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

APPLICATION No: 19/73721/REM
APPLICANT: English Cities Fund (ECF)
LOCATION: Plots C1 and C2, Salford Central master plan, Trinity Way, 

Salford
PROPOSAL: Reserved matters (scale, appearance, landscape, access and 

layout) of Plot C1 relating to a 23-storey building 
comprising ground floor commercial unit, 211 apartments 
and associated facilities

WARD: Ordsall

Description of site and surrounding area 

The subject site is located on the southern side of Trinity Way, Salford. Irregular in shape and measuring 0.6 
hectares, the site fronts the River Irwell to the south and the Ordsall Chord is located a short distance to the 
west. 

The site forms part of Zone AC of the Salford Central master plan area together with adjacent land to the north-
east. This zone is to be developed in accordance with Planning Permission 16/68325/OUT and the related 
Development Schedule (refer overleaf).

To the east of the site stands three multi-storey residential towers built in accordance with the master plan. 
Beyond these buildings stands the Grade II listed ‘Irwell Street Bridge’. To the north-west of this, and adjacent to 
the subject site, stands a multi-storey car park also built in accordance with the master plan.



To the north of the site, across Trinity Way, stands a railway viaduct. This viaduct extends to Salford Central 
Railway Station to the north-east and Middlewood Locks and beyond to the west. The Ordsall Chord connects 
with this viaduct immediately opposite the site.

To the west of this connection stands the Grade II listed 'Railway Viaduct over the River Irwell leading to Lower 
Byrom Street Warehouse' and, adjacent to this, the Grade I listed ‘Railway Bridge over the Irwell to the ormer 
Liverpool Road Station’. Beyond this stands the Grade II listed 'Manchester South Junction and Altrincham 
Railway Viaduct, Manchester and Salford'. These three listed bridges and The Ordsall Chord together connect 
Deansgate with Salford Central and rail lines extending westward. 

The site itself is currently vacant and enclosed by hoardings and security fencing. This fencing extends along 
much of the Trinity Way frontage and leads to a new public open space which will, when complete and open, 
provide access over the River Irwell to Manchester city centre.  

Description of proposal 

This application follows the granting of Planning Permission 16/68325/OUT (refer overleaf) and seeks approval 
for the matters reserved by that permission as these relate to Plot C1. This includes the scale, layout and 
appearance of the proposed building, access arrangements and the landscape treatment of the site. 

Whilst Plot C1 forms part of a larger holding together with Plot C2, this application relates to Plot C1 only. A 
separate application will be submitted for an associated building upon Plot C2 in the future. For the time being 
this plot will act as temporary open space only as shown below.

Figure 1: Proposed site layout plan

The proposed building would comprise a six storey podium and 23 storey tower. The eastern gable end of the 
podium would feature art work. This work would remain visible only until such time as Plot C2 is developed.



Figure 2: Indicative images of proposed gable end art work

The podium would also feature a roof top amenity space. It is anticipated this space would link with the future 
tower to be constructed upon Plot C2.

Figure 3: Proposed podium amenity space

The proposed building would stand to a maximum height of 23 storeys and comprise 211 apartments. Of these, 
86 (or 41%) would comprise one bedroom and the remaining 125 (or 59%) would comprise two bedrooms. One 
bedroom apartments would typically measure 44 square metres and two bedroom apartments 66 square metres 
(and not less than 62 square metres). 

The ground floor level of the building would feature a commercial unit or, if considered unviable, a resident’s 
gym, plus ancillary facilities, service areas and bicycle store comprising 48 parking spaces. 

Though no car parking spaces would be provided on site, a vehicle access way would extend along the northern 
property boundary adjacent to Trinity Way. This access way would allow for drop offs only and terminate at the 
western end of the building. Access to the adjacent turning head would be controlled and limited to service and 
delivery vehicles only.

The building façade would feature large scale aluminium panels, the vertical elements of which would be folded. 
All windows would be full height to maximise daylight and views. These windows would be setback behind the 
outer walls of the building in order to create a sense of depth and, in turn, shading.

This basic treatment would also be applied to the future adjacent tower to be built upon Plot C2. This will ensure 
that the development presents as a single coherent whole.
 



Figure 4: Façade detail

Figure 5: The development as viewed from the River Irwell. The proposed tower is shown in the foreground. A 
separate application will be lodged for the rear tower (Plot C2) 



Figure 6: The proposed development as viewed from the riverside walkway approved by 
Planning Permission19/73149/FUL. 

Figure 7: Indicative section of riverside walkway approved by Planning Permission 19/73149/FUL

Publicity

Notices: Displayed on site on 4 July 2019  
Reason: The development may affect the settings of nearby listed structures

Press advert: Manchester Weekly News, Salford Edition, 11 July 2019
Reason: The development may affect the settings of nearby listed structures 



Neighbour notification 

Notice of the application was sent to 217 surrounding properties on 1 July 2019. 

