
APPLICATION No: 19/74529/FUL
APPLICANT: Eutopia Homes (Salford) Ltd
LOCATION: 319 And 321 Ordsall Lane, Salford, M5 3HP
PROPOSAL: Demolition of existing buildings and redevelopment of existing 

sites comprising the erection of residential development 
ranging from 6 to 9 storeys (above lower ground level) 
providing 500 dwellings together with associated amenity 
space, on-site car parking, cycle storage, landscaping, 
boundary treatments and new public realm

WARD: Ordsall

Description of Site and Surrounding Area 

This application relates to a 1.15ha site which is located to the south side of Ordsall Lane. The site is bound by 
the Manchester Ship Canal, Obelisk Way and the Foundry Business Park. The application site comprises of two 
B1/B2warehouse units at 319 and 321 Ordsall Lane.



There is a two-storey warehouse on the site of 319 Ordsall Lane, which is occupied by Pan World Brands. This 
warehouse is set back from Ordsall Lane behind a row of trees. The majority of the site around the building is 
hard surfaced and vehicle access into this site is provided to the south west of the building. The boundaries of 
the site are formed by secure fencing and vegetation. 

321 Ordsall Lane houses a two-storey warehouse and is occupied by NG Bailey. This building sits further 
forward in the street scene than its neighbour at 319. The space around the site is also hard surfaced with 
vehicle access into the site being provided to the southwest of the building. The site is secured by fencing.

To the west of the site is the Foundry Business Park, which contains 12 two storey industrial units. This 
development is new, being completed in 2016/17.  

Public Rights of way run along the towpath for the Ship Canal and along Obelisk Way which links Ordsall Lane 
to the towpath. Beyond Obelisk Way, to the east of the application site, is a residential led development, 
currently under construction, known as Bridgewater Wharf.

Land to the north of the site, on the opposite side of Ordsall Lane is residential in nature and comprises of two 
storey dwellings and apartments ranging in height from 3 to 4 storeys. To the west of the dwellings is Ordsall 
Hall which is a Grade I Listed Building. 

The Manchester Ship Canal is located to the south of the site. Land beyond the Ship Canal, is known as 
Pomona Island and falls under the jurisdiction of Trafford MC. 

Description of Proposal 

This application seeks planning permission for the demolition of all existing buildings on site and the 
redevelopment of the site for apartments within a building ranging from 6 to 9 storeys, above a lower ground 
level.



       

The development would provide for two ‘E’ shaped blocks, which would be identical in their footprint, height and 
layout, with their main entrance on Ordsall Lane. These blocks would be mirrored to form the proposed 
development, creating a perimeter block on the site. 

The development would be part 6/part 7 storeys in height along Ordsall Lane. Along the elevations fronting 
Obelisk Way and the Foundry the blocks range in height from 6 to 9 storeys. A lower ground level is 
incorporated into the scheme along the Ship Canal, due to the change in ground levels across the site. 
Incorporating a lower ground level into the scheme results in the development along the Ship canal frontage 
being part 9/part 10 storeys in height. 



A new ramped vehicle access into the development would be provided between the blocks off Ordsall Lane. 
The access would lead to a lower ground floor level which would accommodate parking for the development 
and also a shared servicing area. Each block would have its own secure car, cycle and motorcycle parking, in 
total the scheme will provide for 142 car parking spaces, 24 motorcycle parking spaces and 544 spaces for 
cycles, which will be split equally between both blocks.

  

Above the car parking, at ground floor, would be four communal decked amenity spaces and the proposal also 
provides for four roof top terraces, these are all approximately 370sqm to 430sqm in size. A further area of 
communal outdoor amenity space would be provided at ground floor between the two blocks of development, 
which measures approximately 760sqm in size. Communal spaces would be provided within the building at 
ground floor level fronting onto the Riverside Walkway. The scheme also accommodates private amenity 
spaces for some apartments in the form of balconies and terraces. 

Across the development the scheme would provide for 500 apartments in the form of 250 x 1 bedroom 
apartments, 196 x 2 bedroom apartments and 54 x 3 bedroom apartments. 



The applicants are proposing to phase the development, the first block to come forward will be on the site of 319 
Ordsall Lane, fronting onto Ordsall Lane and Obelisk Way. The first phase will include the vehicle ramped 
access into the site. Once this block is complete the second block will be constructed on 321 Ordsall Lane.

Publicity

Site Notice: Non HH Article 15 Date Displayed: 19 December 2019
Reason: Article 13

Site Notice: Non HH setting of listed building Date Displayed: 19 December 2019
Reason: Affecting setting of Listed Building

Press Advert: Manchester Weekly News Salford EditionDate Published: 2 January 2020
Reason: Article 15 Standard Press Notice
Affecting setting of Listed Building

Neighbour Notification 

77 neighbouring occupiers have been notified of the application.

Representations 

Three letters of representation have been received in response to the application publicity. The issues raised 
are summarised below:

 The development will create overshadowing, leading to a loss of daylight/sunlight to the three storey 
apartments opposite which will impact upon residential amenity.

 The development will unacceptably impact on privacy of existing residents.
 The provision of a 9 storey building is not in keeping with Ordsall. 
 More green and communal spaces are needed within Ordsall which is becoming increasingly grey with 

all the buildings being constructed.
 Building apartments that only wealthy people can afford is not sustainable.
 Ordsall is not Salford Quays.
 There is a clear divide along Ordsall Lane in terms of house type and communities.
 The existing roads do not have the capacity to deal with the increase in traffic. 
 There is increased demand on the road network as a result of the development in the area but there 

has been no increased public transport or cycle lanes.



 The public consultation has not been successful as there are still residents who do not know about the 
proposed development.

 Construction works already taking place on Ordsall are causing noise and impacting on residential 
amenity. 

 The development will further worsen air quality for those who live in Ordsall.

Relevant Site History

19/74485/SCI - Request for Screening Opinion Demolition of two existing warehouses and the redevelopment of 
the site to create 500 new apartments with car parking and a riverside walkway - Not EIA Development

Obelisk Way-

19/73914/FUL - Formation of new vehicular access from Ordsall Lane (A5066). Removal of existing hard and 
soft landscaping, obelisks and trees to Pedestrian walkway. Proposed landscape scheme to include earthworks, 
new road and footways, soft landscaping and trees – Approved 16th September 2019

Consultations

Design for Security – Recommend a condition is added to secure the physical security specifications set out in 
the Crime Impact Statement.   

Air Quality, Noise, Contaminated Land - No objection subject to conditions in respect of contaminated land, 
noise and air quality. 

Highways – Conclude that the development will not have a severe highway impact and recommend a suite of 
conditions.  

Senior Drainage Engineer – No objection subject to conditions in respect of flood mitigation and surface water 
drainage conditions.

Environment Agency – No objection subject to contaminated land conditions. In respect of flood risk the EA 
note that there will be communal facilities at lower ground floor level which would be hazardous for users in the 
event of a flood but recognise the LPAs view that these are not considered to be habitable rooms. 

Greater Manchester Archaeological Advisory Service - No objection subject to a condition.  

Greater Manchester Ecological Unit - No objection subject to a condition securing biodiversity enhancements.  

Manchester Ship Canal Company - No comments received to date  

Trafford M B C – Request that a review is undertaken of the Traffic Regulation Orders in the vicinity of the 
development, with a view to introducing additional parking restrictions to further discourage vehicle ownership 
by future residents. They would also like to see the proposed Travel Plan targets and monitoring implemented 
for a period of ten years from first date of occupation.

Planning Policy

The Revised Draft Greater Manchester Spatial Framework (‘GMSF’) was subject to public consultation at the 
start of 2019. The next version of the plan is expected to be published in summer 2020. In accordance with 
paragraph 48 of the National Planning Policy Framework it is considered that very limited weight can be given to 
the policies in the GMSF.

The Publication Salford Local Plan: Development Management Policies and Designations (‘Local Plan’) was 
published on 27 January 2020 and comments are being invited until 20 March 2020.  This is the version of the 
document that the city council would like to adopt and has been subject to a significant amount of public 
consultation in previous stages of its production. However, in accordance with paragraph 48 of the National 
Planning Policy Framework the weight that can be given to the Local Plan currently is limited. Following the end 
of the period for comments, the city council will consider the comments made to determine the extent to which 



there are unresolved objections to the policies in the Plan. Those policies with less significant (or no) objections 
will be capable of carrying more weight than those with significant unresolved objections.
  
In addition, following the publication of the National Planning Policy Framework (NPPF) it is necessary to 
consider the weight which can be afforded to the policies of the Council's adopted Unitary Development Plan 
(paragraph 213 NPPF February 2019).

In terms of this application it is considered that the relevant policies of the UDP can be afforded due weight for 
the purposes of decision making as the relevant criteria within the UDP policies applicable to the proposed 
development are consistent with the policies contained in the NPPF.

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 ST14 -  Global Environmental
This policy states that development will be required to minimise its impact on the global environment. Major 
development proposals will be required to demonstrate how they will minimise greenhouse gas emissions.

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

Unitary Development Plan MX1 -  Development in Mixed-use Areas
This policy states that a wide range of uses and activities (housing, offices, tourism, leisure, culture, education, 
community facilities, retail, infrastructure, knowledge-based employment) are permitted within the identified 
mixed use areas (Chapel Street East. Chapel Street West, Salford Quays, 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 DES3 -  Design of Public Space
This policy states that development should include the provision of public space; designed to have a clear role 
and purpose which responds to local needs; reflects and enhances the character and identify of the area; is an 
integral part of and provide appropriate setting and an appropriate scale for the surrounding development; be 
attractive and safe; connect to establish pedestrian routes and public spaces and minimise and make provision 
for maintenance requirements.

Unitary Development Plan DES4 -  Relationship 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 DES5 -  Tall Buildings
This policy states that tall buildings will be permitted where: the scale of the development is appropriate; the 
location is highly accessible; the building would positively relate to adjacent public realm; is of high quality 
design; makes a positive contribution to the skyline; would not detract from important views; would not cause 



unacceptable overshadowing or overlooking, detrimental to the amenity of neighbouring occupiers; be no 
unacceptable impact on the setting of a listed building or value of a conservation area; be no unacceptable 
impact on microclimate; be no unacceptable impact on telecommunications; and there would be no 
unacceptable impact on aviation safety.

Unitary Development Plan 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 of 
an appropriate density; provide a high quality residential environment; make adequate provision for open space; 
where necessary make a contribution to local infrastructure and facilities required to support the development; 
and be consistent with other policies of the UDP.

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

Unitary Development Plan H8 -  Open Space Provision with New Housing
This policy states that planning permission will only be granted where there is adequate and appropriate 
provision for formal and informal open space, and its maintenance over a twenty-year period. Standards to be 
reached will be based upon policy R2 and guidance contai8ned within Supplementary Planning Documents.

Unitary Development Plan E5 - Development in Established Employment Areas
This policy states that planning permission will only be granted for the reuse or redevelopment of sites or 
buildings within an established employment area for non-employment uses where the development would not 
compromise the operating conditions of other adjoining employment uses, and where one or more of the 
following apply:
a) The developer can demonstrate there is no current or likely future demand for the site for employment 
purposes
b) There is a strong case for rationalising land uses or creating open space
c) The development would contribute to the implementation of an approved regeneration strategy or plan for the 
area
d) The site is allocated for another use in the UDP.



