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

APPLICATION No: 19/74069/OUT
APPLICANT: Anchorage Gateway (CW) Ltd.
LOCATION: Gateway Building, Anchorage Quay, Salford, M50 3XE
PROPOSAL: Demolition of existing building and construction of a mixed-use 

development standing to a maximum height of 31 storeys and 
comprising up to 290 apartments, associated amenity space and 
a maximum of 1,000 square metres of shop (Use Class A1) or 
assembly/leisure (D2) floor space with all matters reserved

WARD: Ordsall

Description of site and surrounding area 

The subject site is located on the junction of Anchorage Quay and The Quays. A multi-storey office building and 
associated car park occupy the site. A student accommodation facility is currently being constructed 
immediately to the north-east (refer Planning Permission 18/72048/FUL) whilst to the south and south-east 
stand a number of lower-scale industrial buildings used for a variety of purposes.

To the west of the site, across Anchorage Quay and the Metrolink line which extends along it, stands a row of 
multi-storey buildings. These buildings are used for a variety of residential and commercial purposes and front 
onto Erie Basin. 



Land to the north across The Quays and Broadway is generally used for residential purposes and comprises a 
variety of terraces and semi-detached dwellings. 

Description of proposal 

This application seeks outline approval for the construction of a multi-storey mixed-use building on site. 

Standing to a maximum height of 31 storeys, the proposed building would comprise up to 290 apartments, 
associated amenity spaces and up to 1,000 square metres of shop (Use Class A1) or assembly/leisure (D2) 
floor space. All matters, including the layout and landscape treatment of the site, the scale and appearance of 
the building and access arrangements, would be reserved for later assessment.

The submitted parameters plan (refer Figure 1 below) shows that the building could extend across the majority 
of the site. Taller elements would occupy the northern and western parts of the site and lower elements would 
occupy the rear (or eastern part) of the site.

Figure 1: Parameters plan

Though outline permission only is currently sought, the form of the building has now been developed. Figure 2 
overleaf shows the applicant’s aspirations for the site. This is provided for information purposes only and to 
assist the Panel to better understand how the site could be developed in the future.



Figure 2: Aspirational image

Publicity

Notices: Displayed on site on 6 September 2019  
Reason: Wider publicity

Press advert: Manchester Weekly News, Salford Edition, 12 September 2019
Reason: Wider publicity

Neighbour notification 

Notice of the application was sent to 140 surrounding properties on 2 September 2019. 

Representations 

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

 The submitted parameters plan is insufficient to enable a proper assessment of the application;
 In context, the height of the building would be excessive;
 The proposed development would overshadow nearby residential buildings;
 The lack of car parking and service space on site and the resultant impact this may have upon the local 

road network;
 If the building were occupied by students this would likely exacerbate existing amenity-related issues, 

including noise and anti-social behaviour such as drunkenness and hooliganism; and
 The impact of construction activities upon the general amenity of the immediate surrounding area and 

function of the surrounding road network. 



Site history

Whilst a number of planning permissions have previously been issued for minor building works and signage on 
site, none are of particular relevance to this case.

As previously noted, Planning Permission 18/72048/FUL allowed the construction of a 13-storey, 402-bed 
student accommodation building immediately to the north-east of the site. This building is now under 
construction.

Consultations

The following responses have been received from consultees -

 Arborist - It is likely that all existing trees on site would be lost to accommodate the development, 
including Category B individuals/groups. Replacement planting should be provided to mitigate the loss 
of these trees.  

 Design for Security - No objection

 Environment Agency (EA) - No objection

 Environmental Health Officer - Air: The site is partly located within the Greater Manchester Air Quality 
Management Area (GMAQMA). As such, the development represents the introduction of sensitive 
receptors into an area where air pollution is known to exceed accepted standards. Given this, future 
residents may be exposed to pollutants which could give rise to negative health impacts. In addition to 
this, dust generated during the construction process may impact upon existing surrounding sensitive 
receptors. 

Dispersion models submitted in support of the application confirm that vehicle generated air pollution 
will be below accepted standards when measured at site boundaries. 

Given the limited number of car parking spaces to be provided on site (maximum of three) it is 
considered that the development will not impact upon local air quality. To assist in maintaining this, a 
condition should be included upon any permission issued requiring the provision of two electric vehicle 
charging points (either on or off site). A condition should also be included requiring the submission of a 
Construction Environmental Management Plan (CEMP).  

Noise: The local noise environment is dominated by passing traffic. The submitted noise assessment 
confirms that the use of acoustic glazing and mechanical ventilation systems will ensure accepted 
internal noise standards are achieved. Operable windows may be installed however when open internal 
standards will be exceeded. Given the site is located within an established urban area near to the city 
centre, prospective residents will likely be aware of noise-related amenity impacts. 