Representations 

One representation was received in response to the application. This representation is considered to be neither 
a clear expression of support nor an objection, as follows:

 The site is sustainably located and this development will make a positive contribution to the local 
economy and the city's residential offer;

 Additional balconies should be provided in order to improve future resident's quality of life;
 Commercial spaces should be provided at ground floor level, in particular along the riverside frontage of 

the building;
 Any proposed riverside walkway should be bought forward together with this development (Planning 

Permission 19/73149/FUL was issued on 19 June 2019. As previously noted, this permission allowed 
the construction of a new towpath adjacent to the site and extending to the Irwell Street Bridge to the 
north-east and the Ordsall Chord to the south-west); and 

 Efforts should be made to make Trinity Way more pedestrian friendly. This roadway should present as 
an active boulevard rather than an unwelcoming dual carriageway.

Site history

Planning Permission 09/57950/EIAHYB allowed the comprehensive redevelopment of Salford Central. This 
permission divided the area into zones (A - L). Each zone, in turn, comprises numerous plots.

Planning Permission 16/68325/OUT was issued on 25 May 2017. This permission superseded 
09/57950/EIAHYB as it relates to Zones A and C only. Like 09/57950/EIAHYB, 16/68325/OUT allowed the 
comprehensive redevelopment of these zones. This includes buildings standing to a maximum height of 33 
storeys (or 100 metres), up to 843 dwellings and a variety of commercial uses (Classes A1, A2, A3, A4, A5, B1 
and D1). 

Importantly, Condition 7 of 16/68325/OUT introduces the Development Schedule in accordance with which each 
plot within the area (now known as ‘Zone AC’) must be developed. This Schedule was later amended by 
18/72788/NMA and sets out maximum building envelopes (heights and footprints) and preferred uses.

Consultations

The following responses have been received from consultees -

 Drainage - The site is located in Flood Zone 2 and as such there is a risk of surface water flooding here. 
Flood resilience measures are required and a condition to this effect should be included upon any 
permission issued. Site levels should not be altered within one metre of boundaries and finished floor 
levels should be at least 300mm above surrounding ground levels. Surface water discharge rates 
should not exceed 50% of the existing or greenfield equivalent, whichever is the greater. Surface water 
should be discharged in the most sustainable way, which in this case might include direct into the River 
Irwell. This would be a more sustainable outcome than discharging into the public sewer system. 

 Environment Agency (EA) - On the basis the site is located in Flood Zone 2, the Local Planning 
Authority should apply the EA’s standing advice.

 Environmental Health Officer – 

o Air: The submitted air quality assessment satisfactorily addresses the relevant requirements of 
16/68325/OUT. 

o Noise: The submitted noise assessment satisfactorily addresses the relevant requirements of 
16/68325/OUT. 



o Land contamination: The submitted ground investigation report satisfactorily addresses the 
relevant requirements of 16/68325/OUT. 

 Greater Manchester Archaeological Advisory Service (GMAAS) - There was very little historical 
development in this area up until 1880 when the canal network was extended. As such, the site is of 
limited archaeological value and no further investigations are required.

 Highways - Though concerns were originally raised with regard to the submitted Travel Plan and 
various technical details (including the relationship of outward opening doors with publically accessible 
spaces), these issues have now been resolved and/or will be resolved in accordance with 
recommended conditions. This includes refuse collection arrangements and the need to ensure that 
these do not impact upon pedestrian safety and do not affect the general amenity of the immediate 
surrounding area.

Whilst the Highways Officer has also stated that a greater number of bicycle parking spaces should be 
provided on site, the proposed number of spaces (one for every 4.4 apartments) complies with the 
provisions of the Salford UDP and as such is acceptable.

 United Utilities (UU) - Though UU have advised that certain drainage-related conditions should be 
included on any permission issued, it is noted that these conditions already apply in accordance with 
16/68325/OUT. Importantly, UU have also advised that a public sewer crosses the site and that a six 
metre wide access strip may be required around this (three metres either side of the centre line). 
Alternatively, this sewer could be diverted. 

Planning Policy

Development Plan Policy

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

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

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

Unitary Development Plan 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 DES4 - Relationship of 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 waterfront; be of the highest standard of design; be of a scale 
sufficient to frame the edge of the waterside; and enhance views from, of, across and along the waterway, and 
provide visual links to the waterside from surrounding areas.

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

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

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

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

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

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

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

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

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

Unitary Development Plan EN9 - Wildlife Corridors
This policy states that development that would affect any land that functions as a wildlife corridor, or that 
provides an important link or stepping stone between habitats will not be permitted. Conditions and planning 



obligations may be used to protect, enhance or manage to facilitate the movement of flora and fauna where 
development is permitted.

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

Unitary Development Plan EN19 - Flood Risk and Surface Water
This policy states that any application for development that it is considered likely to be at risk of flooding or 
increase the risk of flooding elsewhere will need to be accompanied by a formal flood risk assessment. It should 
identify mitigation or other measures to be incorporated into the development or undertaking on other land, 
which are designed to reduce that risk of flooding to an acceptable level.