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

Unitary Development Plan A5  -  Buses
This policy states that improvements to the quality of bus services, facilities and associated highway 
infrastructure will be secured through i) new interchange facilities ii) improvements to existing provision iii) new 
forms of bus provision. New developments are required make adequate provision for access to and the use of 
buses; development should i) facilitate safe, direct and convenient access to existing bus stops; ii) make good 
any deficiencies in bus services, facilities or associated highway infrastructure iii) in larger developments make 
specific provision for new bus stops and other associated infrastructure.

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

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

Unitary Development Plan 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 EN12  -  Important Landscape Features
This policy states that development that would have a detrimental impact on, or result in the loss of, any 
important landscape feature will not be permitted unless the applicant can clearly demonstrate that the 
importance of the development plainly outweighs the nature conservation and amenity value of the landscape 
feature and the design and layout of the development cannot reasonably make provision for the retention of the 
landscape feature. If the removal of an important existing landscape feature is permitted as part of a 
development, a replacement of at least equivalent size and quality, or other appropriate compensation, will be 
required either within the site, or elsewhere within the area.

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

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

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

Unitary Development Plan EN22  -  Resource Conservation
This policy states that development proposals for more than 5,000 square metres of floorspace will only be 
permitted where it can be demonstrated that the impact on the conservation of non-renewable resources and on 
the local and global environments, has been minimised as far as practicable; and full consideration has been 



given to the use of realistic renewable energy options, and such measures have been incorporated into the 
development where practicable.

Unitary Development Plan EN23  -  Environmental Improvement Corridors
This policy states that development along any of the city’s major road, rail and water corridors will be required to 
preserve, or make a positive contribution to the corridor’s environment and appearance.

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

Unitary Development Plan CH8  -  Local List of Buildings , Structures and Feature of Architectural, 
Archaeological or Historic Interest
This policy states that the impact of development on any building, structure or feature that is identified on the 
council’s local list of buildings, structures and features of architectural, archaeological or historic interest will be 
a material planning consideration.

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

Other Material Planning Considerations

National Planning Policy - 

National Planning Policy Framework
National Planning Practice Guidance

Local Planning Policy - 

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

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

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

Supplementary Planning Document - Nature Conservation and Biodiversity
This policy document expands on the policies of the Unitary Development Plan relating to the issues of nature 
conservation and biodiversity and seeks to ensure that all stakeholders have a clear understanding of how 
those policies should be implemented and their desired outcome.

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 mitigate the impacts of the development

Planning Guidance - Ordsall, Riverside
This guidance sets down the council’s broad vision for the regeneration of the area and sets out the principles to 
create a cohesive and distinctive character and sense of place to enable an appropriate mix of uses and high 
quality design in new development and public realm across the area.

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

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.

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

Appraisal 

Principle of Development

The site is situated within the Saved UDP MX1 policy area in which a variety of land uses are deemed 
appropriate. The site is also located within the Ordsall Riverside Corridor, which is covered by planning 
guidance. Policy OR10 of the planning guidance identifies the Riverside Living Character Area, which this site is 
located, to be developed primarily for residential use, with a strong emphasis on creating an attractive, green 
and sustainable residential environment suitable for family living. 

Given the sites existing industrial use it forms part of an established employment area as defined by Saved UDP 
Policy E5. Saved UDP Policy E5 is supplemented by the Established Employment Areas Supplementary 
Planning Document. Policy EMP7 deals specifically with employment areas falling within the area identified by 
UDP Policy MX1. Under this policy the applicant is required to demonstrate compliance with criterion ‘1’ of 
Saved UDP Policy E5, that “the development would not compromise the operating conditions of other remaining 
employment uses.” 

In terms of the potential impact on remaining employment uses, the site is located next to the Foundry. The 
Foundry comprises of 12 units with A3, B2 and D2 uses.  The Foundry was built in 2016/17 and therefore unlike 
other parts of the corridor where employment land is being redeveloped for housing, the Foundry will remain. It 
is therefore important this adjoining site is developed in such a way to ensure that the Foundry can continue to 
operate and can co-exist with residential development. The access into the proposed development would not 
impact upon any of the three vehicle accesses into the Foundry. The servicing operations for the Foundry are 
contained within the site, limiting potential conflicts. The S106 monies secured for the development will provide 
for a financial contribution for the Local Highway Authority to review and provide for Traffic Regulation Orders 
(TRO) in the area to mitigate any impacts from on-street car parking associated with the development. Any 
proposed TROs will be undertaken in consultation with the existing businesses within the Foundry. In respect of 
noise, the City’s Environmental Consultant has assessed the noise assessment and addendum which considers 
the proposed residential use adjacent to the existing employment uses. As detailed within the noise section of 
this report the City’s Environmental Consultant agrees with the findings of the noise assessment subject to 
conditions to control the internal noise within the dwellings and erection of suitable acoustic boundary treatment 
between the application site and the Foundry. It is therefore considered that the applicant has provided the 
required evidence to demonstrate that criterion 1 of Policy E5 can be met and the future of the Foundry is 
safeguarded. 



Paragraph 6.45 of the Ordsall planning guidance confirms it is ‘an approved regeneration strategy’ for the 
purposes of criteria 2c of Saved UDP Policy E5 and that the purpose of Policy OR1 is to “establish the 
circumstances in which reuse or redevelopment of employment sites will be considered to contribute to the 
implementation of the strategy”. For a residential scheme to be acceptable, Policy OR1 requires that all 
reasonable attempts have been taken to relocate existing businesses and that the development complies with 
other policies in the guidance. The applicant has confirmed that two businesses currently occupy the site. The 
business at 321 Ordsall Lane wanted to dispose of the site in order to consolidate its operation into another 
facility.  Since selling they have entered into a short lease to allow them to vacate in line with their relocation 
timescales. 319 Ordsall Lane was openly marketed for sale by its previous owners as the existing tenants lease 
had a short term left to run. The previous owner no longer wanted to retain the premises in the area. It is 
considered that the requirements of OR1 have therefore been met.

Therefore, in this case, the loss of employment land and the proposed redevelopment of the site for housing 
would be consistent with the development plan and therefore the principle of development is supported. 

Phasing of the Development – 

The applicants are proposing to phase the development. The first block which will come forward will be on the 
site of 319 Ordsall Lane, which is the site on the corner of Ordsall Lane and Obelisk Way. The first phase will 
include the shared vehicle access into the site and servicing arrangements. Whilst block 1 is being constructed 
the warehouse at 321 Ordsall Lane will be in situ and operational. Once block 1 is complete it is the applicant’s 
intention to start development on block 2 (phase 2). Developing the sites at 319 and 321 together, was 
encouraged by the Council, through pre application discussions, as this would develop this parcel of land 
comprehensively; as per the planning guidance masterplan and would respect the building plots created by 
other developments in the Riverside Living Character Area. The opportunity to share an access point and 
servicing area limits the vehicle access points off Ordsall Lane, maximises building frontages and hides 
servicing arrangements all of which are positives of this larger site. Ideally the Council would like to see this 
developed as a whole but recognise the applicant justification in splitting this large development down into two 
phases. However, in order to maintain unobstructed access into phase 2, in the long term, it is recommended 
that the S106 for the scheme, secures this access in perpetuity in the interest of the proper planning of the area. 
The housing mix, amenity, highway and noise implications of phasing the development are given due 
consideration in the officer report.

Proposed Housing Mix - 

The proposed scheme would comprise of 500 apartments. The proposed mix of dwellings is as follows:

Dwelling Floorspace 
(sqm)

Number of units Percentage

1 bed apartment 50 to 60 sqm 250 50%

2 bed apartment 64 to 80 sqm 196 39%

3 bed apartment 86 to 100 sqm 54 11%

Total 500

The applicant has confirmed that the housing will either be market housing or PRS. 
 
Policy HOU1 of the Housing Planning Guidance acknowledges that the Ordsall Lane Riverside Corridor offers 
the opportunity to provide a broader mix of housing types than in other parts of the Regional Centre, including 
houses as well as apartments, to complement and supply the development of a sustainable mix of housing in 
the wider Ordsall neighbourhood.

Firstly, it is recognised that the applicant is willing to make a financial contribution towards improving bus 
services along the Ordsall Lane corridor. The provision of a frequent bus service will improve accessibility within 
the corridor and this therefore supports the principle of higher density developments, like this being proposed. 



Policy HOU2 of the Housing Planning Guidance describes that “where apartments are proposed, they should 
provide a broad mix of dwelling sizes, both in terms of the number of bedrooms and the net residential 
floorspace of apartments. Small dwellings (i.e. studios and one bedroom apartments) should not predominate, 
and a significant proportion of three bedroom apartments should be provided wherever practicable”. The 
reasoned justification to Policy HOU2 of the Housing Planning Guidance adds that “the majority of apartments in 
new development should normally have two or three bedrooms, with a floorspace and layout that makes them 
adaptable to changing needs (typically 57sqm or above).

Policy OR2 of the ORPG describes that “in order to ensure that the Ordsall Lane Corridor offers a broader mix 
of dwelling types than in other parts of the Regional Centre, a significant proportion of family orientated 
dwellings should be provided”.

The mix, in terms of bedrooms, is consistent with Policy HOU2 of the Housing Planning guidance. All the units 
with two bedrooms or more have a floorspace of over 57sqm in accordance with HOU2.

Whilst the development does not provide for a significant number of family orientated dwellings, it is recognised 
that the number of three bedroom units is comparable to other schemes within the corridor. All of the three 
bedroom units would have either a balcony or a terraced area which provides outdoor amenity space in 
accordance with policy OR2 of the planning guidance. The applicant has sought to increase the size of the 
balconies for the three bedroom units within the scheme, to approximately 12sqm, in order to maximise outdoor 
space. Whilst the size of the balconies are smaller than the ORPG envisaged, it would be difficult to mount an 
argument to refuse the application on these grounds.

In terms of phasing, each phase of the development would provide for the same number and mix of units, 
therefore a scenario will not arise where one phase of the development will be bought forward contrary to the 
mix as set out in the Housing Planning Guidance. The proposal is therefore considered to accord with the UDP 
policy H1. 

Design 

The illustrative masterplan within the Ordsall Riverside Planning Guidance (ORPG) promotes redevelopment of 
the site with perimeter blocks, with frontages to key routes. In terms of the size of the development plot, it 
follows the masterplan and is comparable in terms of size and footprint to adjacent developments at 257 Ordsall 
Lane and neighbouring the Fairbrother site within the Riverside Living Character Area.

The scheme proposes two blocks of development across the site which together form a perimeter block. Along 
Ordsall Lane the development will be sited to widen the existing footpath from 2.5m to 4.5m. It is acknowledged 
that the width of usable pavement will narrow to 2m, to allow for loading bays and tree planting along Ordsall 
Lane, however it is still felt that the proposed arrangement will assist in the creation of a boulevard-type street 
accordance with OR7.