A condition should be included upon any permission issued requiring the submission of a noise 
mitigation scheme.

Land contamination: The site has previously been used for a variety of purposes, including rail land and 
general industry. Given this, it is likely the land is contaminated. The proposed end use is considered to 
be sensitive and on this basis additional intrusive site investigations are required. 

Alluvium, a potential source of gas, may also be present. As such, appropriate gas protection measures 
should be provided.

 Highways - Though the Council’s Consultant Highways Officer raised a number of concerns with regard 
to the submitted draft Travel Plan, these can reasonably be resolved by way of the submission of a 
revised plan as required by recommended conditions.

Given the limited number of car parking spaces provided both on and off-site, it is considered that the 
development would not impact upon the function of the surrounding road network. This is of course 
dependent upon there being limited opportunities to park on-street in the surrounding area and these 



opportunities indeed exist. To this end, a resident’s parking permit scheme should be implemented 
along designated streets in close proximity to the site. This scheme should be funded by the developer. 
This includes the costs associated with implementing the scheme and providing affected residents with 
permits for the next five years. 

Given the previous use of the existing building on site (office) it is considered that the traffic generated 
by the proposed development would not significantly exceed the movements generated by this previous 
use. This includes the movements that would be generated by vehicles parked off-site in association 
with the development.

The limited number of parking spaces available to residents will likely result in the uptake of nearby 
public transport services. The submitted Transport Statement (TS) concludes that this uptake would not 
impact upon local Metrolink services. This conclusion is accepted. 

Sufficient bicycle parking should also be provided on site. Preferably, 80% of the apartments would 
have access to a dedicated parking space. Whilst cycle ways/footways in the surrounding area are 
generally fit for purpose, the required public realm contribution (refer overleaf) could be put towards 
certain upgrades. This includes improvements to the adjacent Broadway roundabout and the 
upgrade/provision of existing/new cycle crossings.

Whilst the servicing requirements of the development will likely exceed that of the previous use, it is 
anticipated that these could reasonably be accommodated on-street. Notwithstanding this, a condition 
requiring the submission of a Refuse and Servicing Management Scheme (RSMS) should be included 
upon any permission issued.    

Whilst the Consultant Highways Officer has also raised concerns regarding the indicative site layout, it 
is noted that these issues can be resolved via the reserved matters application process. 

 Manchester Airport - The proposed development could impact upon airport operations and flight safety. 
As such, mitigation measures may be necessary. This could include a radar scheme. No building works 
above a height of 35 metres should be carried out until such a scheme is implemented.  

 Transport for Greater Manchester (TfGM) - The effects generated by the adjacent Metrolink stop could 
impact adversely upon the general amenity of future residents of the building. As such, conditions 
should be included upon any permission issued requiring appropriate mitigation measures. Conversely, 
construction-related activities could also impact upon the stop. To this end, appropriate measures 
should be put in place to prevent this.

When determining highways impacts, trips generated from all sources should be considered. This 
includes off-site parking associated with the development. Notwithstanding this, it is anticipated that the 
number of movements to/from the site would be limited. To discourage on-street parking, Traffic 
Regulation Orders (TROs) should be implemented where necessary. 

Pedestrian facilities around the site should be upgraded. All footways should be no less than two metres 
wide. The development should also connect with the proposed Bee Network. Any approved Travel Plan 
should also promote the use of sustainable and active forms of transport, including incentives such as 
bicycle coupons and minimum term public transport tickets.    

 United Utilities (UU) - Foul water should drain to the public sewer and surface water in the most 
sustainable way in accordance with the hierarchy of options set out in the National Planning Policy 
Framework (NPPF). A water main crosses the site and unrestricted access to this must be maintained. 
A diversion could be agreed. 

Planning Policy

Development Plan Policy

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



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

Unitary Development Plan ST7 - Mixed-Use Development
This policy states that mixed use development schemes that minimise the need to travel will be focused towards 
specific areas including Chapel Street, Salford Quays, the Ordsall Lane riverside corridor, Lower Broughton, the 
town centres, neighbourhood centres and other locations well served by public transport.

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



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

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

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

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

Unitary Development Plan 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 DEV7 - Protection of Aviation Safety at Manchester Airport
This policy states that development that would have an unacceptable impact on the operational integrity or 
safety of Manchester Airport will not be permitted.

Other Material Planning Considerations

National Planning Policy

National Planning Policy Framework (NPPF)
National Planning Practice 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.



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

Planning Guidance - MediaCity UK and Quays Point
This guidance sets out how MediaCity UK will be developed. This precinct comprises approximately 220 
hectares of land in and around Salford Quays and Trafford Wharfside. This includes Quays Point, a 14.8 
hectare parcel at the core of the precinct. The vision for this area is the creation of a globally significant media 
city where creative talent is drawn by the quality and excitement of the environment and the range and mix of 
people.