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

Unitary Development Plan R5 - Countryside Access Network
This policy states that planning permission will not be granted for development that would result in the 
permanent obstruction or closure of any part of the Countryside Access Network, unless an alternative route is 
provided that is equally attractive and convenient. New development that is proposed on a site needed for the 
provision of a new route or link as part of the Countryside Access Network will be required to incorporate that 
route/link as part of the development.

Other Material Planning Considerations

National Planning Policy

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

Local Planning Policy

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

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

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

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

Planning Guidance - Flood Risk and Development



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

Other documents

The Greater Manchester Spatial Framework (GMSF) Draft 2019 and the Revised Draft Local Plan 2019 were 
recently put out to public consultation. These plans will soon progress further before being adopted towards the 
end of 2020/early 2021.

Now that the GMSF and Local Plan are published documents, some weight can be given to the provision of 
each. As this weight however depends upon the stage of each plan, unresolved objections and consistency with 
Government policy, it is currently limited. The weight given moving forward will be reviewed and is likely to 
depend upon the extent to which there remain unresolved objections.

Appraisal 

Following the publication of the National Planning Policy Framework (NPPF) it is now necessary to consider the 
weight which can be given to the policies of the Council's development plan.
 
It is considered that those policies of the plan relevant to this application can be afforded due weight given the 
criteria of each is consistent with the related policies of the NPPF.

The principle of the development

The principle of the proposed development was previously established by Planning Permission 16/68325/OUT 
(as amended by 18/72788/NMA). This NMA enshrines the most recent version of the Zone AC master plan 
Development Schedule in accordance with which this application must be assessed. 

This Schedule shows that upon the subject plot an apartment building standing to a maximum height of 23 
storeys (or 73 metres) may be constructed. In addition to this, a new public open space, pedestrian links to the 
River Irwell and riverside walkway should also be provided. 

Importantly, the maximum footprint of the permitted building should not exceed 1,795 square metres and the 
maximum total floor area should be no more than 33,814 square metres. In addition to this, a maximum of 392 
apartments may be provided upon this plot and the adjacent Plot C2.

The proposed building accords with these basic parameters. To this end, the building would stand to a 
maximum height of 23 storeys (or 72.5 metres) and comprise 211 units only. The remaining 181 units permitted 
on site will, in the future, be provided upon the adjacent Plot C2. For the time being this plot will act as 
temporary open space.

Given the proposed building accords with the Schedule, the key issues for consideration are the matters 
reserved by 16/68325/OUT, being the scale and appearance of the proposed building, the landscape treatment 
of the site and access/layout arrangements. These matters must be considered alongside other technical 
matters, including the potential amenity effects of the development. These matters are discussed in turn below 
and overleaf.

Scale, layout and appearance

Retained Policy DES1 of the Salford UDP states that development will be required to respond to its physical 
context, respect the positive character of the local area in which it is situated and contribute towards local 
identity and distinctiveness. In addition to this, Retained Policy DES4 states that development adjoining (or in 
this case creating) public space shall be designed to have a strong and positive relationship with that space...

Consideration must also be given to the provisions of Retained Policy DES6 which states that all new 
development adjacent to the River Irwell …will be required to facilitate pedestrian access to, along and, where 
appropriate, across the waterway… This provision is complemented by Retained Policy R5 which seeks to 
ensure that new development does not obstruct movement along the Countryside Access Network (including 
the new walkway approved by 19/73149/FUL extending along the River Irwell).



The proposed development will not only facilitate access to the River Irwell, but also includes a generous 
element of public space linking directly with the adjacent approved riverside walkway. To this end, the proposed 
development accords with the provisions of Retained Policy DES6 and, in turn, assists in enhancing the 
adjacent element of the Countryside Access Network, as required by Retained Policy R5. 

Importantly, on the basis that the ground level river frontage of the building will be largely activated, a strong and 
positive relationship with adjacent public spaces and the riverside walkway will be created in accordance with 
the provisions of Retained Policy DES4.  

As previously noted, the scale and form of the proposed building complies with the Schedule and as such is 
acceptable in principle. Whilst the eastern gable end of the podium will remain exposed for the foreseeable 
future, this will be treated in a manner which will create added visual interest. To ensure this, it is recommended 
that a condition be included on any permission issued requiring details of this treatment to be submitted for 
further assessment. This treatment will be required to be retained until such time as the adjacent Plot C2 is 
developed.

In addition to the aforementioned policies and the Schedule, consideration must also be given to the potential 
impacts of the proposed building upon nearby nationally listed structures.

Retained Policy CH2 of the Salford UDP states that planning permission will not be granted for development 
that would have an unacceptable impact on the setting of any listed building. This is consistent with Section 66 
of the Planning (Listed Buildings and Conservation Areas) Act 1990 which states that ‘special regard’ should be 
given to the preservation of listed buildings and their settings or any features of special architectural or historic 
interest. 

