will allow a degree of uniformity across the site, disguising new 
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brickwork, dated facades and tying the buildings together, achieving an overall considered elevation 
that will complement the contemporary new build elements. They go on to state that high-quality 
masonry paint will be specified to ensure a robust and durable finish. A generous maintenance budget 
has been allocated annually to ensure the high quality of Student Cribs properties is retained. The 
Student cribs branding relies on a high quality aesthetic to attract students in a competitive market; 
therefore the maintenance and upkeep of the properties is of utmost importance. 

The new-build blocks are generally of flat-roof design, incorporate full-height windows and are 
constructed from a mixture of cream/white brick and bleached timber cladding. The applicant 
considers that this material palette will create a clean, sophisticated and crisp effect that provides a 
contemporary architectural response. 

Overall it is considered that the design approach adopted by the applicant will successfully rejuvenate 
the appearance of the existing buildings to be retained and will subsequently enable them to sit more 
comfortably with the modern new-build blocks. The colour palette selected is muted but would be 
lifted if the neon signage proposed for each of the blocks is thoughtfully applied. However, key to the 
development’s long-term success will be the quality of facing materials used and the extent that they 
are maintained during the lifetime of the buildings. The applicant’s commitment to maintenance is 
welcomed and it is recommended that they produce a maintenance and management plan, secured 
by way of a planning condition, that sets out their intended future approach to monitoring and 
maintaining the Waterside Village buildings.  

Landscaping
A Landscape Plan and supporting precedent images have been submitted with the application. This 
shows that the eastern end of the site, adjacent to the Irwell riverbank, will benefit from new native 
tree and shrub planting and a grassed area sown with a wildflower mix seed. Breakout areas 
designed to incorporate seating and Ping-Pong tables etc. have been shown nearby, in-front of Block 
7A. The landscaping along the main north-south pedestrian route has been shown to include 
contrasting paving, seating and trees that will provide autumn colour. Additionally the applicant is 
proposing to improve and enliven the appearance of the existing high walls to the north-western and 
south-eastern site boundaries. This would be achieved by replacing short sections with railings to 
allow views through; painting the brickwork; and introducing neon strip lighting. All aspects of the site 
are set to remain unadopted and would be privately maintained.

Overall it is considered that the applicant has produced a landscaping scheme that, if properly 
implemented, has the potential to further unify the old and new buildings within the site and create an 
attractive environment for residents and visiting pedestrians. A landscaping and landscape 
maintenance condition should be attached to any grant of permission, along with a condition designed 
to secure a detailed scheme of improvement works for the north-western and south-eastern site 
boundaries. 

Residential Amenity

It is relevant to consider the level of amenity that will be afforded to residents of the new-build blocks 
and the extensions that are proposed within the development, along with the impacts that they would 
have on the habitable rooms within existing buildings at Waterside Village and on neighbouring 
student accommodation. 

Within Waterside Village
Following a series of amendments to the scheme it is considered that the residential accommodation 
proposed will generally provide an acceptable living environment for future residents. It is, however, 
appropriate for this report to highlight the assessment undertaken for certain relationships created 
within the site. These are set out below:
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 A distance of 9.2m would be retained between a bedroom window within Block 12, and the facing 
blank wall of Block 12A, which is a three-storey building with a flat-roof design. Whilst the outlook 
from this bedroom would not be ideal, it is considered that the benefits associated with the 
delivery of Block 12A, which importantly includes a café on its ground-floor, outweigh the harm 
caused to one bedroom whose outlook falls short of what would normally be required. 

 The north-western elevations of new-build Blocks 2A and 4A include a number of habitable room 
windows at ground-floor level that directly face onto the existing site boundary walls at a short 
distance (2m). However, where this occurs short sections of the boundary wall will be replaced by 
railings to facilitate an improved outlook for residents, whilst also maintaining their security. 

 A distance of approximately 9m-9.5m would be retained between 4no. front bedroom windows 
within the ground and first-floors of Block 5 and the six-storey massing of Block 7A, which is an 
entirely new building. The outlook from these bedroom windows would be below the standards 
typically sought by the Council for such a relationship however, when considered in the context of 
the development as a whole, it is considered that the outlook would not be so poor as to warrant a 
refusal of the application solely on these grounds. Additionally, it should be noted that the 
windows within the respective buildings have been arranged in such a way as to avoid any direct 
inter-looking and subsequent loss of privacy. 

The applicant has amended the scheme to incorporate boundary treatments to the majority of the 
plots, particularly either side of the green pedestrian route, to ensure that there is a clear distinction 
between public and private spaces. As a result, the vast majority of blocks would benefit from defined 
areas of communal amenity space. All residents (and indeed members of the public following the 
formation of the new pedestrian access points) will be able to use the proposed external breakout 
areas adjacent to Blocks 7 and 7A, along with the spaces provided along the green route. 

Relationship with neighbouring developments
A distance of approximately 18.5m would be retained between the upper-floor windows on the north-
western elevation of new-build Block 4A and the three-storey ‘IQ Student Quarter’ apartments located 
on the opposite side of the public footpath. This is considered to be an acceptable relationship that 
would not give rise to any serious interlooking between facing apartments.

The proposed dwellings within new-build Block 11 would back onto the ‘Tramways’ student apartment 
scheme to the south-west. A minimum distance of 22m, at an oblique angle, would be retained 
between windows associated with the two sites, which again is considered to be an acceptable 
relationship.  