In accordance with UDP policy DES6 and the OR3 of the ORPG and the ICPPG, both blocks of development 
have been set in from the southern boundary, to facilitate the formation of a wider riverfront walkway. The 
ORPG recommends that a minimum footway width along the riverside walkway of 8m is secured to provide 
space for pedestrians/cyclists to pass, landscaping to be planted, and to create an open aspect along the 
riverside. Along the majority of the frontage an 8m or wider walkway is created. There is a point along the 
walkway near to Obelisk Way where the path would narrow to 6.7m. However, this width is considered sufficient 
to deliver the aspirations of the ORPG, whilst respecting the building line along the walkway created by the 
development at Bridgewater Wharf and beyond.

The perimeter block arrangement provides strong frontages to existing vehicle and pedestrian routes along 
Ordsall Lane, Obelisk Way and the riverside walkway. As per policy OR4, the scheme will have active frontages 
to all three routes, ground floor apartments with external terraces are located along Ordsall Lane and Obelisk 
Way. In accordance with OR7 the main pedestrian and vehicle entrances into the development will be taken 
from Ordsall Lane. The entrance lobbies into the building have large glazed frontages to maximize interaction 
with the street. Along the Manchester Ship Canal frontage, will be a resident’s amenity space which will 
overlook the riverside walkway, promoting the objectives of the policies in the Irwell Park Planning Guidance. 

In respect of the siting of the building and its relationship to the Foundry it is considered that this is acceptable. 
The proposed building is set back between 7.8m and 10.8m off the shared boundary with the Foundry, the 



windows in this elevation will rely to a degree on land outside the application site for light and outlook, however 
in considering the adjacent use is commercial in nature there are no amenity issues resulting from this 
arrangement. Also in respect of sterilising land the Foundry is a new, successful collection of commercial units 
and therefore the prospect of this site being bought forward for development in the short to medium term is 
highly unlikely. The compatibility of a residential development next to commercial units is given due 
consideration in the remainder of this report but purely on the footprint and layout, the proposed development is 
considered to be acceptable.

In terms of built form, given there are two buildings proposed on site, the break in between the buildings, helps 
to break up the massing of the building at street level along Ordsall Lane and the riverside walkway in 
accordance with policy OR4. It is noted that the elevation along Obelisk Way and the elevation fronting the 
Foundry do not include a physical break in the building and these elevations are over 100m in length. This 
arrangement does not follow the thrust of policy OR4 which states that long frontages should be broken into 
smaller development blocks. Whilst not providing a physical break in the building, the applicant has sought to 
break up these elevations into five distinct blocks. These smaller blocks are defined by a change in brickwork 
colour and use of recesses. During the application, the depth of the recesses between these smaller blocks, that 
make up the longer elevation, have been increased to emphasise the breaks. The change in materials, the 
increased recesses together with the window fenestration and elevation detailing all break up the elevation from 
long range views. It is also noted that from long range views from the east this development will be seen in the 
context of and partially screened by the new development being constructed known as Bridgewater Wharf. At a 
pedestrian level for those walking along Obelisk Way, it is considered that the long frontage, will not have an 
overbearing impact upon the pedestrian environment as the terraces to the ground floor units will provide those 
using Obelisk Way with a degree of separation from the bulk of the building. In light of the impact on long range 
views and pedestrian experience it is considered that the proposed footprint and massing of the buildings is 
acceptable.

There are a variety of building heights in the area surrounding the application site. To the southwest is the 
Foundry which is a two storey commercial development. To the north west there are two storey dwellings and 
part three/part four storey apartment blocks and to the north east a new development, Bridgewater Wharf, is 
under construction ranging in height from 5 to 9 stories. 

The ORPG sets out some general principles for the height and scale of development within the Riverside Living 
Character Area. The guidance advises that development within this area along Ordsall Lane and riverside 
walkway should be 6+1 storeys (“+1” relates to an additional storey at roof level set back from the main 
frontage). The guidance advises that elsewhere there should be a maximum height of 4+1 storeys. It identifies 
the potential for exceptions to maximum height to allow slightly taller buildings at key corners but this restricts 
additional height on the riverside walkway. 

The LPA undertook a review of the building heights referenced within Policy OR4, as part of discussions on 
earlier development within the corridor. The review concluded that development should continue to follow the 
building hierarchy as outlined in the Planning Guidance, however it was considered that there would be some 
flexibility to allow heights slightly in excess of the guidance by one to two storeys, to highlight corners and 
provide variations in rooflines.

Along the Ordsall Lane frontage the development will be 6 stories stepping up to 7 stories at the corner blocks. 
The building heights along Ordsall Lane are considered to accord with the guidance with a slight increase in 
height to demark the key corners and entrances into the building at ground floor level. 

The elevations to the Obelisk Way and the Foundry are almost identical in their form. From the 7 storey block on 
the Ordsall Lane frontage, the 5 blocks which make up the elevation, step down to 6 storey then up to 8 then 
back down to 7, with the block on the riverside walkway being 9 storey but when viewed from the walkway itself 
appearing as 10 storeys due to the lower ground level. Along the riverside walkway the 10 storey block drops to 
8 storeys. 

The heights across most of the proposed development exceed those specified in the ORPG and the proposal 
does not utilise setting back top levels as the guidance suggests. The tallest elements of the blocks, being 10 
storey, demark the corners of the development on the riverside walkway; however it is questionable as to 
whether these could be considered to be key corners. The approach to the heights across the building when 
viewed in the context of the elevation helps to differentiate the blocks which make up the elevation and give the 
blocks a vertical emphasis, which as discussed above helps to break up the massing of the building. In the 



context of the surrounding area this development will be read, as being part of new developments to the east, 
which are of a similar height and scale. The Foundry and the existing residential development opposite have 
different characters to the proposed development. It is considered that whilst overall the proposed development 
would be slightly taller than new residential developments to the east, it would not appear incongruous within 
the street scene whilst recognising that it would depart from the ORPG in terms of building heights. 

Overall the approach to the elevations is considered acceptable. The development has a 360 degree frontage 
and as such the development has been designed to address this, ensuring that there are no blank elevations. 
The window arrangement on the elevations is such that it creates a rhythm across the building and achieves a 
good solid to void relationship. Detailing has been successfully added into the elevation by setting the window 
within textured brick panels. The building has been designed to have a strong vertical emphasis by the size of 
windows/textured brick, the setbacks between the blocks that make up the elevations and the grouping of 
windows within recesses. The inclusion of recessed brick detailing, windows, the use of set backs in the 
elevation and the provision of projecting and the inclusion of Juliette balconies ensures that there is visual relief 
to the elevations. At ground floor all the window openings would be surrounded by a projecting white stone 
surround detail and at the top floor of the blocks all the windows would have brick detailing which extends 
beyond the top of the window and has a greater recess panel. This subtle change in design at the ground and 
upper level gives the building a clear top, middle and bottom. The white stone detailing would have a greater 
projection and width to define the entrances into the blocks.

The elevations would comprise of brick slip facades. The existing buildings in the area are predominantly brick 
and therefore it is considered that the use of brick in this scheme would be appropriate. The brick colour is 
shown as being a mix of brown and buff brick, which will be alternated through the elevation to differentiate the 
blocks which make up the façade. The applicants consider the brown/buff will provide a subtle and cohesive 
approach to breaking up the massing of the building; this position is accepted. In order to ensure high quality 
materials and details are delivered in the development, a condition is recommended to agree samples of all 
materials proposed. 

The plans show that external plant will be included on the roof of the development. To ensure that any external 
plant has limited visual appearance a condition is recommended to agree these details with the LPA prior to 
installation. 

The proposed siting of the building, height, massing, elevational treatment and the material palette proposed is 
considered appropriate for the development and the wider Ordsall Riverside corridor. The development 
therefore complies with UDP Policies DES1 and DES5 and the ORPG in respect of its detailed design and 
appearance.

Trees and Landscaping

The development would see the loss of trees on site and as such the application has been supported by an 
Arboricultural Report & Arboricultural Impact Assessment. The report has been reviewed by the Council’s 
Consultant Arborist who considers the report to contain a fair and accurate appraisal of the trees on site. The 
application has also been supported by a landscape scheme. The landscape scheme does not reflect the 
updated site layout and more detail is required in terms of species and planting densities. However it provides 
sufficient information for the determination of this application. 

There are 8 trees along the frontage of 319 Ordsall Lane which would be removed to facilitate the development. 
One of these trees has died and therefore should be removed in terms of good arboricultural management. 
Another tree is classed as category C and this tree should not be allowed to constrain the development. The 
remaining trees along this frontage are classified as Category B trees where retention should be attempted. 
Whilst the loss of the trees is regrettable retaining trees along the Ordsall Lane frontage is not possible with the 
scheme which is being considered. If trees along this frontage were to be retained the proposed building would 
need to be set back from Ordsall Lane, which would create an awkward building line with the frontage of the 
Bridgewater Wharf development which is unacceptable in visual terms. Therefore in order to mitigate against 
the loss of the trees, the applicant proposes six replacement trees within the pavement along Ordsall Lane. The 
City’s Landscape Team have noted that the size of the trees should be increased to improve their visual impact 
within the street scene; larger trees will be secured by condition. Also further discussion will need to take place 
to ensure that the proposed trees will not impact upon street lighting along Ordsall Lane, this will be undertaken 
during detailed S278 works. However the LPA are confident that 6 trees can be accommodated in this frontage 
and the applicant has made the commitment that the trees will incorporate tree pits. It is therefore considered 



that this comprehensive approach will sufficiently mitigate against the loss of the existing trees along this 
frontage and will meet the objectives of ORPG policy OR7 which seeks to transform Ordsall Lane into a tree 
lined street. The landscaping along the remainder of Ordsall Lane will be predominantly hard standing, as the 
majority of the frontage, will form part of the adopted highway. There will be soft landscaping in the form of 
raised planters to the front of the ground floor residential units which will contain low to medium ornamental 
shrub/perennial planting. These planters will be raised off the ground and this will provide the landscaping with a 
degree of protection from footfall and litter as well as providing defensible space to the ground floor units. The 
approach to landscaping along the Ordsall Lane frontage is supported. 

The Arboricultural Report also covers trees within the riverside walkway. With the exception of one tree which is 
dead the Arboricultural Report states that the four groups of trees surveyed within the walkway, to the front of 
this development, will be retained. Whilst these trees sit outside the application boundary in order to ensure the 
development site is level with the existing riverside walkway a small section of cobbled banking between the site 
and the walkway, in the ownership of the Council, will need to be removed. The removal of this banking will be 
within the Root Protection Areas (RPA) of the retained trees, therefore a condition is recommended to agree an 
Arboricultural Method Statement (AMS) to safeguard the existing trees, as far as possible. In terms of 
landscaping along the Riverside Walkway, this will be predominantly hard surfaced, there is limited scope for 
soft landscaping as the walkway should be free from obstacles to facilitate the movement of pedestrians and 
cyclists. The landscaping condition is specifically worded to ensure that the landscaping scheme for the site 
seamless ties into the existing level riverside walkway. 