Paragraph 193 of the NPPF complements this. This paragraph states that when considering the impacts of 
development, great weight should be given to the conservation of designated assets. Paragraph 195 states that 
where the harm caused is considered to be substantial, permission should not be granted. In accordance with 
Paragraph 196 however, where the harm caused is considered to be less than substantial, this should be 
weighed against the public benefits of a scheme.

Given the substantial separation distances which would exist between the proposed building and nearby 
designated assets, it is considered that the development would cause less than substantial harm to these 
structures. Importantly, the proposed building also reinforces the emerging built form character of the immediate 
surrounding area and Salford Central in general. This new built form character seeks to capitalise upon the 
sustainability credentials of the area and, in turn, generate social, environmental and economic benefits. 

By accommodating a substantial number of new residents in close proximity to the amenities, facilities and 
employment opportunities located within the immediate surrounding area, the development generates certain 
benefits. These benefits are necessary in support of a scheme such as this and, in accordance with Paragraph 
196 of the NPPF, must be weighed against any harm caused to nearby heritage assets.

It is considered that the aforementioned benefits, together with the public open space to be provided on site and 
the improved access arrangements to the River Irwell and the Countryside Access Network, clearly outweigh 
any residual harms caused to nearby heritage assets. As such, the development complies with the provisions of 
Paragraph 196 of the NPPF.

Importantly, it is considered that the aluminium cladding to be applied to the building also complements the 
character of nearby remnant industrial buildings as well as that of the new Ordsall Chord. In accordance with 
Condition 22 of 16/68325/OUT, details of this cladding, as well as all other external materials/finishes, are 
required to be submitted for further assessment. This is considered particularly important here given the 
prominence of the building and the need to ensure its finer grain detailing adequately complements nearby 
heritage assets. 

Landscape treatment of site

Retained Policy DES9 of the Salford UDP states that developments will be required to incorporate appropriate 
hard and soft landscaping and that this must reflect and enhance the character of the area…



Whilst an illustrative landscape master plan has been submitted in support of the application, the 
applicant has requested that a condition be included on any permission issued requiring the submission of a 
detailed plan. This is to ensure that the landscape treatment of the site can be finalised in association with the 
riverside walkway approved by Planning Permission 19/73149/FUL and also the public realm works to be 
provided adjacent to the site by Network Rail in association with the Ordsall Chord. 

Importantly, the site abuts a wildlife corridor (the River Irwell) and as such the provisions of Retained Policy EN9 
of the Salford UDP apply. This policy states that development that would affect any land that functions as a 
wildlife corridor or that provides an important link or stepping stone between habitats, will not be permitted 
where it would unacceptably impair the movement of flora and fauna.

Though the site abuts the River Irwell, the proposed development will not encroach upon it and as such would 
not impede the movement of flora and fauna. Importantly, the site was previously developed and recently 
cleared and as such is of limited ecological value. To this end, the site does not also act as a stepping stone 
between adjacent environments and the wildlife corridor. Given this, it is considered that the development 
accords with the objectives of Retained Policy EN9.

Access and highways matters

Paragraph 109 of the NPPF states that applications for planning permission should only be refused on highways 
grounds where the residual impacts of a development are considered to be severe. 

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

Importantly, Condition 25 of 16/68325/OUT requires the submission of a Travel Plan in support of reserved 
matters applications such as this. Though the Council’s Consultant Highways Officer raised concerns regarding 
the content of the original Travel Plan, it is considered that the amended plan submitted in response to these 
concerns is now generally acceptable. To this end, this plan details when travel surveys will be undertaken and 
the locations of walking/cycling routes and bicycle shops in close proximity to the site.

Though the Consultant Highways Officer also originally raised concerns regarding refuse collection 
arrangements, outstanding issues have also now been resolved. Whilst the refuse store and collection point 
remain some distance apart (65 metres), building management will now be required to transfer bins as 
necessary for collection. This circumvents the need for refuse vehicles to pass alongside the rear of the building 
and, in turn, safeguards pedestrian access along the adjacent shared space. 

Importantly, all bins will be transferred to the collection point immediately prior to allocated collection times only 
and returned to the refuse store as soon as practicable afterwards. This will assist in ensuring that resulting 
residual amenity effects are limited. 

Whilst a condition would ordinarily be included upon any permission issued requiring the submission of a 
Construction Method Statement (CMS), Condition 42 of 16/68325/OUT already requires this. As such, it is not 
necessary to again include this requirement upon any approval now granted.

Other technical matters

Dwelling mix

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

Policy HOU2 states that where apartments are preferred, a broad mix should be provided. This includes in 
terms of both overall unit size and the number of bedrooms. Importantly, the majority of apartments should 
comprise two or more bedrooms and measure no less than 57 square metres. 

Of the 211 proposed apartments, 86 (or 41%) would comprise one bedroom and the remaining 125 (59%) 
would comprise two bedrooms.