Overall it is considered that the proposed development would provide the residents of Waterside 
Village with an acceptable level of amenity and would not unduly impact upon neighbouring 
developments. As such it is in compliance with Policy DES7 of the City of Salford UDP.  

Noise

The site is subject to road traffic noise from Frederick Road and therefore a Noise Impact Assessment 
(NIA) has been submitted with the application. This considers the impact of noise on the new and 
extended buildings but does not assess the impact on existing blocks, as this assessment would 
presumably have occurred as part of the historic planning application that enabled their construction. 
As such the positions of the existing buildings are considered to be established in planning terms.  

The NIA indicates that the new units within the centre of the site will not require any additional 
acoustic mitigation. For those new units facing Frederick Road, the required standards for internal 
noise levels can be met if the appropriate glazing is installed along with trickle ventilation provided by 
acoustic ventilators. The City Council’s consultant Environmental Officer has acknowledged and 
accepted that when these windows are opened (for example during periods of very warm weather or 
to allow for purge ventilation) resulting noise levels within habitable rooms will potentially exceed the 
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recommended standards. However for the majority of the time residents can have windows closed 
with standard ventilation provided by the acoustic trickle ventilators. 

Overall the NIA is accepted and the development is considered appropriate subject to the following 
conditions:-
 The glazing and passive ventilation for all habitable rooms in new and / or extended units shall 

achieve a stipulated set of acoustic performance values;
 Applicant to confirm that glazing and ventilation measures compliant with the above condition 

have been installed for each habitable room in new and extended units.
 Standard Construction Environmental Management Plan

Subject to compliance with the conditions set above, the proposed development would be in 
compliance with Policy EN 17 of the City of Salford UDP and Paragraphs 109 and 120 of the NPPF. 

Access, Highways and Parkings

The development is set to utilise the existing vehicular access that leads into the site from Seaford 
Road. Whilst the number of bed-spaces provided within Waterside Village is set to broadly double, the 
overall number of parking spaces available will reduce by nearly 60%. As such the proposals are not 
expected to result in any material increase in trip generation, relative to that associated with the 
existing use.

The road layout has been rationalised as part of the development proposals, with the new areas of 
carriageway and footway designed to adoptable standards, although the site would remain unadopted 
and would therefore be privately maintained. Block pavers have been used to extend the north-south 
pedestrian route across the main vehicular estate road, indicating that pedestrians have priority and 
serving to calm the speed of traffic within the development. 

The existing site plan shows that there are currently 103 parking spaces within the Waterside Village 
site. The Council’s consultant Highways Officer has observed on site that up to 70% of these are 
occupied during term-term. The proposed development would create an additional 260 bed-spaces 
(from 247) whilst also reducing the level of car parking within the site to 42 spaces. The applicant has 
produced and submitted a Student Accommodation Management Plan, which makes provision for the 
regular review and management of on-site parking behaviours and the demand for spaces. To 
prevent the displacement of parked cars from the site and onto the surrounding adopted highways, 
the applicant has agreed to fund the provision of additional Transport Regulation Order’s (TRO) in the 
form of waiting restrictions. The Local Highway Authority (LHA) recognise that the site is situated in a 
sustainable location for students that consequently provides the applicant with the opportunity to 
discourage car ownership by providing measures to encourage the use of public and other forms of 
sustainable transport. Key to this will be the provision of a good quality, site specific Travel Plan. A 
condition to secure the provision and implementation of this document should be attached to any 
permission. 

As part of the development proposals, the applicant has committed to improving walking linkages 
between the site and the main University of Salford campus. This would be achieved by creating 
openings in the boundary wall with Frederick Road and funding the provision of a toucan crossing 
over this highway to connect with established walking routes to campus through the David Lewis 
Sports Ground. 

Cycling will be encouraged by the applicant through the delivery of 256 cycle parking spaces (over 
50% provision) within secure shelters distributed across the site. The final location and design of the 
cycle parking, and the point at which it is provided, will be secured by an appropriately worded 
planning condition. 
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The site is well-served by bus routes that travel to Swinton, Bury and Manchester City Centre, 
however the relevant bus stops in the vicinity of the site are in need of upgrading to ensure that 
travelling by bus is seen as an attractive option to future students/residents. A contribution of £37,000 
would therefore be sought as part of the s106 agremeent associated with any grant of planning 
permission.

Given all of the above, it is not considered that the development would give rise to undue levels of on-
street car parking within the Waterside Village site and on the surrounding highways. The proposed 
level of car parking associated with the development is therefore accepted.

Overall there are no objections to the development on highways grounds and the application is 
considered to be in compliance with Policies A2, A8 and A10 of the City of Salford UDP.  

Air Quality

The existing blocks fronting Frederick Road fall within the Greater Manchester Air Quality 
Management Area (AQMA). The EU and UK limit value for NO2 is 40 µg/m3 (annual mean), and it 
should be noted the boundary of the AQMA has been determined using dispersion modelling, and is 
based on the contour for 35 µg/m3 (annual mean) in order to give a conservative estimate of where 
there is likely to be exposure above the limit values. As such, not every location within the declared 
boundary of the AQMA will be above the limit value for NO2.  

Blocks 9 and 10 are set to be extended to their side to create new-build Blocks 9A and 10A and an 
additional fourth floor created. The City Council’s consultant Environmental Officer has noted that the 
facades of the new blocks are located approximately 9m away from the Frederick Road carriageway, 
which is 4m further back than the existing buildings. It is known that levels of NO2 reduce rapidly with 
increasing distance from the source, particularly within the first 10m or so. 