There is private amenity space within the development which has frontage onto the riverside walkway. This will 
be secured by fencing to restrict access and ensure that areas of concealment are not created. The fencing 
detail has not been agreed and will form part of the landscaping condition, it is important that any boundary 
treatment along this frontage is visually permeable to allow views into and from these spaces which will have a 
positive impact on the visual amenity and the pedestrian experience of those using the riverside walkway. The 
landscaping approach along the walkway is considered to be acceptable and will meet the aims and objectives 
of both the ORPG and the ICPPG. 

Along Obelisk Way there will be a similar arrangement in terms of landscaping to the approach along Ordsall 
Lane where the ground floor apartments have external amenity space in the form of external terraces, which are 
set behind a series of raised planters which incorporates low and medium sized ornamental shrubs, perennials 
and trees. The landscaping scheme and arrangement along Obelisk Way has been designed to marry together 
with the approved landscaping scheme for Obelisk Way which will be implemented as part of the Bridgewater 
Wharf development. Due to the differing ground levels these planters will be between 0.7m and 1.8m above 
ground level. The inclusion of raised planters on Obelisk Way will provide landscaping with the protection from 
the elements and provide for defensible space similar to the arrangement along Ordsall Lane. However, it is 
also felt that the inclusion of landscaping along this route will soften the differing levels between the ground floor 
of the development and the ground level of the walkway improving the pedestrian environment. Future 
maintenance of these raised planters has been questioned, given the landscaping will be at height and behind 
railings for future occupiers of the ground floor units. The applicant has confirmed that the landscaping along 
this route and across the site with the exception of those units facing the Foundry will be maintained by a 
management company and not down to individual occupiers. This arrangement is considered acceptable and a 
full management and maintenance schedule for the scheme will be agreed by condition.

The ground floor units on the frontage to the Foundry will have their own outdoor gardens which will be 
accessed via raised terraces. These gardens will be provided with acoustic protection by the erection of a close 
boarded fence. The boundary treatment between gardens and along public spaces for the gardens of units B0.9 
and B0.3 will be secured through the landscaping condition. As stated below these private gardens will be 
managed by future occupiers and not by the management company.

Within the scheme there is a ground floor area of amenity space known as the Central Avenue. This area is 
accessed from Ordsall Lane and from the Riverside Walkway via a controlled gate. The refuse servicing and 
access into two bike stores will be gained through this area. The landscaping will consist of hard and soft 
landscaping areas and informal seating. The servicing area has been designed to appear as an integral part of 
the public realm with the same finish of materials. 

Above the car parking areas within the centre of the ‘E’ shaped buildings there will be four podium level 
landscaped courtyards which will be accessible from ground floor level within the development. There will also 
be four communal roof terraces. The courtyards and roof terraces will provide for hard and soft landscaping with 



informal areas of seating. The remaining roofs in the development with the exception of the two roofs above the 
main entrances into the building, which are to accommodate plant and PVs, will be green roofs. All apartments 
opening up onto these courtyards, roof top terraces or green roofs will have an areas of private amenity space. 

As explained above the landscaping scheme submitted with the application has been reviewed and is 
acceptable in principle there are areas of the scheme which need to be updated to reflect the latest layout and 
further consideration is required to how the scheme ties into existing public realm. Detailed planting schedules 
and densities are required as to are boundary treatments and lighting details. Therefore, a full detailed 
landscape scheme will be secured by condition together with a timetable for implementation and replacement 
plants for any landscaping which does not establish. Subject to this condition it is considered that the 
landscaping scheme fully accords with DES9 of the UDP and supports the aims and objectives of both the 
ORPG and ICPG. 

Crime and Design 

A Crime Impact Statement (CIS) has been submitted in support of this application. The CIS is supportive of a 
scheme that has large glazed entrances into the building off Ordsall Lane as this will create natural surveillance 
opportunities, the CIS also draws upon the active frontage to the riverside walkway which will deter misuse of 
this area by criminals and those antisocially minded. 

The CIS raises a number of points which need to be considered to improve the security of the development, the 
main one being the proposed ground floor balconies. The CIS recommends that all balconies are a minimum of 
2.4m from ground level, to reduce the potential for climbing and gaining access into apartments. Ground floor 
apartments along Ordsall Lane, fronting onto the Foundry and on Obelisk Way will have use of either outdoor 
gardens or terraces. Along the Foundry, proposed outdoor amenity spaces will be secured by appropriate 
boundary treatment, which will be secured through the landscaping condition. This boundary treatment will be 
designed to restrict illegal access into apartments. Along Ordsall Lane and Obelisk Way apartments have 
external terraces fronting onto the street, at an elevated level behind substantial planters. It is considered that 
removing these external spaces would be to the detriment of the scheme, as these spaces provide opportunities 
for natural surveillance. Therefore, it is considered that the inclusion of ground floor balconies within the 
scheme, will not create unacceptable opportunities for crime to a degree which would outweigh the benefits of 
the external terraces in maximising natural surveillance of the street. 

In respect of access into the scheme the landscaped central avenue, is not envisaged to be a route open to the 
public. However, if wanted the public could enter this part of the site as it is not gated with vehicle access into 
the public realm being restricted by bollards only. Access into the car parks and the building is secured by roller 
shutters. The CIS suggests gating the whole of the Central Avenue area, along the Ordsall Lane building line. 
This does not work in practice, as gates in this location, would lead to vehicles queuing on the highway and this 
could deter servicing vehicles from using the servicing arrangements provided. The car parking areas will be 
secured by roller shutters which is deemed to be acceptable in terms of security. The applicant has been asked 
whether they would like to secure the Central Avenue with gates rather than bollards, they have resisted such 
change. It is considered that it would be difficult to mount an argument to refuse the application on the grounds 
that this area could have public access which could compromise security. This arrangement would be self-
policing and if this was found to be an issues gates could be retrofitted without the need for planning permission 
and without having a detrimental impact on the visual amenity of the area. 

The CIS also highlights the access to the bike store from Obelisk Way and how this stepped arrangement could 
potentially generate loitering and anti-social behaviour. Whilst their comments are noted, these steps are 
located off a new access road into the adjacent development which will see good levels of pedestrian and 
vehicle activity. It is also recognised that this bike store will be accessible and convenient for bike users of the 
development, given access will be taken from the perimeter of the building rather than having to enter the site. 
Therefore, on balance this arrangement is acceptable. 

Post boxes have been provided in the entrance into the building in line with recommendations within the CIS. 
External lighting to the building and across the public space will be secured through a condition. The report 
makes a number of recommendations including the specification of fixtures and fittings within the development, 
lighting to the car parking areas and how the development is managed. It is considered that these 
recommendations sit outside the remit of planning. However, to ensure the applicant has due regard to these 
recommendations the applicant’s attention will be drawn to these points by an informative.



It is considered that the information submitted demonstrates that the scheme has been designed as far as 
practicable to ensure that it does not increase opportunities for crime and anti-social behaviour in accordance 
with UDP Policy DES10 and both the Crime for Design SPD and ICPPG. In addition, the redevelopment of the 
site presents an opportunity to improve security in the area through the introduction of increased activity and 
active frontages onto streets.

Heritage

The application has been supported by a Heritage Desk Based Assessment (HDBA).

Listed Buildings - 

There are three heritage assets within the locality of the proposed site, Ordsall Hall (Grade 1), St Clement’s 
Church and the Rectory to St Clement’s Church (Grade II).  Ordsall Hall is the closest and is located 
approximately 200m to the east of the application site, on the opposite side of Ordsall Lane. The ICPPG and the 
ORPG both recognise the importance of this listed building with the ORPG stating that development which 
effects the setting of Ordsall Hall should enhance the context and character of the hall.  When having regard to 
the fact that Ordsall Hall is set back from Ordsall Lane within spacious grounds and taking into consideration the 
existing townscape and the recent planning permissions which have been granted  within the Riverside Living 
Character Area, it is considered that the proposal would not have a detrimental impact upon the setting of 
Ordsall Hall.

In relation to the Church of St Clement’s and the Rectory these are located some 300m – 325m to the northwest 
of the site. Given this separation and orientation, as well as the intervening development, it is considered that 
the proposal would not have a detrimental impact upon the setting of these two assets.

Archeology – 

In respect of archeology, the ICPPG supports the need to carry out a desk top evaluation of the archaeological 
potential of individual development sites and where necessary secure a programme of site based 
archaeological investigation works to improve the understanding of the evolution and character of the historic 
area.

The HDBA concludes that the potential for archaeology at the site is low as any pre 19th century archeology will 
have been destroyed with the development of the cotton mill which stood on the site and the redevelopment of 
the site post demolition of the cotton mill in the 20th century. 

GMAAS has identified shortcomings with the HDBA’s significance assessment and questions the statement that 
the redevelopment of the site in the twentieth century will have removed the physical evidence for the 19th 
century buildings. 

GMAAS therefore has rejected the assessment of archaeological survival potential and significance in the 
HDBA. However, GMAAS do acknowledge that the nineteenth century mill buildings are unlikely to be of 
national significance and worthy of preservation in situ. Therefore, GMAAS recommend that following the 
demolition of the current buildings there should be a conditioned programme of archaeological works; this will 
be secured by condition. 

Highways

The planning application has been supported by a Transport Assessment (TA) and Travel Plan (TP). The TA 
has been updated during the course of the application to provide additional information. This has been reviewed 
by both Transport for Greater Manchester (TfGM) and the Local Highway Authority (LHA).

The scheme provides for 142 car and 24 motorcycle parking spaces in total, split equally across each block of 
the development.  This equates to 28% parking provision. Given the low level of parking the scheme will provide 
space for 544 cycles, again split equally across each block. This equates to over 100% cycle parking provision 
which is welcomed by the LHA.  



The traffic impacts of the development have been reviewed by both the LHA and TfGM. The net increase in 
traffic would equate to of 84 two-way trips in the AM Peak Hour and 98 two-way trips in the PM Peak Hour. The 
LHA considers that the additional traffic generated by the proposed development would be negligible when it 
dispersed onto the local highway network, The LHA  conclude the development will not result in a severe 
highway impact as defined within the National Planning Policy Framework (NPPF).

The TA considers the car parking provision to be appropriate for the development and in making this conclusion 
they state that most future residents will choose to travel by sustainable modes and that overall demand for car 
use will be low. The TA draws comparisons on parking levels to other schemes which have been granted 
planning permission in the corridor with this level of parking.

The Housing Planning Guidance para 4.8 recognises that the Ordsall Lane Riverside Corridor has generally 
lower public transport accessibility than other areas of the Regional Centre. The current bus services provide a 
limited frequency service. There are currently two bus services running on Ordsall Lane, the 73 is an hourly 
service Monday to Saturday and the 70 runs hourly on a Sunday. Additional services are available in other 
areas of Ordsall and on Trafford and Regent Road, but these involve walking a significant distance.  It is 
considered that this existing public transport service would not encourage significant modal shift which is 
required to justify the low levels of car parking which is proposed.

TFGM and the LHA believe it is important to provide additional bus services to influence people’s travel 
patterns, to increase the sustainability of the development and to reduce the impact to the local highway 
network. It is noted that other residential developments, with low levels of parking, along this corridor have 
agreed via a S106 to provide financial sums towards improvements to bus services. Notwithstanding the 
outcome of viability testing, which will be discussed in detail later in the report, the applicant has agreed to make 
a financial contribution to improve public transport routes in the Ordsall Riverside Corridor.