Whilst policy also requires the provision of three bedroom apartments on site (typically 5 - 10% of the total 
number of units), the applicant has advised that the future adjacent tower upon Plot C2 also forming part of the 
site and this planning unit, will comprise three bed apartments. On the basis that the two towers will together 
feature 392 units, a minimum of 20 three bedroom apartments (5% of the total number) will be required upon 
the adjacent plot.

In terms of unit size, it is noted that all two bedroom apartments will measure no less than 62 square metres. 
This exceeds the minimum requirements of Policy HOU2 (57 square metres) and, in turn, allows for the future 
adaptation of apartments to suit the changing needs of occupants as required. 

On the basis that the proposed unit mix and apartment sizes comply with policy and the future adjacent tower 
upon Plot C2 will comprise the necessary three bedroom apartments (minimum of 20), the development 
complies with the aforementioned provisions of the Council’s Housing Planning Guidance and as such is 
acceptable in dwelling mix terms. 

Amenity impacts 

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

Importantly, the provisions of Retained Policy DES7 should be considered in the context of the immediate 
surrounding area, the intention of Planning Permission 16/68325/OUT and the building forms it permits.

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



Notwithstanding the generally higher building forms advocated here by the master plan, future residents of the 
proposed building would, until such time as Plot C2 is developed, benefit from long range views and increased 
outlook. This is a direct result of the relative isolation of the site and the resultant distances to surrounding larger 
forms, the nearest of which is some distance to the east. The River Irwell, Trinity Way and adjacent railway 
infrastructure otherwise ensure that larger forms could not be constructed in close proximity to the site. This 
again safeguards the long range outlook of future residents. 

Whilst Plot C2 will in the future accommodate a sizeable form, this will nevertheless be setback from the 
proposed building behind the podium. Given this, adequate visual relief will exist between the two forms. 

It is considered that the internal configuration of the proposed apartments is also generally acceptable. As 
previously noted, all two bedroom apartments will exceed the minimum space requirements of the Council’s 
Housing Planning Guidance. In addition to this, a number of apartments will also feature either useable or 
Juliette balconies. These features will further add to the amenity value of the apartments and also allow for 
natural ventilation.

The requirements of 16/68325/OUT (as amended by 18/72788/NMA) will further safeguard the internal amenity 
of future residents. To this end, Conditions 35 - 40 seek to ensure that the proposed building is appropriately 
attenuated in accordance with accepted standards and that appropriate mechanical ventilation systems are 
installed.

The Council’s Environmental Health Officer has advised that the noise assessment submitted in support of this 
application satisfactorily addresses the requirements of Conditions 35 - 40 and as such is acceptable.

Importantly, Condition 17 of 16/68325/OUT requires the submission of a wind assessment in support of 
reserved matters applications such as this. The assessment submitted in support of this application shows that 
wind panels will be provided adjacent to certain open spaces on site. These panels will mitigate the adverse 
effects of stronger south-westerly winds in particular and ensure that the local wind environment remains 
comfortable when sitting, standing or walking through the site.

Land contamination

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

Condition 27 of 16/68325/OUT requires the submission of a land contamination assessment in support of a 
reserved matters application such as this.

The Council’s Environmental Health Officer has reviewed the submitted assessment and advised that it 
satisfactorily addresses the requirements of Condition 27 and as such is acceptable.
 
Drainage

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

Condition 29 of 16/68325/OUT already requires the submission of a surface water drainage scheme. In addition 
to this, Condition 31 requires foul and surface water to be drained on separate systems and Condition 32 
requires the submission of a drainage management and maintenance plan. To this end, conditions restricting 
surface water run-off rates and requiring flood resilience measures only need be included upon any permission 
now issued. Together with the aforementioned conditions of 16/68325/OUT, these measures will assist in 
ensuring that the development is not subject to an unacceptable risk of flooding and will not increase the risk of 
flooding elsewhere in accordance with the provisions of Retained Policy EN19 of the Salford UDP.   



Sustainability

Condition 14 of 16/68325/OUT requires the submission of an energy and sustainability report in support of 
reserved matters applications such as this. 

The report submitted together with this application sets out the strategy that will be employed to reduce carbon 
emissions and enhance energy efficiencies. This strategy is described as the ‘lean, mean and green approach’ 
and is defined as follows:

 Lean - The use of advanced building modelling software and passive construction techniques;
 Mean - The use of high-efficiency systems and effective design controls; and 
 Green - The use of renewable energy sources to achieve carbon emissions targets and provide 

desirable benefits.

In practice, this includes the following measures/initiatives:

 Enhanced insulation systems, including high performance windows;
 Increased air tightness to reduce heat loss/gain;
 The orientation of windows to maximise solar access;
 The use of variable speed drives to control the output of circulation pumps and mechanical ventilation 

systems as required in response to demands at particular times;  
 The installation of energy efficient LED lighting;
 The use of automatic presence detection systems; and
 The installation of solar and/or photovoltaic panels.