The City Council’s Environmental Officer considers there is a possibility that the ground floor of the 
closest points of blocks 9 and 10 (existing) are above the limit value for NO2, however it should be 
noted that this is the existing situation.  In other words, without the development the situation would 
not change.  Due to the increased distance between the road and the new blocks (and fourth floor 
extension), it is the opinion of the City Council’s Environmental Officer that concentrations of NO2 at 
the new blocks are highly likely to be below those at the existing blocks.

The scheme proposes an overall reduction in parking provision (-58 spaces) to 42 spaces, and a 
significant increase in cycle spaces. As such the operation of the development itself will not cause any 
deterioration of air pollution within the AQMA, and offers a potential benefit due to an overall reduction 
of vehicles.

Given the above, the Council’s Environment Officer has confirmed that there are no objections to the 
proposed development on the grounds of air quality and as a result it is considered to be in 
compliance with Policy EN 17 of the City of Salford UDP.

Crime Prevention

A Crime Impact Statement has been submitted with the application, which indicates that opportunities 
for crime have been reduced through the layout and design of the buildings, boundary treatments and 
landscaping. During the course of the application secondary fence-lines were added to define the plot 
boundaries for each individual dwelling / apartment block. The communal landscaping and car / cycle 
parking facilities are now better overlooked, with cycle parking provided in secure shelters. An on-site 
manager would also be present 24-hours a day to deal with any issues that might arise.
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Design for security (DfS - Greater Manchester Police) have appraised the submitted scheme and 
acknowledged the positive aspects referenced above that would contribute to the prevention of crime 
and a reduction in the fear of crime. They have also raised a series of points for further consideration, 
which include increasing the height of the site boundary treatments to 2.1m – 2.4m; removing the 
northern pedestrian access point; and ensuring that the access control strategy for all entrance points 
is operational 24-hours a day. However, officers consider that these recommendations conflict with 
recognised principles of good urban design and, in particular, the principles underpinning Policy DES 
2 of the City Council’s UDP. Indeed the height and impermeability of the current boundary walls at 
Waterside Village may well be contributing to an existing, perceived fear of crime and, in the case of 
the north-western wall, potentially provides direct opportunities for crime as it prevents any natural 
surveillance of the public footpath from the south.

 It is recognised that the safety and security of Waterside Village residents is an important material 
consideration, however it is considered that this can be achieved without the use of continuous, high 
boundary treatments; these could include:
 Increasing activity along public routes by making them attractive to use;
 Increasing surveillance over public areas and dwelling entrances;
 External Lighting; 
 Clearly defining public and private areas; and
 Fob-controlled access to the apartment blocks and robust locking mechanisms to the 

dwellinghouses.

The proposed development sufficiently incorporates the above, or has the potential to do so, and as 
such the applicant has not been asked to amend their scheme to rigidly adhere to the 
recommendations of DfS (who, it should be noted, are not objecting to the development). Conditions 
shall be attached to any grant of planning permission to secure details of landscaping, external 
lighting and the height, design and alignment of boundary treatments. Overall it is considered that the 
development is in compliance with the Council’s UDP Policy DES10 and there are no objections to 
the development on the grounds of security or crime prevention.

Contaminated Land

Historically, tramway sidings were located on the application site before its use as a bus depot. A 
former engineering works and a dye works were also located nearby. There are records of soil 
importation taking place during redevelopment of the site in 1997, although testing of this soil was 
undertaken and confirmed it was suitable for use.  Notwithstanding this there remains the potential for 
land contamination to exist within the site.

The applicant’s Phase 1 Geo-Environmental Appraisal considers that there is a moderate to 
moderate/low risk to end-users from potential contamination associated with previous sources. As a 
result it recommends that an intrusive investigation is undertaken to confirm and quantify any 
contamination, and identify any remediation requirements.

The City Council’s consultant Environmental Officer has accepted the conclusions of the report and 
requested that a condition be added to any permission to secure the submission of the recommended 
intrusive site investigation report. Subject to compliance with this condition, the proposed 
development would be in compliance with Policy EN 16 of the City of Salford UDP and Chapter 15 of 
the NPPF. 

Flood Risk and Drainage

The application site is located within Flood Zone 2 and the development is classed as being ‘More 
Vulnerable’ in flood-risk terms, due to it proposing the intensification of the site’s residential use. 
National guidance considers this to be an appropriate use of land within this flood zone. The applicant 
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should, however, demonstrate how the development will be of flood resilient construction, up to the 
flood level predicted for the 1:1000 year flood event.

It is a requirement for safe refuge to be provided within new developments above the predicted flood 
level (1:100 year event plus climate change plus 600mm freeboard) to ensure that there will be no 
requirement for evacuation measures. This requirement has been met as the development 
incorporates two-storey and multi-storey buildings that provide refuge on the upper floor(s). Access 
from the ground floor accommodation is provided by means of a communal staircase within each 
building.

The proposals relate to a major development on a brownfield site in the Core Conurbation Critical 
Drainage Area. Accordingly the City Council’s SFRA user guide requires the submission of a surface 
water drainage strategy and a reduction in surface water runoff to 50% of the existing rate, or to 
greenfield runoff (whichever is greater). 