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 provisions 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 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 site is located within the bounds of the Regional Centre where larger forms and increased densities are 
encouraged. This, in turn, assists in generating social, environmental and economic benefits in accordance with 
the overarching objectives of the NPPF and the development plan.

The site is also located near to local amenities, conveniences and employment opportunities. A Metrolink station 
is located a short distance to the south and this provides direct access to MediaCity to the west, the remainder 
of Salford Quays to the south and Manchester city centre. This, in turn, provides future residents with direct 
access to amenities, conveniences and employment opportunities further afield.

The site is also within a designated mixed-use area. In accordance with Retained Policy MX1 of the Salford 
UDP, a broad range of uses and activities are encouraged here. As relevant to this application, this includes 
housing, retail and leisure uses. Such uses are also encouraged in this location by the Council’s MediaCity UK 
and Quays Point Planning Guidance. Importantly, this guidance states that whilst residential uses will be 
permitted here, these should not predominate. Given the variety of commercial uses within the immediate 



surrounding area, it is considered that the provision of a primarily residential building here would not represent 
the proliferation of such uses. 

The variety of uses preferred here by policy also supports the provision of additional commercial space on site 
as now proposed. Paragraph 86 of the NPPF sets out that local planning authority’s should apply a sequential 
test to planning applications for main town centre uses which are neither in an existing centre nor in accordance 
with an up-to-date plan. Main town centre uses should be located in town centres, then in edge of centre 
locations; and only if suitable sites are not available (or expected to become available within a reasonable 
period) should out of centre sites be considered

The amount of space proposed, up to 1,000 square metres of shop (Use Class A1) or assembly/leisure (D2), 
would be significant, but it is nevertheless desired to provide an active frontage to the site. The applicant has not 
undertaken a sequential test in support of the application. Currently Salford Quays is not a designated centre, 
and for this reason taking a strict interpretation of NPPF policy, a sequential site search exercise should have 
been undertaken by the applicant. However, as previously noted, the site is located within a mixed-use area 
which may, in the future in accordance with the Draft Local Plan, form part of a designated town centre. 
Commercial uses are encouraged in such centres and are also considered to be appropriate in the context of 
existing planning policy. It is therefore considered that in this instance a sequential test is not required in support 
of the application. 

Notably, the indicative plans submitted in support of the application suggest that the commercial space would 
provide amenity/front of house space for residents and would not necessarily be accessible to the public. 
However, because this application is in ‘outline’ the Council cannot assume that this will be the case. Therefore, 
to ensure the floorspace that comes forward is of an appropriate composition which would complement the 
existing mix of uses in the area, a condition is recommended to ensure that no commercial unit within the 
development shall have a floorspace which exceeds 750 square metres.

Given the height of the development (up to 31 storeys) and the proposed quantum of uses (up to 290 
apartments and 1,000 square metres of shop and/or leisure floor space), it is considered that the development 
accords with the aforementioned policies of the development plan and as such is acceptable in principle. 

Built form

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

The submitted parameters plan shows that higher elements of the building would extend along the street 
frontages of the site and lower elements would be located at the rear. Whilst the final form of the building is yet 
to be resolved, the proposed heights as set out on the parameters plan nevertheless respond to the constraints 
of the site. Importantly, this includes the form and configuration of the adjacent student accommodation facility 
currently under construction.  

Whilst the height of the building would exceed that of many surrounding buildings, it may reflect a desired future 
built form character. Again, given the sustainability credentials of this area, higher scales and forms are 
preferred here and the proposed building reflects this. Indeed a 27 storey building is currently under 
construction at Furness Quay a short distance to the south. In this context, and given the heights of immediate 
surrounding buildings standing to heights up to 21 storeys, it is considered that the scale of the proposed 
building is acceptable.  

Importantly, new larger forms could also be provided to the north-west encompassing land presently used for 
commercial/industrial purposes and which may be considered under-utilised. To this end, if this land were to 
accommodate these forms, the proposed building would assist in reinforcing the character coming forward there 
and, more generally, the surrounding area.

Being located upon the corner of a key access route into Salford Quays, in accordance with accepted urban 
design principles, the site could again reasonably accommodate a larger form. Such a form might act as a focal 
point and assist in marking the entry into the adjacent mixed-use precinct from the north. Indeed, the boundary 



of the mixed-use area encompassing Salford Quays is located only a short distance to the north. As such, the 
site is well placed to accommodate a gateway building into this part of the Regional Centre.

At up to 31-storeys the proposed development would certainly act as a focal point. This is however dependent 
upon the final form and design detailing of the building. This would again be determined at reserved matters 
stage.  