In order to promote the use of sustainable transport modes, the applicants have also submitted a draft travel 
plan. A Full Travel Plan (TP) will need to be provided by condition. The condition would also require the 
submission of a further update to the TP within six months of first occupation, so that the actual travel patterns 
of residents can be surveyed and reviewed on an annual basis thereafter. 

The scheme includes car club spaces within the development which is supported. Notwithstanding this the 
applicant has also agreed to a sum of money which will be directed towards the lease of a car club vehicle in 
line with other developments along the corridor. 

Also measures to discourage on-street car parking will be secured. It is acknowledged that low levels of on-site 
parking could place more demand on on-street parking, which results in a poor pedestrian environment. Part of 
the financial sum agreed with the applicant, will be directed to a review of the existing TROs in the area and the 
implementation of amended or new TROs where required in line with the legal procedure, to prevent any on-
street parking as a result of the development. 

It is considered that the high level of cycle parking, together with a financial sum directed towards improvements 
to  bus services in along Ordsall Lane, car club lease and TRO review and adoption of a TP will enhance the 
sustainability of the development, to influence people’s travel patterns, place less demand on the private car 
and will ensure that the development will not have a detrimental impact on the operational capacity of the local 
highway network. 

There would be one 6m wide vehicle access points into the development off Ordsall Lane which would serve 
both blocks of development. The applicant has successfully demonstrated that the visibility splays at this access 
point are acceptable. As discussed in the phasing section of this report, the S106 will protect this right of access 
in perpetuity.

This access point will provide vehicle access, via a ramp, into the car parking areas of the development and 
provide access to the servicing area within the ‘Central Avenue’ of the development. The proposed ramp has 
been redesigned during the course of the planning application to ensure that the design will provide sufficient 
clearance for a fully laden bin wagon. The LHA are happy with the proposed access arrangements, subject to a 
condition restricting the provision of gates along the access.

Salford City Council Environmental Services, however, have confirmed that they will not service the 
development due to the ramped access. In response to this, the applicant has provided evidence to show that a 



private contractor will provide a waste refuge service to this development via a ramped access. Being mindful 
that other developments across the City successfully operate with private waste management services, the 
arrangement proposed is acceptable subject to a waste management strategy being secured by condition. It is 
important that as part of this strategy that refuse servicing is solely undertaken from within the site so that 
Ordsall Lane is kept clear for pedestrians and the free flow of traffic. Servicing for smaller deliveries such as 
groceries, parcels, taxi drop off and pick ups will be undertaken from the two proposed laybys on Ordsall Lane. 
The servicing arrangements for the development are therefore considered to be acceptable.

Amendments have been made, during the course of the planning application, to the internal car parking layout. 
The proposed layout is now considered to be acceptable. The number of motorcycle spaces being provided is 
acceptable. The layout would provide for 8 disabled car parking spaces, 4 in each phase of the development, 
which equates to 5% of the total car parking provision. This accords with the standards as outlined in the UDP. 
The provision of over 100% cycle parking is supported as to is the visitor cycle parking. The final detail design of 
the motorcycle and cycle stores will need to be agreed by condition. 

In terms of works within the existing adopted highway, there will be changes made to the adopted footway along 
Ordsall Lane to accommodate the site access, tree pits and proposed laybys. As part of this package of highway 
works there will be a narrow sliver of land to be offered for adoption under S38/S278 highway agreement. The 
LHA have requested that any amendment to the carriageway or land to be offered for adoption need to be re-
instated using similar materials, any redundant access points need to be reinstated as continuous footway and 
the provision of tactile paving will be required on new accesses into the site. Any lighting columns affected by this 
development will have to be relocated and upgraded where necessary. Highways officers have noted that the 
applicant will need to continue to liaise with the LHA in respect of future highway agreements which sit outside 
the remit of planning; this is highlighted to the applicant through an informative.  

In light of the above, it is considered that the proposed development and parking provision is acceptable and in 
accordance with the thrust of UDP policies A2, A8 and A10.    

Amenity

The nearest occupied residential properties are those opposite the development, on the other side of Ordsall 
Lane. There will also be new occupiers within the Bridgewater Wharf development when complete, located on 
the other side of Obelisk Way. 

Opposite the application site, is a two storey dwelling,at 2 Guy Fawkes Street which sits at right angles to the 
application site. The gable of this dwelling would be over 27m from the application site, which is more than 
sufficient to ensure that the development does not have an overbearing impact on the amenity or privacy of 
residents at 2 Guy Fawkes Street. 

Opposite the site, also on the other side of Ordsall Lane, are apartments within the Quay 5 development at 240 
Ordsall Lane. The front elevation of these apartments sit approximately 20.8m from the directly facing front 
elevation of the proposed development. This does narrow to 18.7m where the proposed phase 1 building steps 
out to form the corner of Ordsall Lane and Obelisk Way. Whilst this relationship is close, it is comparable to 
other developments within the Ordsall Riverside corridor. This proposed development respects the building line 
created by the recently approved developments to the east, within the Riverside Living Character Area and 
encouraged in the Ordsall Riverside Planning Guidance. Ordsall Lane is a wide road so the height will not 
appear imposing and undoubtedly the outlook for residents will change. In respect of daylight and sunlight, 
given the orientation of the proposed development it is likely that existing residents will experience some loss of 
sunlight/daylight to habitable rooms. The applicant has not submitted information to quantify the impacts. 
However, given the degree of distance between the development and existing apartments and that this 
relationship is not too dissimilar to other new developments along the corridor, it is considered that this impact 
will not be to a degree which will unacceptably impact on the living environment of neighboring residents within 
240 Ordsall Lane, which would warrant refusal of the planning application. On balance, it is considered that the 
regeneration benefits of the scheme far outweigh the amenity impact and as such the scheme is appropriate. 

At its closest point the proposed development would be 18.7m from the Bridgewater Wharf development, on the 
other side of Obelisk Way. As with the relationship to existing dwellings across Ordsall Lane, the siting of the 
proposed development is close but has been shaped by the masterplan for the area which promotes perimeter 
development blocks which provide strong frontages to key routes within the area, Obelisk Way is very much one 
of these key routes. It is also acknowledged that Bridgewater Wharf is a new development and residents would 



be buying into this arrangement, therefore on balance the relationship between the two schemes is considered 
to be appropriate. 

To the west of the application site is the Foundry, where land is within commercial/industrial use, therefore there 
are no direct amenity impacts (other than noise but see condition 8 to 10) resulting from the development.

In terms of the amenity of future occupiers all habitable room windows within the development would have 
sufficient outlook. During the course of the application, at the request of officers, the applicant submitted 
daylight/sunlight information. This assessment only focused upon apartments within the internal corners of the 
courtyard where deeper recesses were proposed. The results of this information showed that the level of 
sunlight/daylight into these corner apartments was poor. The scheme was subsequently amended and the 
deeper recessed were removed. From the limited, daylight/sunlight information provided, assumptions can be 
made that there will be some apartments within the scheme particularly those facing onto the internal courtyards 
and at lower levels, which will experience lower levels of daylight and sunlight. Additional information has been 
requested to understand the number of apartments which will be impacted and this will be reported to members 
via the amendments sheet. However, we are satisfied that overall the majority of apartments within the scheme 
will have acceptable levels of daylight and sunlight and as a result it would be difficult to substantiate a refusal to 
the scheme on the grounds of impact on the amenity of future occupiers. 

In terms of outdoor amenity, communal space will be provided within the scheme at ground floor level between 
the proposed building and at courtyard and roof top level. It is also acknowledged that some units, especially the 
larger units, have some form of private amenity space whether in the form of a balcony or an outdoor terrace. 
Additional amenity space is proposed within the building in the form of a resident’s lounge, workspace, gym and 
meeting rooms. The outdoor amenity space is considered to be sufficient to serve the needs of future occupiers. 

In respect of the proposed phasing, there are habitable room windows and amenity spaces within block 1 and 
block 2 of the development, which face each other over the common boundary of 319/321 Ordsall Lane. This 
relationship is acceptable if the development of phase 1 and 2 is completed together. However, being mindful of 
the proposed phasing, it is considered that there is limited scope to change the scheme at 321 Ordsall Lane, if 
in the future, development on this plot comes forward in a different way to that proposed under this application. 
Any future changes would be assessed on their own merits at the time, however this permission will form the 
fallback position so there will be a degree of protection which can be afforded to future occupiers of phase 1 if 
this scenario does occur.  

In light of the above it is considered that the proposal would accord with UDP policy DES7.

Flooding and Surface Water

The application site lies within Flood Zone 2 and 3 and is also within a critical drainage area and therefore the 
application has been supported by a Flood Risk Assessment (FRA). A Flood Risk Sequential Test Assessment 
and Drainage Strategy have also accompanied the application

Given the site is located in flood zone 2 and 3, the application has been supported by a sequential test. As the 
site is located within the Riverside Living Character Area of the ORPG it has been agreed this should form the 
area of search for the sequential test. It has been demonstrated through the Sequential Test, to the satisfaction 
of officers that there are no reasonably available alternative sites to accommodate the development proposals. 
Therefore, the Sequential test has been passed.

The applicants have also undertaken the exception test as part of the site lies within flood zone 3. The applicant 
has successfully demonstrated that the development will provide wider sustainability benefits to the community 
that outweigh flood risk. The FRA also confirms measures needed to ensure that the development will be safe 
for its lifetime without increasing flood risk elsewhere and where possible reduce flood risk overall. Therefore, 
the exception test has been passed. 

In respect of flood risk, the FRA submitted with the application has been updated to respond to concerns of the 
Environment Agency (EA) and from the City’s Drainage Engineer, who both raised concerns on the finished 
floor levels of the development. Part of the development will be located in flood zone 3; given existing land 
levels will be regraded down to the riverside walkway, this will provide compensatory flood storage capacity in 
accordance with policy FR5 of the Flood Risk and Development Planning Guidance. The development has been 
designed with residential accommodation (apartments) at ground floor level having elevated floor levels to afford 



protection to residents in the event of a flood. In such event safe access and egress from the building is 
available via Ordsall Lane. There would be shared amenity space for residents at lower ground level on the 
Riverside Walkway, given this is not habitable the City’s Drainage Officer is content with this arrangement. In 
terms of flood risk the EA and the City’s drainage engineer have raised no objection to the scheme subject to 
conditions to secure mitigation in line with the FRA including, finished floor levels, flood resilient construction 
and provision of a flood plan. 

In terms of surface water the City’s drainage engineer has recommended a condition securing a surface water 
drainage scheme which would secure surface water being reduced to either 50% of the existing run off (or to 
greenfield runoff, whichever is greater) which uses sustainable drainage methods. 

Considering the above the proposed development would accord with EN19 and the Flood Risk and 
Development Planning Guidance.

Pollution

Air Quality – 

The application has been submitted with an air quality assessment. Although none of the site sits within an Air 
Quality Management Area (AQMA), however there is potential for the number of vehicle movements generated 
from the development to have a detrimental impact on the AQMA and air quality further afield. There is also 
potential for dust emissions during the construction phase to impact on the AQMA and nearby receptors.