The applicant has provided a preliminary drainage strategy as part of their application, which states 
that the underlying strata in the vicinity of the development is considered to be unsuitable for the 
disposal of surface water run-off from the development into soakaways or infiltration trenches. It is 
therefore proposed that the surface water run-off from the new development is discharged into the 
existing site drainage network, which ultimately discharges into the nearby River Irwell.

The City Council’s consultant Drainage Engineer has raised no objections to the preliminary strategy 
that has been submitted, however a final, detailed strategy should be secured by planning condition. 
This would be required to demonstrate how the development will comply with the City Council’s 
planning policies on drainage (EN19 & FRS11) within the constraints of the site.  

The car park requires a SuDS treatment train to provide adequate treatment or, if this is not possible, 
a Class 1 oil interceptor. Delivery of this can be secured by way of an appropriately worded planning 
condition. 

Following the submission of additional information, the applicant has adequately demonstrated to the 
Environment Agency that larger plant and machinery can access the Irwell riverbank for maintenance 
via a shared-surface track between Blocks 7A and 8. This route represents an improvement over the 
existing track which is narrower, incorporates a high kerb-edge and flanked on either side by grass 
banks.

Subject to compliance with the conditions outlined above, the development is considered to be in 
compliance with Policy EN19 of the City of Salford UDP and the NPPF. 

Ecology

The proposed development includes comprehensive renovation works to a number of the existing 
buildings and the demolition of eight others, on a site located adjacent to a watercourse (the River 
Irwell). As such a bat survey has been submitted with the application. This states that no evidence of 
bats was found within the existing buildings and only one bat was recorded flying over the site during 
the emergence survey. The report has been reviewed by the Greater Manchester Ecology Unit 
(GMEU), who are satisfied that the proposed works represent a negligible risk to roosting bats.  

GMEU have acknowledged that there is very little in the way of bird nesting habitat within the existing 
site.  However, as the proposals include landscaping works to some of the trees and shrubs along the 
boundary with the river, they have recommended a condition that requires works to trees and shrubs 
to be undertaken outside of bird nesting season, unless a detailed bird nest survey has first been 
submitted to, and agreed in writing by the Local Planning Authority. However, as nesting birds are 
already protected under the Wildlife and Countryside Act 1981 (as amended) it is not considered to be 
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necessary for the planning system to duplicate the controls already in place under a separate regime. 
In this instance an Informative would be added to any grant of permission that draws the applicant’s 
attention to the need to protect nesting birds.  

GMEU are satisfied that the submitted framework landscaping scheme has the potential to enhance 
the natural environment, in accordance with Paragraph 170 of the NPPF. It is recommended that a 
number of native species be incorporated into the new planting along the riverside.  

Heritage

The south-eastern corner of the application site is located approximately 10m from Wallness Bridge, a 
grade II listed structure that carries Frederick Road over the River Irwell. The bridge dates from 1880 
and its listing description describes red sandstone ashlar abutments with white ashlar moulded 
cornice and caps to terminal piers. The piers display enriched friezes with acanthus decoration and 
carry insignia of Salford Corporation and the date in low relief panels. 

A Heritage Assessment has accompanied the application; this states that the the significance of the 
bridge is principally derived from its aesthetic values, being a well-designed and over-engineered 
example of a late 19th century bridge constructed by the Salford Corporation. The bridge is also of 
some, limited historic interest as it formed part of the electric tramway developed by the Salford 
Corporation in the early 20th century. The bridge used to carry the tram line across the River Irwell 
from Pendleton to central Manchester, however much of the infrastructure associated with this 
transport system has since been lost.

The Heritage Assessment considers that the setting of the Grade II Listed Wallness Bridge 
contributes to its significance, but only to a limited degree. The bridge is best appreciated whist 
travelling across it, where its aesthetic detail can be appreciated. The River Irwell and its banks also 
form part of the bridge’s setting as they enable an appreciation of the scale of engineering involved. 
However, much of the wider setting has changed since the bridge’s construction, which includes the 
development of late 20th century housing on the application site.  

The development proposals include the addition of a fourth storey onto Blocks 7 – 10 (inclusive), all of 
which would be visible to some degree from parts of the bridge, along with new-build Block 7A, which 
is six storeys in height. Development within the Waterside Village site will be increasingly prominent 
when viewed from the bridge, as a result of these proposals, however it is considered that the 
refurbishment works proposed to the exterior of the existing buildings will improve the overall 
appearance. Furthermore, the bridge will continue to be viewed in the context of recently constructed 
residential development. Therefore, it is considered that the proposed scheme will have a neutral 
impact on the setting of Wallness Bridge, which in turn, makes only a limited contribution to the overall 
significance of the heritage asset. As such the balancing exercises set out in Paragraphs 195 and 196 
of the NPPF are not applicable in this instance and there are no concerns on the grounds of heritage. 
The development is therefore considered to be on compliance with UDP Policy CH2 and Chapter 16 
of the NPPF. 

Sustainability

The applicant has supported their submission with a Sutainability Checklist and supporting 
commentary. The latter reports that, for a large portion of the site, the existing buildings will be 
retained, refurbished and re-used; this is a sustainable approach that ensures that existing products 
and materials are utilised to their upmost. It also avoids sending materials to landfill unnecessarily. 
Before building work commences, each property will be surveyed to establish which elements of the 
fabric and appliances can be retained or refurbished, in order to avoid unnecessary waste. Where 
replacement is necessary, new appliances will be energy efficient goods, and the possibility of LED 
lighting throughout will be explored; windows will be replaced with modern double glazed units. A 



$kayk2wde.rtf

clear waste strategy has been development for the site that allows for the convenient storage of bins, 
including recycling and food waste. 