Importantly, the applicant has now presented a more detailed scheme to Places Matters! Though Places Matter! 
questioned certain aspects of the proposal, the assessing panel was of the view that a robust and notable form 
should be provided upon this site. The panel also advised that the design detailing of any such form should be 
dramatic and that the building should act as a statement piece.

These views are consistent with Officers’ position. It is Officer’s expectation therefore that the future reserved 
matters application responds to the advice of Places Matter!

In accordance with Retained Policy DEV7(i) of the Salford UDP, development proposals exceeding a height of  
90 metres must be referred to Manchester Airport. This is to ensure that new tall buildings exceeding this 
threshold do not impact upon airport operations and flight safety. 

Given the proposed building would stand to a maximum height of 95 metres, the application was referred to 
Manchester Airport who advised that the development could indeed interfere with airport operations/flight safety. 
As such, it is recommended that conditions be included upon any permission issued requiring the applicant to 
demonstrate how the building would not impact upon airport operations or, in lieu of this, requiring the provision 
of a radar mitigation scheme. Importantly, where such a scheme is required, no building works above a height of 
35 metres may be carried out until such time as the scheme is implemented.

Dwelling mix

Apartments are preferred in this location in accordance with Policy HOU1 of the Council’s Housing Planning 
Guidance. Importantly, Policy HOU2 states that a broad mix of apartments should be provided. This includes in 
terms of both bedroom numbers and overall size. Preferably, the majority of apartments would comprise two or 
more bedrooms and measure no less than 57 square metres.

Though outline approval only is requested, the applicant has advised that the building will likely comprise 128 
one bedroom units (or 44% of the total number), 160 two bedroom units (55%) and two three bedroom units 
(1%).

Whilst the majority of apartments (56%) would comprise two or more bedrooms as required, a greater 
proportion of three bedroom units (typically 5 - 10% of the total number (up to 29)) should be provided. Though 
this is a matter to be resolved at a later date, the applicant should be aware of this policy preference when 
finalising any future reserved matters application. 

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.

In inner-city locations such as this, residents should expect a reduced level of amenity. This includes in terms of 
outlook and the extent of overshadowing from surrounding buildings. These impacts are a direct result of the 
larger forms encouraged in accessible locations such as this.



Being located on a corner, the site shares boundaries with two other properties only. As previously noted, a 
student accommodation facility is currently being constructed upon the adjoining site to the north-east. The 
facing wall of this building is blank and clad in aluminium rain screen panels only. To this end, any building 
constructed upon the site adjacent to this facing element would not reduce the outlook of future residents. This 
would only be reduced if higher elements of the proposed building were constructed upon, or very near to, the 
eastern extremities of the site. Importantly, the parameters plan shows that this would not be the case. 

Again, on the basis the site is located upon a corner, opportunities exist to locate the bulk of the building away 
from sensitive interfaces. Indeed, in accordance with accepted urban design principles, corner plots are typically 
best placed to accommodate larger forms. In this case, by siting larger elements towards the western extremity 
(or street corner) of the site, impacts upon future residents of the adjacent student accommodation facility would 
be reduced. 

Insofar as on site amenity is concerned, whilst the surrounding area is subject to particular effects (including air 
and noise pollution) these can be reasonably mitigated.

The local noise environment is dominated by passing traffic and the effects of this could, if not appropriately 
managed, impact upon the health and well-being of future residents. The installation of acoustic glazing and 
mechanical ventilation systems will ensure that internal noise levels comply with relevant British Standards. 
Operable windows may of course still be provided however when opened accepted internal noise levels will be 
exceeded. Should this occur residents may opt to then make use of mechanical systems to ventilate 
apartments.

The site is also partly located within the Greater Manchester Air Quality Management Area (GMAQMA). As 
such, the application represents the introduction of sensitive receptors into an area where air pollution is known 
to exceed accepted standards. Modeling data submitted in support of the application however confirms that air-
borne pollutants will have largely dispersed prior to crossing site boundaries. This, in turn, ensures compliance 
with accepted standards and assists in safeguarding the general health and well-being of residents. 

Importantly, only three car parking spaces will be provided on site. Whilst an additional 20 spaces will be 
provided within a nearby commercial car park, in context only a limited number of vehicle movements will be 
generated.  As such, it is considered that the development would not alone impact upon local air quality. To 
ensure this, it is recommended that a condition be included upon any permission issued requiring the provision 
of two electric vehicle charging points (either on or off site) for the exclusive use of future residents.

Whilst larger forms such as that proposed can often generate increased wind speeds at street level, the 
submitted wind assessment confirms that ‘suitable’ pedestrian conditions (both in terms of safety and comfort) 
will be maintained around the site. Though wind speeds adjacent to the southern façade of the building and 
across roof top terraces could exceed accepted levels at certain times, appropriate mitigation measures could 
be provided. This might include the provision of screening and/or raised parapets. 