The model inputs into the air quality assessment have been reviewed by the City’s Environmental Consultant 
who considers them to be representative of the conditions in the area.  

At two of the modelled receptors annual mean concentrations are predicted to be above the UK limit value, 
however it should be noted that the model shows concentrations are above the limit with, and without the 
development. Both receptors are located within the AQMA, and it is considered the predicted increase in 
concentrations of NO2 is minor (and within the range of error that would be expected with the model used). The 
model concludes the overall impact on local air quality as a result of traffic emissions related to the development 
will be negligible.

The City’s Environmental Consultant accepts the conclusions of the model and considers that site-specific 
mitigation is not required. In line with the Greater Manchester Air Quality Action Plan, and with consideration of 
the cumulative impact of development within the City region, it is recommended that mitigation measures in line 
with the Principles of Good Practice from the EPUK / IAQM Guidance (Land-Use Planning and Development 
Control: Planning for Air Quality) are adopted. Therefore, a construction method statement will be secured by 
condition to safeguard air quality during the construction phase. A condition will also be recommended to secure 
the provision of electric vehicle charging within the development. Subject to the imposition of these conditions it 
is considered that the proposed development will not have an unacceptable detrimental impact on local air 
quality. 

Noise - 

A noise assessment has been submitted in support of this planning application and this has been updated 
during the course of the planning application.

The main noise sources were found to be road traffic from Ordsall Lane.  The industrial units were not found to 
be particularly noisy, however it is noted there are no planning restrictions on the industrial units (other than a 
B2 use).  Occupants could change and noise levels increase with no recourse to planning.  As such, the 
acoustic assessment has assumed a reasonable ‘worst case’ scenario of a general B2 use in all six units 
closest to the site, and undertook the assessment using surrogate noise levels obtained from historic noise 
measurements based on more intensive uses which could occupy the units under the B2 use category.
This approach provides some degree of ‘future proofing’ the noise assessment, should the occupants of the 
industrial units change in the future.

The industrial noise assessment has been undertaken in accordance with BS4142:2014 (Methods for rating and 
assessing industrial and commercial sound).  The BS4142:2014 assessment undertaken indicates a significant 
adverse impact (without mitigation).



Road traffic noise survey data (and the data from the BS4142 assessment above) have been used to calibrate 
an acoustic model to determine an appropriate glazing and ventilator specification to ensure noise levels within 
habitable rooms conform to limits specified in BS8233:2014 (Guidance on Sound Insulation and Noise 
Reduction from Buildings).

The updated acoustic report has also considered the scenario where 321 Ordsall Lane remains as an industrial 
unit and assesses the impact of noise on the residential units at 319 Ordsall Lane.

The report presents a glazing configuration for each façade of the building based on calculated façade noise 
levels from the acoustic model.  

With respect to ventilation, acoustic trickle ventilators are recommended, with “purge” and “summer cooling” 
provided by openable windows at residents’ discretion.  BS8233:2014 allows up to 10dB exceedance of the 
recommended internal noise levels for these short periods.

For the façade directly overlooking Ordsall Lane, opening windows would exceed the recommended internal 
noise levels by more than 10dB, and the report recommends additional mechanical ventilation is provided for 
these units to further reduce the need to open windows, although it is accepted the windows should remain 
openable to offer the choice to occupants.

The report concludes that outdoor living areas will be predominantly below acceptable noise limits, and where 
there are exceedances, residents will have access to communal outdoor amenity space that is “relatively quiet”.  
There is a concern regarding the external amenity spaces on the south western façade facing The Foundry. 
These amenity spaces directly face the industrial units, and as shown in the report (and described above), with 
no mitigation the assessment showed there was likely to be a significant impact.

The applicant has confirmed a 1.8m acoustic fence will be provided along the south-western boundary with the 
Foundry to provide mitigation for the private amenity spaces facing the Foundry, this is considered to be 
appropriate to mitigate any noise impacts.

Finally, noise limits have been provided for any externally mounted fixed plant and equipment.  Providing that 
equipment achieves these noise limits, noise levels at the nearest façade will remain 5dB below existing 
background noise levels.

The conclusions of the assessment have been agreed by the City’s Environmental Consultant who has raised 
no objection to the development on the grounds of noise subject to a suite of planning conditions as discussed 
above.

Contamination - 

The application has been supported by a Desk Study and Preliminary Risk Assessment. Historical development 
on the site includes a cotton mill, undefined works and lately a warehouse.  Such features have the potential to 
introduce pollutants into the site which may adversely impact human health, groundwater or the wider 
environment. The proposed end use is considered sensitive with respect to land contamination risk. The 
assessment considers there is a potential for contamination in shallow soils and recommends an intrusive site 
investigation is undertaken.  It also recommends this includes ground gas and ground water monitoring due to 
the proximity of the Manchester Ship Canal. The conclusions of the assessment are accepted by the City’s 
Environmental Consultant who raises no objection to the application subject to a suite of contaminated land 
conditions. The EA have also reviewed the submission in respect of controlled waters and subject to 
contaminated land conditions have raised no objections to the development.

Subject to the conditions highlighted above it is considered that suitable mitigation can be secured which will 
ensure that the development will not cause or contribute towards a significant increase in pollution, in 
accordance with the NPPF and UDP saved policies EN17 and S4. 

Ecology

The application site is located next to the Manchester Ship Canal which is identified in the UDP as being a 
designated wildlife corridor under policy EN9. The application has been supported by an Ecological Appraisal 



which has been reviewed by Greater Manchester Ecology Unit (GMEU) who consider this document to be fit for 
purpose and have raised no objections to the scheme on nature conservation grounds.

The survey found the application site to have limited ecological value. GMEU note that the site does support 
some nesting birds and therefore recommend a condition that any clearance of tree and scrub should take place 
outside of the main bird breeding season. As it is an offence under the Wildlife and Countryside Act 1981 (as 
amended) to intentionally damage or destroy the nest of any wild bird whilst in use or being built. The 
attachment of a condition is not necessary as it would duplicate that legislation.  An informative has therefore 
been added instead.

Entire-leaved cotoneaster, an invasive species, is present on the site. GMEU recommend that the applicants 
should follow the recommendation in the submitted ecological assessments for its eradication and this should 
be highlighted to the applicant by way of an informative rather than condition, as cotoneaster is not really a 
threat to any habitats in the area.

Policy ICP 21 of the ICPPG supports measures that will improve biodiversity of the River and its edges, which in 
turn supports the NPPF requirements for developments to provide a net gain for biodiversity. The ecology report 
makes recommendations on how net gain can be achieved through the development which include:

 Inclusion of bird and bat boxes throughout the site; 
 Installation of a hedgehog house;
 Planting of species-rich native hedgerows or tree lines;
 Landscape planting comprising native species and species to attract wildlife.

GMEU note that these recommendations have not been echoed in the landscaping plans for the site, therefore 
they recommend that the Biodiversity Enhancement Measures are secured by condition.

The application is therefore considered to accord with the requirements of the NPPF, saved UDP policy ST13 
and the Nature Conservation and Biodiversity SPD and the Irwell City Park Planning Guidance.

Sustainability 

The application is supported by a Sustainability assessment which is structured around the Council’s 
Sustainable Checklist. This highlights that the scheme will have a lean fabric design which will deliver insulation 
and air tightness standards, which will overall improve upon Building Regulation minimum standards. Low 
Carbon technologies are being considered and will be determined at a later stage to meet any obligation of 
compliance with policy and regulations. The assessment also makes a commitment at the detail design stage to 
include measures to minimise water consumption. The scheme includes the provision of green roofs and will 
also include the provision of tree pits within the landscaping of the site. The approach to sustainability is 
acceptable.

Planning Obligations 

The application proposes the redevelopment of the site to provide 500 residential units, none of which would fall 
within the definition of a townhouse as outlined in the Planning Obligations SPD.

Given the scale of the development an assessment of its impact on nearby transport infrastructure, public realm, 
open space and affordable housing provision is required in accordance with UDP Policy DEV5 and the Planning 
Obligations SPD (refreshed 2019). If considered necessary, planning obligations will be sought to mitigate the 
impact of the development. 

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

In line with the planning obligation SPD, obligations in respect of open space, public realm, transport and 
affordable housing are considered necessary to mitigate the impacts of the development. The applicant has 
submitted a viability case in support of the scheme. The viability case has been reviewed by the City’s Estates 
Team and it has been agreed that a financial contribution would render this scheme unavailable. 



However as noted within the Highways section of this report; it is considered that improvements to public 
transport services along Ordsall Lane are required to create a truly sustainable form of development where 
residents are not reliant on car-related travel. Mitigation is also required to address the impacts for low levels of 
car parking within the development.  In light of this the applicants have agreed to make a financial contributions 
towards the transport obligations which include the provision of an improved bus service along Ordsall Lane, the 
lease costs for a car club vehicle and also to review and provide for any TROs to mitigate the impacts of on 
street car parking as a result of this development.  

The applicant has agreed to make this payment and also sign up to a clawback mechanism to enable the 
schemes viability to be re assessed towards the end of the construction period and any monies secured through 
this clawback review, will be directed towards, open space, public realm and/or affordable housing. 

Other Matters

In respect of the letters of objection, the majority of issues raised by residents have been given due 
consideration in the officer report. In respect of more green spaces and communal spaces being needed within 
Ordsall. There is no requirement for this development to provide greenspace within Ordsall, a contribution 
towards open space would be sought from the development however due to the scheme’s viability this 
contribution has been directed towards transport improvements and the justification for this has been explained 
in the officer report. This also sets out why the scheme has not contributed to affordable housing provision. In 
terms of public consultation, the objectors concerns are noted, however the applicant is under no legal 
obligation to undertake public consultation. The LPA have conducted its own notification and publicity  on the 
application in line with national and local procedures. Finally, whilst the concerns about existing construction 
sites impacting upon residential amenity are acknowledged, this is a consequential impact of a development, 
however a construction method statement has been recommended to safeguard residential amenity as far as 
possible. 

Value Added

The scheme has been subject to extensive pre application discussions during these discussions the application 
boundary was extended to include 321 Ordsall Lane which enabled this last block to be design coherently. 
Amendments to the design, landscaping and servicing arrangements were also shaped through pre application 
discussions. 

Conclusions 

This application seeks to redevelop two employment sites, to create a residential development, which is, in 
principle acceptable as it accords with UDP Policy MX 1, E5 and the Ordsall Riverside Planning Guidance for 
the area. Whilst the provision of family accommodation with reasonably sized outdoor amenity space is below 
that the guidance envisaged, it is comparable to other developments with the Riverside Living Character Area. 
The development site follows the masterplan in terms of its layout and will provide for active frontages to main 
routes through the area. A high-quality designed and landscaped scheme will be secured and the development 
would not give rise to unacceptable impacts on residential amenity, for existing or future residents. Impacts on 
ecology and pollution can be appropriately mitigated by the imposition of conditions. The applicant has 
successfully demonstrated that the development will not increase flood risk elsewhere in the area and can 
successfully safeguard residents in the event of a flood. The development will secure a suitable surface water 
drainage scheme and will incorporate a number of sustainability measures into its design and layout. The 
Highways Authority considers that the scheme is unlikely to result in a severe highway impact subject to 
mitigation in the form of planning obligations. In this regards a financial contribution would be secured and used 
to deliver improved bus service along Ordsall Lane, review of TROs and provision of a car club vehicle. Overall 
it is considered that the proposed development would make a positive contribution to the regeneration of the 
Ordsall Riverside area and represent a sustainable form of development that complies with the relevant policies 
within the City of Salford’s UDP and the NPPF. 