Externally, shared public open space with communal resources is increased through the proposal and 
new trees will provide shelter for seating areas. Car parking on the site has been reduced, however 
cycle parking has been increased significantly beyond the standard requirements – one cycle space is 
now provided per two bedrooms. The limited parking should discourage car usage, and encourage 
sustainable methods of travelling including walking, cycling and public transport. 

On the basis of the above, it is considered that the development will enhance the sustainability of the 
existing site and would adequately meet the requirements of the City Council’s SPD: Sustainable 
Design and Construction.

PLANNING OBLIGATIONS

The application proposes to increase the overall number of bed-spaces within the site from 247 to 
507, by refurbishing and extending the existing accommodation and erecting new buildings. 

Given the scale of the development an assessment of its impact on nearby transport infrastructure, 
public realm, open space and education provision is required in accordance with UDP Policy DEV5 
and the Planning Obligations SPD (2015). If considered necessary, planning obligations will be 
sought to mitigate the impact of the development. 

It is noted that, in accordance with the National Planning Policy Framework (paragraph 56), planning 
obligations should only be sought where they are necessary to make a development acceptable in 
planning terms, directly related to the development; and fairly and reasonably related in scale and 
kind to the development. 

The uplift in bed-spaces generated by the development is likely to result in increased demand for 
public realm and access to public open space within the vicinity of the site. Planning obligations have 
therefore been sought to mitigate against this impact. A contribution towards improvements to 
education facilities has also been sought to reflect the fact that a number of the proposed units within 
Class C4 could revert to a C3 use (Dwellinghouses) without the need to secure any further planning 
consent. 

As noted within the ‘Access, Highways and Parking’ section of this report, a need to upgrade the 
infrastructure associated with existing bus-stops in the vicinity of the application site has been 
identified, to ensure that travelling by bus is seen as an attractive option to future students/residents. 
This is necessary given the proposed reduction in on-site car parking. 

The applicant has agreed to pay the full extent of the financial contributions required to mitigate the 
impacts of the development, in accordance with Planning Obligations SPD. The contributions amount 
to £617,460.13, which would be secured via a Section 106 agreement, and would be directed towards 
one or more of the following:

i. Works to support improvements to the public realm to the south of the development, centring 
on Frederick Road and Wallness Lane.

ii. Investment into a) the installation of new sports facilities at Peel Park; b) pathway 
improvements at Crescent Meadows; c) the provision of new changing rooms at Castle Irwell.

iii. Additional primary school provision within Pupil Planning Area 10: Broughton and Kersal;
iv. Upgrade works to the infrastructure associated with bus-stops in the vicinity of the application 

site.
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The applicant has committed to improving walking linkages between the site and the main University 
of Salford campus through the provision of a toucan crossing over Frederick Road. The delivery of 
this should be secured within the s106 agreement. 

In addition, it is recommended that a clause be included in the Section 106 to secure the proposed 
new pedestrian access routes through the site (connecting Frederick Road with the public footpath to 
the north of the site) and to safeguard the permissive rights of way along them.

CONCLUSION

This application seeks to increase the overall number of bed-spaces within the site from 247 to 507, 
by refurbishing and extending the existing accommodation and erecting new buildings. The applicant 
has adequately demonstrated that there is a demand for additional student accommodation in the 
area and the development would deliver improved connections between the application site and the 
University campus. It would not give rise to unacceptable impacts on existing or future residents, with 
respect to residential and visual amenity, or in regards to noise and air pollution. Subject to the 
implementation of a suitable site management and maintenance plan, the design approach adopted 
by the applicant will successfully rejuvenate the appearance of the existing buildings to be retained, 
which enables them to sit comfortably with the proposed new-build blocks. The submitted landscaping 
scheme has the potential to further unify the old and new buildings within the site and create an 
attractive environment for residents and visiting pedestrians. The applicant has identified acceptable 
strategies for preventing opportunities for crime, achieving a net gain in biodiversity and for dealing 
with land contamination and the drainage of the site. The development will not unacceptably harm the 
significance of a nearby designated heritage asset and has incorporated a number of sustainability 
and energy saving measures into its design and layout. The Highways Authority considers the 
proposed reduction in on-site car parking to be acceptable, given the proposed increase in cycle 
parking, delivery of Traffic Regulation Orders, and adherence to a good quality Travel Plan. A 
financial contribution of £617,460.13 would be secured, which would be used to upgrade existing bus-
stops in the vicinity of the site and to fund projects to improve open space, public realm and education 
facilities. Overall it is considered that proposals would make a positive contribution to the area and 
represents a sustainable form of development that complies with the relevant policies within the City 
of Salford’s UDP and the NPPF. 

RECOMMENDATION

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

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

 a financial contribution of £617,460.13 to deliver one or more of the following: 

ii. Works to support improvements to the public realm to the south of the development, centring 
on Frederick Road and Wallness Lane.

iii. Investment into a) the installation of new sports facilities at Peel Park; b) pathway 
improvements at Crescent Meadows; c) the provision of new changing rooms at Castle Irwell.

iv. Additional primary school provision within Pupil Planning Area 10: Broughton and Kersal;
v. Upgrade works to the infrastructure associated with bus-stops in the vicinity of the application 

site.