These measures should be incorporated into the final design of the building and will be considered further at 
reserved matters stage.

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…

Though the proposed development would increase the use of the site, given the limited number of car parking 
spaces provided, the proximity of public transport services and the provision of additional parking restrictions 
along nearby residential streets as recommended, it is considered that the development will not impact upon the 
function of the surrounding road network.

The site is again highly accessible and as such future residents can reasonably and conveniently make use of 
nearby public transport services. The provision of an increased number of bicycle parking spaces, together with 



improvements to the surrounding public realm (as required in accordance with the recommended legal 
agreement) will also encourage cycling to/from the site. This will, in turn, not only reduce resident’s reliance 
upon private motor vehicles but also generate personal health benefits.

Though the layout of service spaces (including car and bicycle parking facilities and refuse stores) remain 
unknown, it is considered space enough exists on site and along the adjacent stretch of Anchorage Quay to 
accommodate the needs of the development. Importantly, these issues can be resolved via the future reserved 
matters application, as this relates to ‘layout’ and ‘access’ in particular.

Subject to the recommended conditions listed overleaf, it is considered that the development will not generate 
severe highways impacts or unacceptable safety issues and as such accords with the provisions of Paragraph 
109 of the NPPF and Retained Policy A8 of the Salford UDP respectively.
 
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…

United Utilities (UU) has advised that a water main crosses the site and that this must be diverted to 
accommodate the development. Whilst this is permissible, the applicant must first enter into an agreement with 
UU and ensure that access to the diverted/new asset is maintained. Importantly, this agreement does not form 
part of this assessment and would exist alongside any permission issued.

Insofar as the future drainage of the development is concerned, it is recommended that conditions be included 
upon any permission issued requiring an assessment of site conditions and, accordingly, the provision of a 
sustainable drainage system. This system should include source control devices to minimise the adverse effects 
of increased surface water run-off.

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.

It is understood that alluvium exists on site. Given the previous uses of the land (as a railway and for general 
industry) other contaminants may also be present.

To this end, intrusive site investigations are required to establish the extent and nature of any contamination 
and, in turn, what remedial measures are necessary to safeguard the health and well-being of construction 
workers and future residents.

It is recommended that conditions be included upon any permission issued requiring these measures in 
accordance with the objectives of Retained Policy EN17 of the Salford UDP.

Landscaping and ecology

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

It is likely that all existing trees on site would be lost to accommodate the development, including Category B 
individuals/groups. In accordance with recommended conditions, replacement planting would however be 
provided and this would assist in maintaining the ecological values of the site. 

In accordance with Retained Policy DES9, this ground level landscaping, together with the provision of 
landscaping upon upper level amenity spaces, would assist in ensuring an appropriate landscape response in 
the context of this largely urbanised area.



Sustainability

The submitted sustainability report sets out the strategy that will be employed to maximise on site efficiencies. 
This includes the use of passive and low-energy technologies to reduce demands and, in turn, emissions. In 
practice, this includes the following measures/initiatives:

 The provision of high-performance glazing to reduce solar/heat gain;
 The use of enhanced thermal materials;
 The installation of mechanical ventilation heat recovery systems;
 The use of low energy lighting; and
 The provision of low-flow aerated showerheads and taps to reduce water usage.

This approach will reduce carbon emissions above Building Regulation requirements and as such is considered 
to be acceptable.   

Planning obligations

The site is located in a high value area in accordance with the Council’s Planning Obligations Supplementary 
Planning Document (SPD) 2015. In this area, contributions for open space and public realm improvements are 
required together with contributions for any transport/highways improvements considered necessary to mitigate 
the effects of a development.

Based upon preliminary apartment numbers and mix, an open space contribution of £852,678 is required. This 
would be put towards a variety of works, including:

 Improvements within the grounds of Ordsall Hall (projects totaling £250,000 have now been identified); 
and

 Improvements to:

 Ordsall Park; and/or 
 Monmouth Park; and/or
 Montford Street park; and/or

 Access and infrastructure works at Weaste Cemetery

The required public realm contribution (£433,500 (£1,500 per apartment)) would be put towards improvement 
works within Salford Quays/Broadway and/or Irwell River Park. 

Importantly, the exact sums payable cannot be determined until such time as final apartment numbers and the 
dwelling mix are confirmed. This would be determined at reserved matters stage.

In addition to this, the Council’s Consultant Highways Officer has advised that a resident’s only parking permit 
scheme is required along nearby unrestricted streets. The cost of implementing this scheme and providing 
qualifying residents with permits for the next five years (as required) is £70,000. 

Conclusion

The site is located within the bounds of the Regional Centre where larger forms and increased densities are 
encouraged. The proposed development would accord with this basic overarching objective and, in turn, 
generate social, environmental and economic benefits.