Planning obligations

Planning Permission 16/68325/OUT is subject to an associated legal agreement signed in accordance with 
Section 106 of the Town and Country Planning Act 1990. This agreement requires developers to pay all profits 
realised over a certain percentage into a Development Trust Account (DTA). This account is managed by the 
Council and is used to subsidise the redevelopment of less profitable plots within the master plan area. 
Typically, profits are put towards the provision of public realm works and/or affordable housing. 

Importantly, all profits are secured outside the planning assessment process and are in lieu of the contributions 
which would otherwise be required in association with the Council’s Planning Obligations Supplementary 
Planning Document (SPD). 

Recommendation

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

1. The development hereby permitted shall be constructed in accordance with the following plans:

 Dwg. No. SALC-HBA-C1-00-DR-A-PL20_0003, Revision P4 entitled ‘Proposed site plan’ dated May 
2019 and prepared by Hawkins Brown;

 Dwg. No. SALC-HBA-C1-00-DR-A-PL20_0100, Revision P4 entitled ‘Proposed ground floor GA plan’ 
dated May 2019 and prepared by Hawkins Brown (excluding references to the future building to be built 
upon Plot C2);

 Dwg. No. SALC-HBA-C1-00-DR-A-PL20_0101, Revision P4 entitled ‘Proposed Level 01 GA plan’ dated 
May 2019 and prepared by Hawkins Brown (excluding references to the future building to be built upon 
Plot C2);

 Dwg. No. SALC-HBA-C1-00-DR-A-PL20_0102, Revision P4 entitled ‘Proposed Level 02 GA plan’ dated 
May 2019 and prepared by Hawkins Brown (excluding references to the future building to be built upon 
Plot C2);

 Dwg. No. SALC-HBA-C1-00-DR-A-PL20_0103, Revision P4 entitled ‘Proposed Level 03 GA plan’ dated 
May 2019 and prepared by Hawkins Brown (excluding references to the future building to be built upon 
Plot C2);



 Dwg. No. SALC-HBA-C1-00-DR-A-PL20_0104, Revision P4 entitled ‘Proposed Level 04 GA plan’ dated 
May 2019 and prepared by Hawkins Brown (excluding references to the future building to be built upon 
Plot C2);

 Dwg. No. SALC-HBA-C1-00-DR-A-PL20_0105, Revision P4 entitled ‘Proposed Level 05 GA plan’ dated 
May 2019 and prepared by Hawkins Brown (excluding references to the future building to be built upon 
Plot C2);

 Dwg. No. SALC-HBA-C1-00-DR-A-PL20_0106, Revision P4 entitled ‘Proposed Level 06 GA plan’ dated 
May 2019 and prepared by Hawkins Brown (excluding references to the future building to be built upon 
Plot C2);

 Dwg. No. SALC-HBA-C1-00-DR-A-PL20_0107, Revision P4 entitled ‘Proposed Level 07 GA plan’ dated 
May 2019 and prepared by Hawkins Brown (excluding references to the future building to be built upon 
Plot C2);

 Dwg. No. SALC-HBA-C1-00-DR-A-PL20_0108, Revision P4 entitled ‘Proposed Level 08 GA plan’ dated 
May 2019 and prepared by Hawkins Brown (excluding references to the future building to be built upon 
Plot C2);

 Dwg. No. SALC-HBA-C1-00-DR-A-PL20_0109, Revision P4 entitled ‘Proposed Level 09 GA plan’ dated 
May 2019 and prepared by Hawkins Brown (excluding references to the future building to be built upon 
Plot C2);

 Dwg. No. SALC-HBA-C1-00-DR-A-PL20_0110, Revision P4 entitled ‘Proposed Level 10 GA plan’ dated 
May 2019 and prepared by Hawkins Brown (excluding references to the future building to be built upon 
Plot C2);

 Dwg. No. SALC-HBA-C1-00-DR-A-PL20_0111, Revision P4 entitled ‘Proposed Level 11 GA plan’ dated 
May 2019 and prepared by Hawkins Brown (excluding references to the future building to be built upon 
Plot C2);

 Dwg. No. SALC-HBA-C1-00-DR-A-PL20_0112, Revision P4 entitled ‘Proposed Level 12 GA plan’ dated 
May 2019 and prepared by Hawkins Brown (excluding references to the future building to be built upon 
Plot C2);

 Dwg. No. SALC-HBA-C1-00-DR-A-PL20_0113, Revision P4 entitled ‘Proposed Level 13 GA plan’ dated 
May 2019 and prepared by Hawkins Brown (excluding references to the future building to be built upon 
Plot C2);

 Dwg. No. SALC-HBA-C1-00-DR-A-PL20_0114, Revision P4 entitled ‘Proposed Level 14 GA plan’ dated 
May 2019 and prepared by Hawkins Brown (excluding references to the future building to be built upon 
Plot C2);

 Dwg. No. SALC-HBA-C1-00-DR-A-PL20_0115, Revision P4 entitled ‘Proposed Level 15 GA plan’ dated 
May 2019 and prepared by Hawkins Brown (excluding references to the future building to be built upon 
Plot C2);