 The delivery of a toucan crossing over Frederick Road
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 Provision of new pedestrian access routes through the site (connecting Frederick Road with the 
public footpath to the north of the site) and safeguarding the permissive rights of way along them.

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 the approved plans as listed 
on the Waterside Village, Salford Planning Series Drawing Issue Register (Series 05 Sheets 1 & 
2).

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

3. The development hereby approved shall be implemented in accordance with a Construction and 
Phasing Strategy, which identifies all the works to be carried out in accordance with the approved 
details. The Strategy shall be submitted to, and approved in writing by, the Local Planning 
Authority before any development hereby approved commences and where necessary shall be 
updated prior to the commencement of each phase.   

The Construction and Phasing Strategy shall have regard to the requirements of the Conditions 
contained within this Decision Notice and shall comprise of:

a) A Construction Programme that includes the following details for each phase of development:
i) commencement and completion dates; 
ii) the spaces for, and management of, the parking of site operatives and visitors 

vehicles;
(iii) the storage and management of plant and materials (including loading and unloading 

activities); and 
(iv) the erection and maintenance of security hoardings, including decorative displays and 

facilities for public viewing, where appropriate; 

b) Phasing Diagrams that shall include the following details for each phase;
(i) Extent of built development within each phase, to include a schedule of 

accommodation that also identifies the net increase in bed-spaces for each phase;
(ii) Extent of landscape, boundary treatment, highway and drainage works on an area by 

area basis;
(iii) Access for vehicles, cyclists and pedestrians;
(iv) Layout of on-site parking for residents and visitors to the site;
(v) Routes for servicing, emergency vehicles and refuse collection;

 
Development shall be carried out in accordance with the approved Construction and Phasing 
Strategies, notwithstanding the requirements of any other condition and any revisions to phasing 
that are submitted.
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Reason: To ensure that the development is carried out in accordance with a phased programme 
of development and in the interests of the proper planning of the site in a comprehensive and 
sustainable manner, in accordance with Policy ST1 of the City of Salford Unitary Development 
Plan.

Reason for pre-commencement condition: Any works on site could harm the amenity of existing 
residents within the Waterside Village site if not properly managed or phased in a carefully 
considered manner.

4. No development shall take place, including any works of excavation or demolition, until a site-wide 
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 8am-6pm Monday to Friday and 9am-2pm 
Saturday only (no working on Sundays or Bank Holidays). Quieter activities which are carried out 
inside buildings such as electrical works, plumbing and plastering may take place outside of 
agreed working times so long as they do not result in significant disturbance to neighbouring 
occupiers;
(ii) measures to prevent the deposition of dirt on the public highway;
(iii) measures to control the emission of dust and dirt during demolition/construction; 
(iv) a scheme for recycling/disposing of waste resulting from demolition/construction works; 
(v) measures to minimise disturbance to any neighbouring occupiers from noise and vibration, 
including from any piling activity;
(vi) measures to prevent the pollution of watercourses; and
(vii) a community engagement strategy which explains how local neighbours will be kept updated 
on the construction process, 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 statement 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 a planning authority upon request.

Reason:  In the interests of the amenity of neighbours in accordance with policies DES7 and 
EN17 of the Salford Unitary Development Plan and the National Planning Policy Framework. As a 
Construction Method Statement is required to inform the practices followed during the lifetime of 
the build it is necessary to require this information prior to the commencement of development.

Reason for pre-commencement condition:  Any works on site could harm the amenity of 
neighbouring occupiers if not properly managed so details of the matters set out above must be 
submitted and agreed in advance of works starting.

5. Prior to the commencement of development (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.  The investigation shall address the nature, degree and distribution of land 
contamination on site and shall include an identification and assessment of the risk to receptors 
focusing primarily on risks to human health, groundwater and the wider environment.  

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

Reason for pre-commencement condition: Any works on site could affect any contamination which 
may be present and hinder the effective remediation of any contamination causing a risk to the 
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health of future occupiers and harm to the environment, hence the initial investigation must be 
carried out before works commence.

6. (i) No development shall take place until an overall site-wide scheme for surface water drainage 
has been submitted to, and approved in writing by the Local Planning Authority. The scheme shall 
demonstrate how surface water will be drained from the site using sustainable drainage methods.

(ii) Detailed drainage plans relating to each phase of development should be submitted to, and 
approved in writing by, the Local Planning Authority, prior to the commencement of development 
within that phase. The plans shall include details of how water quality will be improved, and how 
existing surface water discharge rates will be reduced. The approved scheme shall be 
implemented prior to first occupation of new-build elements or extensions relating to that phase 
and shall be retained thereafter.

Reason: To ensure a satisfactory method of surface water disposal to reduce the risk of flooding 
elsewhere in accordance with policy EN19 of the City of Salford Unitary Development Plan and 
seeks to provide betterment in terms of water quality and surface water discharge rates and meets 
requirements set out in the following documents; 
o NPPF, 
o Water Framework Directive and the NW River Basin Management Plan
o The national Planning Practice Guidance and the Non-Statutory Technical Standards for 
Sustainable Drainage Systems (March 2015)
o Manchester, Salford, Trafford Strategic Flood Risk Assessment (SFRA) (2011) and associated 
technical guidance
o Environment Agency Pollution Prevention Guidelines (now withdrawn)
o Flood Risk Assessment/SuDS Requirements for new developments (Salford's SuDS 
Checklist)

Reason for pre-commencement condition: The solution for surface water disposal must be 
understood prior to works commencing on site as it could affect how underground works are 
planned and carried out.