Recommendation

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



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

 A financial contribution of £888,125.46 to deliver: 
 The provision of an improved bus services along Ordsall Lane (including marketing and 

infrastructure required to support such services). 
 Review and Delivery of TROs within the vicinity of the application site.
 Lease of a car club vehicle
 Monitoring Fee 

 Secure access, in perpetuity, into phase 2 of the development.

 The following will also be secured by clawback should the viability position change:

Open Space - Potential projects include:
 Ordsall Park and/or
 Monmouth Park and/or
 Ordsall Hall (outdoor facilities only) and/or
 Regents Park, Coronation Street (managed by Salix Homes)

Public Realm - Potential projects include:
 Lamp posts – Clippers Quay to Fairbrother Street
 Woden Street Bridge
 Irwell River Park
 Street scene improvements to St Clements Drive  
 Street scene improvements to Taylorson St and Monmouth Park

Affordable Housing

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

III. That authority be given for the decision notice relating to the application be issued, (subject to the 
conditions and reasons stated below) on completion of the above-mentioned legal agreement.

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

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

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

19006 (01)-P-S000 PL4 Site Location Plan
19006 (01)-P-S001 PL4 Existing Site Plan
19006 (02)-P-S002 PL4 Demolition Plan
19006 (03)-P-S003 PL4 Proposed Site Plan PL4
19006 (03)-P-S004 PL4 Proposed Adopted Highway
19006 (03)-X-100 PL5 Proposed Section AA
19006 (03)-X-101 PL4 Proposed Section BB
19006 (03)-X-102 PL4 Proposed Section CC
19006 (03)-X-103 PL4 Proposed Section DD
19006 (03)-X-104 PL4 Proposed Section EE
19006 (03)-X-105 PL4 Proposed Section FF
19006 (03)-X-106 PL4 Proposed Section GG
19006 (03)-X-A PL4 Section A
19006 (03)-X-B PL4 Section B
19006 (03)-X-C PL4 Section C
19006 (03)-X-D PL4 Section D
19006 (03)-X-E PL4 Section E



19006 (03)-X-F PL4 Section F
19006 (03)-P-0LG PL5 Proposed Lower Ground Floor Plan
19006 (03)-P-0G0 PL5 Proposed Ground Floor Plan
19006 (03)-P-001 PL4 Proposed First-Fifth Floor Plan
19006 (03)-P-006 PL4 Proposed Sixth Floor Plan
19006 (03)-P-007 PL4 Proposed Seventh Floor Plan
19006 (03)-P-008 PL4 Proposed Eighth Floor Plan
19006 (03)-P-0R0 PL4 Proposed Roof Plan 
19006 (90)-P-100 PL3 Landscaping along Ordsall Lane
19006 (03)-E-330 PL4 Proposed North Elevation – No Landscape
19006 (03)-E-331 PL4 Proposed East Elevation – No Landscape
19006 (03)-E-332 PL4 Proposed South Elevation – No Landscape
19006 (03)-E-333 PL4 Proposed West Elevation – No Landscape
19006 (03)-E-334 PL4 Proposed North Elevation – Courtyard – No Landscape
19006 (03)-E-335 PL4 Proposed South Elevation – Courtyard – No Landscape
19006 (03)-E-336 PL4 Proposed East Elevation – Inner – No Landscape
19006 (03)-E-337 PL4 Proposed East Elevation – Courtyard – No Landscape
19006 (03)-E-338 PL4 Proposed West Elevation – Inner – No Landscape
19006 (03)-E-339 PL4 Proposed West Elevation – Courtyard – No Landscape
19006 (03)-E-500 PL4 Proposed Façade Strategy Façade Recess Principals
19006 (03)-E-352 PL4 Detailed Elevation- North Base
19006 (03)-E-353 PL4 Detailed Elevation- North Top
19006 (03)-E-354 PL4 Detailed Elevation- East Base
19006 (03)-E-355 PL4 Detailed Elevation- East Top
19006 (03)-E-356 PL4 Detailed Elevation- South Base
19006 (03)-E-352 PL4 Detailed Elevation- South Top
Reason: For the avoidance of doubt and in the interest of proper planning.

3. The development shall be carried out in accordance with the phasing details within Section 11.4 of the 
Design and Access Statement  dated December 2019

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

4. Notwithstanding any information submitted with the application, no development shall take place, on any 
phase, until an investigation and risk assessment for that phase has been submitted to and approved in 
writing by the Local Planning Authority. The submitted report shall include:

i) A Preliminary Risk Assessment report (phase 1), including a conceptual model and a site walk over 
survey;

ii)  Where potential risks are identified by the Preliminary Risk Assessment, a Phase 2 Site Investigation 
report shall also be submitted to and approved in writing by the Local Planning Authority prior to 
commencement of development.  The investigation shall address the nature, degree and distribution of 
land contamination on site and shall include an identification and assessment of the risk to receptors 
focusing primarily on risks to human health, groundwater and the wider environment; and  

iii) Should unacceptable risks be identified the applicant shall also submit and agree with the Local 
Planning Authority in writing a contaminated land remediation strategy prior to commencement of 
development.  The development shall thereafter be carried out in full accordance with the duly approved 
remediation strategy or such varied remediation strategy as may be agreed in writing with the Local 
Planning Authority.

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

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



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

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

6. If piling or any other foundation designs using penetrative methods is proposed in any phase of the 
development hereby approved, details demonstrating that there is no resultant unacceptable risk to 
groundwater shall be submitted to, and approved in writing by, the Local Planning Authority. Thereafter, 
development shall be carried out in accordance with the approved details. 

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

7. No development shall take place, on any phase of the development, including any works of excavation or 
demolition, until a Construction Method Statement has been submitted to, and approved in writing by, the 
Local Planning Authority. The approved statement shall be adhered to throughout the construction period 
for that phase of the development. The Statement shall include: 
(i) the times of construction activities on site which, unless agreed otherwise as part of the approved 
Statement, shall be limited to between 8am-6pm Monday to Friday and 9am-2pm Saturday only (no 
working on Sundays or Bank Holidays). Quieter activities which are carried out inside buildings such as 
electrical works, plumbing and plastering may take place outside of agreed working times so long as they 
do not result in significant disturbance to neighbouring occupiers;
(ii) the spaces for and management of the parking of site operatives and visitors vehicles;
(iii) the storage and management of plant and materials (including loading and unloading activities); 
(iv) the erection and maintenance of security hoardings including decorative displays and facilities for 
public viewing, where appropriate; 
(v) measures to prevent the deposition of dirt on the public highway;
(vi) measures to control the emission of dust and dirt during demolition/construction; 
(vii) a scheme for recycling/disposing of waste resulting from demolition/construction works; 
(viii) measures to minimise disturbance to any neighbouring occupiers from noise and vibration, including 
from any piling activity;
(ix) measures to prevent the pollution of watercourses;
(x) written confirmation that the applicant has contacted the LHA to arrange a full dilapidation/condition 
survey of all adopted highways surrounding the site
(xi) a community engagement strategy which explains how local neighbours will be kept updated on the 
construction process, key milestones, and how they can report to the site manager or other appropriate 
representative of the developer, instances of unneighbourly behaviour from construction operatives.  The 
statement shall also detail the steps that will be taken when unneighbourly behaviour has been reported. 
A log of all reported instances shall be kept on record and made available for inspection by the local a 
planning authority upon request; and
(xii) an intended date for the commencement of development and, following commencement, evidence of 
the material start on site.

Reason:  In the interests of the amenity of neighbours in accordance with policies DES7 and EN17 of the 
Salford Unitary Development Plan, the Irwell City Park Planning Guidance and the NPPF.

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

8. No development shall take place, on any phase of the development, until the applicant or their agents or 
successors in title has secured the implementation of a programme of archaeological works for that 
phase. The works are to be undertaken in accordance with a Written Scheme of Investigation (WSI) 
submitted to and approved in writing by Salford Planning Authority. The WSI shall cover the following:



A phased programme and methodology of investigation and recording to include: 
i) an archaeological desk-based study of Tatton Mill 
ii) an evaluation of below-ground archaeological remains 
iii) where merited by the evaluation, targeted archaeological excavation (subject of a separate WSI) 
2. A programme for post investigation assessment to include: 
i) analysis of the site investigation records and finds 
ii) production of a final report on the significance of the archaeological and historical interest represented. 
3. Deposition of the final report with the Greater Manchester Historic Environment Record. 
4. A scheme to disseminate the results of the archaeological investigations for the benefit of the local and 
wider community 
5. Provision for archive deposition of the report and records of the site investigation. 
6. Nomination of a competent person or persons/organisation to undertake the works set out within the 
approved WSI. 

Reason: To record and advance understanding of the significance of any heritage assets to be lost and to 
make this evidence publicly accessible, in accordance with policy CH8 of the City of Salford Unitary 
Development Plan, the Irwell City Park Planning Guidance and the NPPF.

Reason for pre-commencement condition: Any work on the site has the potential to damage 
archaeological assets and so the programme of works is required before any development commences.

9. The acoustic mitigation package (glazing and ventilation) shall be installed in the development hereby 
approved as specified in section 11.5 to 11.8 of the Noise Impact Assessment, March 2020, Ref: 
26931/NIA Rev 2, Hann Tucker Associates.

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

10. Prior to first occupation of each phase of the development, a Site Completion Report confirming that all 
necessary noise attenuation measures identified in condition 9 have been installed into the development 
shall be submitted to and approved in writing by the local planning authority. The noise attenuation 
measures shall be retained thereafter. 

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

11. Details for the provision of a 1.8m acoustic fence to be erected along the south-western boundary of the 
application site with the Foundry shall be submitted to and approved in writing by the Local Planning 
Authority.  The fence shall be close boarded with no holes or other openings and have a minimum density 
of 15kg/m2.  The acoustic fence shall be erected in accordance with the approved details prior to the 
occupation of any units numbered B0.3 to B0.9 on the plan 19006 (03)-P-0G0 PL5 plan and retained 
thereafter.

Reason:  In the interests of the amenity of future occupiers and to safeguard the operations of 
employment used in accordance with policies E5 and EN17 of the Salford Unitary Development Plan and 
the National Planning Policy Framework.

12. No external roof top plant / PVs shall be installed, on any phase of the development, unless detailed 
drawings of siting, size, appearance and material finish of the proposed plant and any associated 
enclosures has been submitted to and approved in writing with the Local Planning Authority. The 
development shall be carried out in strict accordance with the approved drawings before the building in 
that phase of the development is bought into use and all approved plant and enclosures shall be retained 
thereafter.