 Dwg. No. SALC-HBA-C1-00-DR-A-PL20_0116, Revision P4 entitled ‘Proposed Level 16 GA plan’ dated 
May 2019 and prepared by Hawkins Brown (excluding references to the future building to be built upon 
Plot C2);

 Dwg. No. SALC-HBA-C1-00-DR-A-PL20_0117, Revision P4 entitled ‘Proposed Level 17 GA plan’ dated 
May 2019 and prepared by Hawkins Brown (excluding references to the future building to be built upon 
Plot C2);

 Dwg. No. SALC-HBA-C1-00-DR-A-PL20_0118, Revision P4 entitled ‘Proposed Level 18 GA plan’ dated 
May 2019 and prepared by Hawkins Brown (excluding references to the future building to be built upon 
Plot C2);

 Dwg. No. SALC-HBA-C1-00-DR-A-PL20_0119, Revision P4 entitled ‘Proposed Level 19 GA plan’ dated 
May 2019 and prepared by Hawkins Brown (excluding references to the future building to be built upon 
Plot C2);

 Dwg. No. SALC-HBA-C1-00-DR-A-PL20_0120, Revision P4 entitled ‘Proposed Level 20 GA plan’ dated 
May 2019 and prepared by Hawkins Brown (excluding references to the future building to be built upon 
Plot C2);

 Dwg. No. SALC-HBA-C1-00-DR-A-PL20_0121, Revision P4 entitled ‘Proposed Level 21 GA plan’ dated 
May 2019 and prepared by Hawkins Brown (excluding references to the future building to be built upon 
Plot C2);

 Dwg. No. SALC-HBA-C1-00-DR-A-PL20_0122, Revision P4 entitled ‘Proposed Level 22 GA plan’ dated 
May 2019 and prepared by Hawkins Brown (excluding references to the future building to be built upon 
Plot C2);



 Dwg. No. SALC-HBA-C1-00-DR-A-PL20_0123, Revision P4 entitled ‘Proposed roof plan’ dated May 
2019 and prepared by Hawkins Brown (excluding references to the future building to be built upon Plot 
C2);

 Dwg. No. SALC-HBA-C1-00-DR-A-PL20_0210, Revision P4 entitled ‘Proposed C1 tower south east 
elevation’ dated May 2019 and prepared by Hawkins Brown;

 Dwg. No. SALC-HBA-C1-00-DR-A-PL20_0211, Revision P4 entitled ‘Proposed C1 tower south west 
elevation’ dated May 2019 and prepared by Hawkins Brown;

 Dwg. No. SALC-HBA-C1-00-DR-A-PL20_0212, Revision P4 entitled ‘Proposed C1 tower north east 
elevation’ dated May 2019 and prepared by Hawkins Brown;

 Dwg. No. SALC-HBA-C1-00-DR-A-PL20_0213, Revision P4 entitled ‘Proposed C1 tower north west 
elevation’ dated May 2019 and prepared by Hawkins Brown;

 Dwg. No. SALC-HBA-C1-00-DR-A-PL20_0214, Revision P4 entitled ‘Proposed C1 podium east 
elevation’ dated May 2019 and prepared by Hawkins Brown;

 Dwg. No. SALC-HBA-C1-00-DR-A-PL20_0215, Revision P4 entitled ‘Proposed C1 podium north 
elevation’ dated May 2019 and prepared by Hawkins Brown;

 Dwg. No. SALC-HBA-C1-00-DR-A-PL20_0216, Revision P4 entitled ‘Proposed C1 podium south 
elevation’ dated May 2019 and prepared by Hawkins Brown;

 Dwg. No. SALC-HBA-C1-00-DR-A-PL20_0301, Revision P4 entitled ‘Proposed site section A’ dated 
May 2019 and prepared by Hawkins Brown (excluding references to the future building to be built upon 
Plot C2);

 Dwg. No. SALC-HBA-C1-00-DR-A-PL20_0302, Revision P4 entitled ‘Proposed site section B’ dated 
May 2019 and prepared by Hawkins Brown (excluding references to the future building to be built upon 
Plot C2);

 Dwg. No. SALC-HBA-C1-00-DR-A-PL20_0311, Revision P4 entitled ‘Proposed C1 section C’ dated 
May 2019 and prepared by Hawkins Brown (excluding references to the future building to be built upon 
Plot C2); and

 Dwg. No. 203, Revision B entitled ‘Levels and drainage - general arrangement plan’ dated 23 May 2019 
and prepared by HED Landscape Architects and Urban Designers.

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

2. Prior to the commencement of above ground works, the applicant shall submit to and have approved in 
writing by the Local Planning Authority, details of the art work to be applied to the eastern gable end wall of the 
podium. These details shall include a depiction of the image(s) to be applied together with its (their) finishes, 
colours and any required lighting. 

The agreed treatment shall be applied prior to the first occupation of the development hereby approved and 
shall remain in place until such time as any approved building upon the adjacent Plot C2 is commenced.