7. Notwithstanding the provisions of Condition 6, the rate of discharge of surface water from the 
development shall be restricted to 50% of the existing discharge rate (or to green-field runoff, 
whichever is greater), as per Salford City Council's SFRA, unless otherwise agreed in writing with 
the Local Planning Authority. 

Reason: To reduce the risk of flooding by ensuring the satisfactory storage of/disposal of surface 
water from the site, in accordance with policy EN19 of the City of Salford Unitary Development 
Plan and the National Planning Policy Framework.

8. Prior to the commencement of any phase of development (except for demolition and enabling 
works), a scheme for draining the car parking areas within that phase through a bypass oil 
separator, or equivalent SUDS system, shall be submitted to, and approved in writing by, the 
Local Planning Authority. The approved scheme shall be implemented prior to the first occupation 
of a new or extended unit within that phase and shall be retained until the cessation of this use.

  
Reason: To prevent pollution of controlled waters from the development site, having regard to 
Policy EN17 of the City of Salford Unitary Development Plan and the National Planning Policy 
Framework.

Reason for pre-commencement condition: The solution for draining the car parking areas must be 
understood prior to works commencing on site as it could affect how underground works are 
planned and carried out.
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9. No above-ground works shall commence on any phase of development until details of flood 
resilient construction (up to the flood level predicted for the 1:1,000 year flood event) for the 
extensions or new-build elements within that phase have been submitted to, and approved in 
writing by the Local Planning Authority. The approved measures shall be implemented prior to the 
first occupation of the building(s) to which they relate and shall be retained thereafter. 

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.

10. Notwithstanding any description of materials in the application, no above ground construction 
works shall take place on any phase of development until samples and full details of the materials 
to be used externally on the buildings within that phase 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.

11. Notwithstanding the approved plans, no phase of development shall be brought into first 
occupation until a scheme of improvement works for the north-western and south-eastern 
boundaries to the site have been submitted to, and approved in writing by, the Local Planning 
Authority. The submitted scheme shall include typical elevations and details of any lighting; 
alterations; design; materials; means of enhancing views through the boundaries; 
pedestrian/cyclist access facilities; and shall make provision for the removal of any existing glass 
or sharp objects. The approved works shall be carried out in accordance with a timetable to be 
submitted and shall be retained thereafter, unless otherwise agreed in writing.

Reason: In the interests of visual and residential amenity, having regard to Policies DES 1 and 
DES 7 of the City of Salford Unitary Development Plan. 

12. (a) Notwithstanding the details shown on the approved plans, no above ground works for any 
phase of the development hereby permitted shall commence until full details of both hard and soft 
landscaping works have been submitted to, and approved in writing by, the Local Planning 
Authority for that phase, and any other phases preceding it. 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 an approved scheme for timing 
/ phasing of implementation and maintained in accordance with the details approved within 
Condition 13.

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.

13. No Phase of development shall be brought into occupation until a Landscape Management Plan 
for that phase, and any other phases preceding it, has been submitted to and approved in writing 
by the Local Planning Authority. The Management Plan shall include a timetable for the 
implementation of the works detailed within it.  
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Reason:  To ensure that the site is satisfactorily landscaped and maintained, 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.

14. The vehicle parking, servicing and other vehicular access arrangements deigned to serve the 
development hereby permitted shall be implemented and made available for use in accordance 
with the details required by Condition 3 of this permission and prior to the first occupation of the 
phase of development to which it relates. Thereafter the vehicle parking, servicing and other 
vehicular access arrangements shall be retained 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.

15. Notwithstanding the details submitted to date, no new-build development or extensions hereby 
approved shall be brought into occupation until a site-wide scheme for the phased delivery of 
secure long-stay and short-stay cycle parking have been 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 in accordance with a timetable to be submitted and shall be retained 
thereafter.

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

16. Prior to the first occupation of each phase, a site-wide Travel Plan, which shall include 
measurable targets for reducing car travel, shall be submitted to, and agreed in writing by, the 
Local Planning Authority. The Travel Plan shall outline procedures and policies that the applicant 
and occupants of the site will adopt to secure the objectives of the Travel Plan.  It shall outline the 
monitoring procedures and review mechanisms that are to be put in place to ensure that the 
Travel Plan and its implementation remain effective. 

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 and the National Planning Policy Framework

17. Prior to the first occupation of the development hereby approved, a scheme for the provision of 
onsite and off-site highway improvement works, together with any traffic management measures, 
shall be submitted to, and approved in writing by, the Local Planning Authority. The approved 
scheme shall be implemented in full in accordance with a timetable that has first been agreed in 
writing by the Local Planning Authority.

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

18. Notwithstanding the details submitted to date, no phase of development shall be brought into 
occupation until an updated Student Accommodation Management Plan (SAMP) has been 
submitted to, and approved in writing by, the Local Planning Authority. The SAMP shall follow the 
same structure and headings as that submitted with the planning application. Thereafter the 
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development shall proceed in accordance with the details approved within the SAMP, unless 
otherwise agreed in writing by the Local Planning Authority.

Reason: In the interest of highway safety, the free flow of traffic and residential amenity and in 
accordance with policies DES7, A2, A8 and A10 of the City of Salford Unitary Development Plan 
and the National Planning Policy Framework.