Whilst the height of the proposed building may exceed that of many surrounding buildings, this is considered to 
be acceptable in principle. Importantly, an increased height building here would act as a focal point and 
appropriately mark this entry into Salford Quays. The success of the development in achieving this is however 
largely dependent upon its final form and design detailing. This will be resolved at reserved matters stage.
 
To mitigate the potential effects of the development, financial contributions for open space, public realm and 
highways improvements are necessary. Together with the technical requirements of consultees (as enshrined 
by recommended conditions) it is considered that the development would not otherwise impact adversely upon 
the visual or general amenity of the surrounding area. Again, it is considered that the development would 



generate social, environmental and economic benefits in accordance with the overarching objectives of the 
NPPF and the development plan. 

Recommendation

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

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

 Financial contributions for: 

 Open space improvements (calculated in accordance with the formulae set out in the Council’s 
Planning Obligations Supplementary Planning Document (2015) and to be put towards 
improvements within the grounds of Ordsall Hall and Ordsall Park; and/or Monmouth Park; 
and/or Montford Street Park; and/or access and infrastructure works at Weaste Cemetery);

 Public realm improvements (£1,500 per apartment to be put towards works within Salford 
Quays/Broadway and/or Irwell River Park); and

 The implementation of a resident’s only parking permit scheme along designated streets north 
of Broadway and the provision of permits for a period of five years (£70,000). 

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

Conditions:

1. Applications for the approval of reserved matters must be made no later than three years beginning with the 
date of this permission and the development must be begun no later than the latter of the following: 

(a) The expiration of three years from the date of this permission; or 
(b) The expiration of two years from the final approval of the reserved matters, or in the case of 
approval on different dates, the final approval of the last such matter to be approved.

Reason: Required in accordance with Section 92 of the Town and Country Planning Act 1990 as amended by 
Section 51 of the Planning and Compulsory Purchase Act 2004.

2. The approval of the Local Planning Authority shall be sought in respect of the following reserved matters prior 
to the commencement of development: access, appearance; landscaping; layout; and scale.

 
Reason: The application is granted in outline only in accordance with the provisions of Article 5 of the Town and 
Country Planning (Development Management Procedure) (England) Order 2015 and details of the matters 
referred to in this condition have not been submitted for consideration.

3. The development hereby permitted shall be carried out in accordance with the principles established by the 
following approved plan: 

 Dwg. No. 20204, Revision P02 entitled ‘Parameters plan, maximum heights’ dated 30 October 2019 
and prepared by Chapman Taylor, Global Architects and Masterplanners.

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

4. 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 
include:

 All hard surfaced areas and materials;
 Boundary treatments;
 External lighting; and



 Planting plans, specifications and schedules (plant sizes, species and numbers/densities) including 
replacement planting for all Category B trees lost to accommodate the development

All landscape works shall be carried out in accordance with an approved scheme for timing/phasing. 

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.

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

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

6. With the exception of demolition works, no development shall take place until a scheme for surface water 
drainage for the site using sustainable drainage methods and which includes details of how water quality will be 
improved, how existing surface water discharge rates reduced and how the system will be managed and 
maintained, has been submitted to and approved in writing by the Local Planning Authority. The approved 
scheme shall be implemented prior to the first occupation or use of the development hereby approved unless 
alternative timescales have been agreed in writing as part of the strategy.  

Reason: To ensure a satisfactory method of surface water disposal to reduce the risk of flooding in accordance 
with the provisions of Retained Policy EN19 of the Salford Unitary Development Plan and to provide betterment 
in terms of water quality and surface water discharge rates.

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. With the exception of demolition works, prior to the commencement of the development hereby permitted, the 
applicant shall submit to and have approved in writing by the Local Planning Authority and the Radar Operator 
(NATS) either:

 Detailed plans of the building showing how it would not impact adversely upon the operation of the 
Manchester M10 SSR Radar; or

 Details of a Radar Mitigation Scheme (including a timetable for its implementation) alleviating the 
potential impacts of the building upon the Manchester M10 SSR Radar.

Where a Radar Mitigation Scheme is preferred, no buildings works in excess of 35 metres above surrounding 
ground level shall be carried out until such time as the scheme has been implemented. All development shall be 
carried out in accordance with the scheme unless otherwise agreed in writing by the Local Planning Authority 
and NATS.

Reason: To ensure that the development does not impact adversely upon airport operations and flight safety in 
accordance with the provisions of Retained Policy DEV7 of the Salford Unitary Development Plan and the 
National Planning Policy Framework.

Reason for pre-commencement condition: It is imperative that the potential impacts of the development upon 
airport operations and flight safety are understood and mitigated prior to the commencement of building works.