Reason: To ensure the appropriate finish and presentation of a notable feature of the building in accordance 
with the provisions of Retained Policy DES1 of the Salford Unitary Development Plan and the National Planning 
Policy Framework.

3. The development hereby approved shall feature the flood resilient construction measures necessary to 
safeguard the building and its occupants from the levels predicted during a 1:1,000 year flood event.

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

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

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

5. Notwithstanding the details shown on the approved plans, the development hereby permitted shall not be 
occupied until full details of both hard and soft landscape works have been submitted to and approved in writing 
by the Local Planning Authority. These details shall be generally in accordance with Dwg. No. 
HED.1320.C1.103, Revision C entitled ‘Illustrative master plan’ dated 1 May 2019 and prepared by HED 



Landscape Architects and Urban Designers and include:

 All hard surfaced areas and materials;
 External lighting; and
 Planting plans, specifications and schedules (including plant sizes, species and numbers/densities).

All landscape works shall be carried out in accordance with an approved scheme for timing/phasing. This 
scheme should take into account the timing/phasing of the redevelopment of adjacent plots, the delivery of the 
riverside walkway approved by Planning Permission 19/73149/FUL and the public realm works to be provided 
adjacent to the site by Network Rail in association with the Ordsall Chord. 

All vegetation planted in accordance with this condition which is removed, uprooted, destroyed, dies or becomes 
severely damaged or seriously diseased within five years of planting shall be replaced within the next planting 
season by trees/shrubs of similar size and species unless the Local Planning Authority gives its consent in 
writing to a variation.

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

6. The development hereby approved shall be constructed in accordance with the noise assessment submitted 
with the application entitled ‘Salford Central, Zone C, Phase 1, Noise Assessment for Planning Purposes’ 
(reference P3617/R2e/AGB), dated 13 May 2019 and prepared by Hannan Associates, Acoustic and 
Engineering Consultants Limited.

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

7. The development hereby approved shall be constructed in accordance with the air quality assessment 
submitted with the application entitled ‘Salford Central, Plots C1/C2, Air Quality Assessment’ (reference 
70040945-001), dated April 2019 and prepared by WSP.

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

8. The development hereby approved shall be constructed in accordance with the ground investigation report 
submitted with the application entitled ‘Salford Central, Zone C, Interpretive Ground Investigation Report’ 
(reference 70040945-GIR-002), dated June 2019 and prepared by WSP.

Reason: To safeguard the general health and well-being of construction operatives and future residents of the 
building in accordance with the provisions of Retained Policy EN17 of the Salford Unitary Development Plan 
and the National Planning Policy Framework. 

9. Within six months of the occupation of the development hereby permitted (or alternate timeframe as may be 
agreed with the Local Planning Authority), an updated Travel Plan in accordance with the provisions of the 
Interim Travel Plan entitled ‘Salford Central, Plots C1/C2’ (reference 70040945-ITP) dated September 2019 and 
prepared by WSP, shall be submitted to and approved in writing by the Local Planning Authority. This updated 
Plan shall include further details of the incentives that were offered to residents upon occupation (such as 
maximum term public transport tickets and/or bicycle coupons). The agreed Plan shall be implemented and 
reviewed as required in accordance with a timetable embodied therein.  

Reason: To encourage more sustainable and active forms of transport in accordance with the provisions of 
Retained Policies ST14 and A8 of the Salford Unitary Development Plan and the National Planning Policy 
Framework (NPPF).

10. Prior to the first occupation of the development hereby permitted, bollards or similar shall be installed 
adjacent to all outward opening emergency exit doors. These bollards or similar shall not encroach upon any 
roadway bounding the site or impede the flow of vehicles in any way.



Reason: To safeguard pedestrian/cyclist access along footways surrounding the building in accordance with the 
provisions of Retained Policy DES2 of the Salford Unitary Development Plan and the National Planning Policy 
Framework.

11. Prior to the first occupation of the development hereby permitted, the applicant shall submit to and have 
approved in writing by the Local Planning Authority, a Refuse Management Scheme (RMS). This RMS shall 
confirm the frequency of collections and who will be responsible for these (whether it be private or Council 
collections or both), a plan showing the precise location and extent of the refuse collection point and confirm 
that:

 Building management will transfer all bins to the collection point immediately prior to allocated collection 
times only;

 Building management will return all bins to the refuse store as soon as practicable after collection;
 No bins shall otherwise be left outside the refuse store at any time; and
 Refuse collection vehicles will not reverse down Stanley Street at any time other than short distances to 

enable their exit from the site.

All refuse collection practices shall comply with the agreed scheme at all times unless otherwise agreed in 
writing by the Local Planning Authority.

Reason: To ensure appropriate refuse collection arrangements are in place and to safeguard pedestrian access 
around the building in accordance with the provisions of Retained Policy A2 of the Salford Unitary Development 
Plan and the National Planning Policy Framework.

Notes to applicant

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

2. Please note the advice of United Utilities as set out in its consultation response dated 29 July 2019 and 
available for viewing on the Council’s electronic case file. 