19. The glazing and passive ventilation of all habitable rooms (living rooms and bedrooms) of new and 
/ or extended units shall achieve the following acoustic performance values;

Minimum sound Reduction Index (dB)

@ Octave Band Centre Frequency (Hz)Blocks 8, 9, 9A, 10, 10A 
Living Room and Bedroom

125 250 500 1K 2K
Glazing (e.g. 4/12/4) 
dB RW

24 20 25 34 37

Ventilation (Hit and Miss trickle)
dB Dn,e,w

34 27 37 35 34

Prior to the first occupation of any development relating to Blocks 8, 9, 9A, 10 or 10A,  the 
applicant shall submit confirmation that glazing and ventilation measures compliant with the above 
have been installed for each habitable room in new and extended units, and secured the Local 
Planning Authority’s written agreement.

Reason: To safeguard the amenity of residents of the development hereby approved in 
accordance with Policy EN17 of the City of Salford Unitary Development Plan and the National 
Planning Policy Framework.

20. No business shall commence operating from the commercial unit within the ground-floor of Block 
12A until its operating hours (including delivery and collection hours) have been submitted to, and 
agreed in writing by, the Local Planning Authority. The business shall operate in accordance with 
the approved hours thereafter. 

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

21. Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) Order 2015 (or any other order revoking and re-enacting that Order with or without 
modification), the commercial unit within the ground-floor of Block 12A shall operate within Use 
Classes A1 (Shops); A2 (Financial & Professional Services); or A3 (Restaurants & Cafés) and for 
no other purpose, including any other purpose within the Schedule of the Town and Country 
Planning (Use Classes) Order 1987 (as amended) or any order revoking and re-enacting that 
Order. 

Reason: To enable a full assessment of any alternative uses, which could harm local character, 
and/or neighbouring amenity, having regard to Policies DES1 and DES7 of the City of Salford 
UDP.

22. No above ground works shall commence on Block 12A of the development hereby approved (as 
shown on drawing 17090(05)201 Rev: E November 2018), until a scheme of acoustic insulation, 
to be applied to the party floor between the proposed commercial unit and residential 
accommodation above, has been submitted to, and approved in writing by the Local Planning 
Authority. The scheme shall achieve a minimum sound insulation value for airborne sound of 55 
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DnTw+CTR. Thereafter the sound insulation scheme shall be installed strictly in accordance with the 
details so approved and shall be maintained thereafter.

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

23. Prior to the installation of any external plant or equipment, an assessment of the noise from that 
plant and equipment shall be submitted to, and approved in writing by, the Local Planning 
Authority. The assessment shall demonstrate that the rating level (LAeq,T) from such equipment 
associated with the development, when operating simultaneously, will not exceed the typical 
background noise level (LA90,T) by more than -5 dB at any time when measured at the boundary 
of the nearest noise sensitive 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. Thereafter development shall proceed in accordance with the 
approved Noise Assessment and shall be retained thereafter.

Reason: To safeguard the amenity of residents of the development hereby approved, in 
accordance with policies S4 and EN17 of the City of Salford Unitary Development Plan and the 
National Planning Policy Framework.

24. Notwithstanding the details submitted to date, no above-ground works shall commence on any 
phase of development until a scheme for the on-going condition monitoring and maintenance of 
the external facades of the buildings within the site have been submitted to, and approved in 
writing by, the Local Planning Authority. 

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.

Informatives

1. Whilst the buildings to be demolished have been assessed as low risk for bats, the applicant is 
reminded that under the Habitat Regulation 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 assess how best to safeguard the bat(s).  Natural England should also be informed.

2. It is an offence under the Wildlife & Countryside Act 1981 (as amended) to introduce, plant or 
cause to grow wild, any plant listed in Schedule 9 Part 2 of the Act. Species such as Japanese 
knotweed, giant hogweed and Himalayan balsam are included within this schedule. If any such 
species will be disturbed as a result of this development a suitably experienced consultant should 
be employed to advise on how to avoid an offence.

3. The Wildlife and Countryside Act 1981 (as amended) makes it an offence (with certain limited 
exceptions and in the absence of a licence) to intentionally to kill, injure or take any wild bird, or 
intentionally to damage, take or destroy its nest whilst it is being built or is in use, or to take or 
destroy its eggs. Further, the Act affords additional protection to specific species of birds listed in 
Schedule 1 of the Act. In respect of these species it is unlawful to intentionally or recklessly to 
disturb such a bird whilst it is nest-building or is at or near a nest with eggs or young; or to disturb 
their dependent young.  You are therefore advised to seek the advice of a suitably qualified 
ecologist before commencing works on site.

4. This development may require a permit under the Environmental Permitting (England and Wales) 
Regulations 2016 from the Environment Agency for any proposed works or structures, in, under, 
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over or within eight metres of the bank of the River Irwell which, is designated a ‘main river’. Some 
activities are also now excluded or exempt. A permit is separate to and in addition to any planning 
permission granted. Further details and guidance are available on the GOV.UK website: 
https://www.gov.uk/guidance/flood-risk-activities-environmental-permits.
 

https://www.gov.uk/guidance/flood-risk-activities-environmental-permits#check-if-what-you-are-doing-is-an-excluded-activity
https://www.gov.uk/guidance/flood-risk-activities-environmental-permits#check-if-there-is-an-exemption-for-your-flood-risk-activity
https://www.gov.uk/guidance/flood-risk-activities-environmental-permits