8. No development shall take place, including enabling works, until a Construction Method Statement has been 
submitted to and approved in writing by the Local Planning Authority. The approved Statement shall be adhered 
to throughout the construction period and 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 8am-12 noon on 



Saturdays only (no working on Sundays or Bank Holidays). Quieter activities carried out inside  
the building such as electrical works, plumbing and plastering may take place outside of agreed 
working times so long as these do not result in significant disturbance to neighbouring occupiers;

(ii) details of all construction activities which generate noise or significant vibration. These details 
shall include the types of activities and an anticipated timetable of works. This timetable shall be 
drafted with regard to the provisions of (i) above; 

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

(iv) the spaces for and management of the parking of site operative’s and visitor’s vehicles;
(v) the storage and management of plant and materials (including loading and unloading activities); 
(vi) the erection and maintenance of security hoardings including decorative displays and facilities for 

public viewing, where necessary and appropriate; 
(vii) measures to prevent the deposition of dirt on the public highway;
(viii) measures to control the emission of dust and dirt during excavation and construction; 
(ix) a scheme for recycling/disposing of waste resulting from construction works; 
(x) measures to prevent the pollution of watercourses; and
(xi) a community engagement strategy which explains how local neighbours will be kept updated on 

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

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

Reason for pre-commencement condition: The manner in which the site and adjacent roadways will be 
managed during the construction process must be approved prior to the commencement of building works.

9. 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 scheme for electric vehicle charging. This scheme shall 
comprise a minimum of two dedicated electric vehicle charging spaces provided either on or off site for the 
exclusive use of residents of the development. The agreed charging infrastructure shall be implemented prior to 
the first occupation of the building and maintained in perpetuity thereafter.

Reason: To assist in maintaining local air quality in accordance with the provisions of Retained Policy EN17 of 
the Salford Unitary Development Plan and the National Planning Policy Framework. 

10. Prior to the commencement of above ground works, the applicant shall submit to and have approved in 
writing by the Local Planning Authority, a detailed noise mitigation scheme for the external envelope of the 
building (roof, walls and windows) and also internal features (ceilings, floors). This scheme shall ensure that 
noise levels within internal living spaces comply with British Standard 8233:2014 (Guidance on sound insulation 
and noise reduction from buildings) as set out below:

Indoor/External Ambient Noise Levels for Dwellings
Location 07:00 - 23:00 23:00 - 07:00

Living Room 35 dB LAeq,16hour -
Dining rooms 40 dB LAeq,16hour -

Bedrooms 35 dB LAeq,16hour 30 dB LAeq,8 hour and 45 
dB LAmax for typical noise 

events
Private amenity spaces 
(including roof gardens/ 

balconies)

55 dB LAeq,16hour -

The scheme shall include ventilation measures designed to achieve the internal noise standards tabulated 
above during normal (background) ventilation conditions. In hot conditions, any ventilation measures that are 



relied upon to avoid overheating must be designed to maintain acoustic comfort in line with the ‘Draft ANC 
Acoustics Ventilation and Overheating Residential Design Guide’. All solutions should be identified and 
incorporated into the noise assessment report.

The development shall thereafter be carried out in accordance with the agreed scheme and all measures 
retained in perpetuity thereafter.

Reason: To safeguard the general amenity of future residents of the building in accordance with the provisions 
of Retained Policies DES7 and EN17 of the Salford Unitary Development Plan and the National Planning Policy 
Framework.

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

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

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

12. Should the Phase 2 assessment required by Condition 11 identify any unacceptable risks to receptors, prior 
to the commencement of below ground works the applicant shall submit to and have approved in writing by the 
Local Planning Authority, a contaminated land remediation strategy. This strategy shall be prepared by a 
suitably competent person(s) and the development shall thereafter be carried out in complete accordance with 
this strategy or any variations thereto, as may be agreed in writing by the Local Planning Authority.

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

13. Pursuant to Condition 12 and prior to the first use or occupation of the development hereby permitted, a 
Verification Report shall be submitted to and approved in writing by the Local Planning Authority. This report 
shall validate that all required remedial works were completed in accordance with those agreed by the Local 
Planning Authority.

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

14. Within six months of the first occupation of the development hereby permitted (or alternate timeframe as 
may be agreed), a Full Travel Plan (FTP) shall be submitted to and approved in writing by the Local Planning 
Authority. This FTP shall include the results of initial travel surveys, targets for modal shifts, an action plan, 
budget and details of all incentives and measures offered to staff and residents to utilise sustainable modes of 
travel (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).

15. 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 Travel Information Pack (TIP) and details of a Travel Plan 
Coordinator. The TIP shall detail all modes of sustainable transport options available to the site including 
cycleways, footways, public transport and any other local option(s) as well as the related incentives available to 
staff and residents of the building. The agreed TIP shall be issued to all staff and residents prior to their first 
occupation of the building.



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).

16. Prior to the commencement of the development hereby permitted (except for demolition, site clearance and 
enabling works), details of all bicycle parking facilities shall be submitted to and approved in writing by the Local 
Highway Authority. This includes the quantity, type, location and size of all facilities. All agreed spaces shall be 
implemented prior to the first occupation of the development and maintained in good order thereafter. 

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).

Reason for pre-commencement conditions: It is imperative that a sufficient number of bicycle parking spaces 
are provided on site and this must be considered at the design stage and not after.

17. No development shall commence, including demolition works, until a detailed construction and risk 
assessment has been submitted to and approved in writing by the Local Planning Authority in consultation with 
Transport for Greater Manchester (TfGM). The assessment shall include safe methods of working adjacent to 
the Metrolink Hazard Zone and shall be adhered to throughout the construction period. The assessment shall 
provide for:

 The retention of 24 hour unhindered access to trackside equipment, cabinets and chambers for low 
voltage power, signaling and communications cables both during construction and following the 
completion of the development;

 The loading and unloading of plant and materials;
 Demolition and construction methods, including the use of cranes (which must not oversail the 

tramway); and
 Measures to control the emission of dust and dirt during construction works.

Reason: To ensure that the developer complies with all necessary system clearances and agrees appropriate 
methods of working above and adjacent to Metrolink lines. 

Reason for pre-commencement condition: It is imperative that the manner in which the site is managed is 
known and approved prior to the commencement of demolition and construction works.

18. Prior to the commencement of the development hereby permitted (except for demolition, site clearance and 
enabling works), a scheme for acoustically insulating the building from noise and vibration from the adjacent 
Metrolink line 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 the development and maintained thereafter.

Reason: To safeguard the general amenity of future residents of the building in accordance with the provisions 
of Retained Policy DES7 of the Salford Unitary Development Plan and the National Planning Policy Framework

Reason for pre-commencement condition: It is imperative that noise insulation measures are considered and 
incorporated into the building at the design stage and not after.

19. No excavation works greater than a depth of one metre within one metre of the Metrolink operational 
boundary and no piling works within the zone of influence may be carried out without first notifying Metrolink. 
Any such works may require track monitoring as agreed with Metrolink and at the developer’s cost.

Reason: To ensure that the development does not impact adversely upon the alignment of the track and 
Metrolink operations. 

20. No development shall take place until such time as a scheme for the protection of Metrolink overhead line 
poles and equipment adjacent to the site has been submitted to and approved in writing by the Local Planning 
Authority in consultation with Transport for Greater Manchester (TfGM). If suitable protection cannot be provided 
the temporary relocation of certain assets may be necessary at the developer’s cost.

Reason: To safeguard the infrastructure and operations of the adjacent Metrolink line.



Reason for pre-commencement condition: It is imperative that the development does not impact upon the 
adjacent Metrolink line and appropriate protection measures must be implemented prior to the commencement 
of building works.

21. 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 and Servicing Management Scheme (RSMS). 
This RSMS shall confirm all servicing requirements, including access and circulation arrangements as well as 
detail the capacity of the refuse store(s) on site, the frequency of collections and who will be responsible for 
these (whether it be private or Council collections or both). 

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

Reason: To ensure refuse collection arrangements are appropriate and do not impact upon the general amenity 
of the immediate surrounding area in accordance with the provisions of Retained Policy DES7 of the Salford 
Unitary Development Plan and the National Planning Policy Framework.

22. The gross internal floorspace (including any mezzanine floorspace) of any A1 and D2 unit shall not exceed 
750 square metres.

Reason: To ensure the vitality and viability of nearby town and neighbourhood centres and to ensure the units 
are of an appropriate scale for their location in accordance with the provisions of Retained Policy ST9 of the 
Salford Unitary Development Plan and the National Planning Policy Framework.

Notes to applicant

1. The applicant is advised that in accordance with 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 the Environment Agency as set out in its consultation response dated 4 
September 2019 and available for viewing on the Council’s electronic case file. 

3. Please note the advice of United Utilities as set out in its consultation response dated 26 September 
2019 and available for viewing on the Council’s electronic case file. 

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

5. With respect to gas protection measures the applicant’s attention is drawn to BRE 414 (‘Protection 
Measures for Housing on Gas-Contaminated Sites’). In addition, the requirements of BS8845:2015 
(‘Code of Practice for the Design of Protective Measures for Methane and Carbon Dioxide Ground 
Gases for New Buildings’) should be followed for installation and  the verification requirements of CIRIA 
C735 (‘Good Practice on the Testing and Verification of Protection Systems for Buildings Against 
Hazardous Ground Gasses’) will need to be submitted. 

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