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



13. Any externally mounted plant and equipment (with the exception of plant required for emergency 
situations such as standby generators, smoke extract equipment etc) associated with the development 
shall be designed so as not to exceed the following noise levels;
 07:00 – 23:00 - 42 dB LAEQ 1-hour
 23:00 – 07:00 – 38 dB dB LAEQ 15-Minute
Measured 1m from the nearest noise sensitive premises, in accordance with BS 4142: 2014 with 
corrections applied for any plant emitting noise of a tonal or irregular quality. 

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

14. A scheme for the provision of electric vehicle charging points within the development shall be submitted 
to and approved in writing by the Local Planning Authority.  There shall be a minimum of 8 parking bays 
with electric charging points within the development and a minimum of four in each phase of the 
development. The charging point shall as a minimum be capable of Type 2 "Fast" charging and wired to a 
dedicated 30A spur to provide 7KV charging capacity. The charge points for each phase shall be made 
available for use prior to that phase of the development being first occupied and shall be retained 
thereafter. 

Reason: In accordance with paragraph 105, 110, 170 and 181 of the NPPF, to encourage the uptake of 
ultra-low emission vehicles and ensure the development is sustainable. To safeguard residential amenity, 
public health and quality of life.

15. Notwithstanding any description of materials in the application no above ground construction works shall 
take place, on any phase of the development until full details (including samples where appropriate) of the 
materials to be used externally on the building(s) in any phase have been submitted to and approved in 
writing by the Local Planning Authority.  A sample panel of the materials, the size of which shall first be 
agreed in writing by the local planning authority, shall be erected on site prior to any discharge application 
relating to this condition being submitted and shall be available for inspection by the local planning 
authority.  The sample panel shall include full details of the colour, type and design of jointing/coursing 
materials.  The development shall be constructed in accordance with the approved materials. 

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

16. No development, on any phase of the development, shall be started unless and until an Arboricultural 
Method Statement (AMS) for any phase has been submitted and agreed in writing by the Local Planning 
Authority. The development shall be carried out in accordance with the approved details and any 
subsequent tree protective measures shall remain until all development is completed and no work, 
including any form of drainage or storage of materials, earth or topsoil shall take place within any trees 
protection areas.

Reason: To safeguard protected trees on the site and to ensure that adequate provision is made for their 
protection whilst the development is carried out in accordance with EN12 of the City of Salford Unitary 
Development Plan.

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

17. a) Notwithstanding the details shown on the approved plans, no phase of the development hereby 
permitted shall be occupied until full details of both hard and soft landscaping works for that phase have 
been submitted to and approved in writing by the Local Planning Authority. The details shall include hard 
surfaced areas and materials, details on how the landscaping schemes ties into existing and proposed 
public realm along Ordsall Lane and the Riverside Walkway, boundary treatments and bollards, planting 
plans, specifications (including tree pits and root protection barriers) and schedules (including planting 
size, species and numbers/densities) and a scheme for the timing / phasing of implementation works.



(b) The landscaping works shall be carried out in accordance with the approved scheme for timing / 
phasing of implementation or within 18 months of first occupation of the development hereby permitted, 
whichever is the later.

(c) Any trees or shrubs planted or retained in accordance with this condition which are removed, 
uprooted, destroyed, die or become severely damaged or become seriously diseased within 5 years of 
planting shall be replaced within the next planting season by trees or shrubs of similar size and species to 
those originally required to be planted.

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

18. In respect of condition 16, the 6 street trees as shown on plan 19006 (90) -P-100-PL3 along Ordsall Lane 
shall be a minimum girth of 20cm. 

Reason: In the interests of good arboricultural practice and to protect the amenity of the area in 
accordance with policy EN12 of the City of Salford Unitary Development Plan, the Trees and 
Development Supplementary Planning Document, the Ordsall Riverside Planning Guidance and the 
National Planning Policy Framework.

19. No above ground construction works shall take place on any phase of the development hereby approved 
until a Biodiversity Enhancement scheme been submitted to and approved in writing by the Local 
Planning Authority. The approved scheme shall be implemented prior to first occupation of that phase of 
the development (or in accordance with a subsequent phasing plan which shall first be agreed in writing 
with the Local Planning Authority) and shall be retained thereafter.

Reason:  To secure Biodiversity Enhancements within the scheme in accordance with the policies ST13 
and DES9 of the City of Salford Unitary Development Plan, Nature Conservation and Biodiversity 
Supplementary Planning Document, the Irwell City Park Planning Guidance and the National Planning 
Policy Framework.

20. No phase of the development hereby approved shall be occupied until a scheme for the provision of 
external lighting has been submitted to and approved in writing by the Local Planning Authority.  Such 
scheme shall include full details of the locations, design, luminance levels, colour, light spillage and hours 
of use of all external lighting for that phase of the site.  The approved scheme shall be implemented in full 
prior to the occupation of that phase of the development.

Reason: To safeguard the amenity of the area in accordance with policies DES1 and DES9 of the City of 
Salford Unitary Development Plan and to safeguard the amenity of future occupiers in accordance with 
policy EN17 of the City of Salford Unitary Development Plan, the Irwell City Park Planning Guidance and 
the National Planning Policy Framework.

21. The development hereby permitted shall not be occupied until a Landscape Management Plan, for any 
phase of the development, has been submitted to and approved in writing by the Local Planning 
Authority. Once occupied the landscaping shall be managed in strict accordance with the agreed Pan 
thereafter. 

Reason: To ensure that the landscaped areas of the development are appropriately managed having 
regard to its location and the nature of the proposed development and in accordance with Policies DES1 
and DES9 of the City of Salford Unitary Development Plan, the Irwell City Park Planning Guidance and 
the National Planning Policy Framework.

22. Prior to first occupation of any phase of the development hereby approved a scheme shall be submitted 
to and agreed in writing by the Local Planning Authority for offsite highway works. Those works shall 
include:
i) Details of the new site access point off Ordsall Lane to include drop kerb with tactile paving on either 
side and provision of junction protection road markings;
ii) Details of the two new laybys, tree pits and street lighting on Ordsall Lane;



iii) Redundant access points reinstated as continuous footway with correct kerb heights, and to provide 
dropped crossings on pedestrian routes in the vicinity of the site.
iv) Timetable for implementation of highway works

The development of any phase shall be implemented in accordance with the timetable for implementation 
and the laybys along Ordsall Lane and shall be retained thereafter.  

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

23. The site access and servicing arrangements shown on the approved plans to serve the development 
hereby permitted shall be made available for use prior to the development being brought into use (or in 
accordance with a phasing plan which shall first be agreed in writing with the local planning authority) and 
shall be retained thereafter for their intended purpose. No gates shall subsequently be erected to prevent 
vehicle access into the site from Ordsall Lane or within the servicing areas.

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

24. The vehicle parking and pedestrian routes within the proposed car park as shown on the approved plans 
shall be marked out and shall be made available for use prior to any phase of the development of being 
brought into use (or in accordance with a phasing plan which shall first be agreed in writing with the local 
planning authority) and shall be retained thereafter for their intended purpose.

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

25. Notwithstanding the details shown on the drawings hereby approved, details of secure cycle and 
motorcycle parking for any phase of the development shall be submitted to and approved in writing by the 
Local Planning Authority. The approved cycle parking shall be implemented and made available for its 
intended use prior to the occupation of that phase of the development hereby approved and shall be 
retained thereafter.

Reason: In the interests of the safe and efficient operation of the highway network and to encourage more 
sustainable modes of travel in accordance with policies ST14, A2 and A10 of the City of Salford Unitary 
Development Plan and the National Planning Policy Framework.

26. Prior to first occupation of any phase of the development hereby approved, a waste management strategy 
for any phase of the development, shall be submitted to and approved in writing by the Local Planning 
Authority. The strategy shall secure that no refuse collections are undertaken from Ordsall Lane and the 
strategy shall include layout of the bin storage areas, details of how bins are moved to the collection point 
(within the site), size of vehicles servicing the site, recycling facilities, bulky waste storage and 
hours/frequency of servicing. A verification report to demonstrate that waste management arrangements 
have been implemented in accordance with approved strategy shall be submitted to and approved in 
writing by the Local Planning Authority within 6 months of first occupation and the development shall 
continue to operate in strict accordance with the approved details thereafter. 

Reason: To ensure that the development is adequately serviced in accordance with policy DES1 of the 
City of Salford Unitary Development Plan and in the interest of pedestrian safety in accordance with 
policies A2 of the City of Salford Unitary Development Plan and the National Planning Policy Framework.

27. Prior to first occupation of any phase of the development hereby approved a Servicing Management 
Strategy for any phase of the development, shall be submitted to and approved in writing by the Local 
Planning Authority. The strategy shall include how deliveries to the site, other than waste refuge, will be 
managed. A verification report to demonstrate that servicing management arrangements have been 
implemented in accordance with approved strategy shall be submitted to and approved in writing by the 
Local Planning Authority within 6 months of first occupation and the development shall continue to 
operate in strict accordance with the approved details thereafter. 



Reason: To ensure that the development is adequately serviced in accordance with policy DES1 of the 
City of Salford Unitary Development Plan and in the interest of pedestrian safety in accordance with 
policies A2 of the City of Salford Unitary Development Plan and the National Planning Policy Framework.

28. Notwithstanding the details submitted within the Travel Plan, the development hereby approved shall not 
be brought into first occupation in any phase until an updated Travel Plan has been submitted to, and 
approved in writing by, the Local Planning Authority.

Within six months of the development hereby approved being brought into first occupation, a further, 
updated Travel Plan shall be submitted to and agreed in writing with the Local Planning Authority. The 
agreed Travel Plan shall be implemented and reviewed in accordance with the timetable embodied 
therein.

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

29. The proposed ground levels and finished floor levels hereby approved shall be as per the approved 
drawings.

Reason: To reduce the risk of flooding from overland flows in accordance with policy EN19 of the City of 
Salford Unitary Development Plan and the Flood Risk and Development Supplementary Planning 
Guidance and the National Planning Policy Framework..

30. No development shall take place on any phase of the development, 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, and how existing surface water discharge rates reduced to either 50% of the existing (or 
to greenfield runoff, whichever is greater), has been submitted to and approved in writing by the Local 
Planning Authority. The approved scheme shall be implemented prior to first occupation or use of any 
phase of development hereby approved unless alternative timescales have been agreed in writing as part 
of the strategy and shall be retained and maintained thereafter. 

Reason: To ensure a satisfactory method of surface water disposal to reduce the risk of flooding 
elsewhere in accordance with policy EN19 of the City of Salford Unitary Development Plan and seeks to 
provide betterment in terms of water quality and surface water discharge rates and meets requirements 
set out in the following documents; 

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.

31. No above ground construction works shall take place  on any phase of the development hereby approved 
until a scheme detailing flood resilience measures to be incorporated into any phase of the development 
up to the flood level predicted for the 1:1,000 year flood event has been submitted to and approved in 
writing by the local planning authority.  The approved scheme shall be implemented in full and retained 
thereafter.

Reason: To reduce the risk of flooding from overland flows in accordance with policy EN19 of the City of 
Salford Unitary Development Plan and policy FRD 7 of the Flood Risk and Development Supplementary 
Planning Guidance and the National Planning Policy Framework.

32. Prior to the occupation of any phase of the development hereby approved a detailed scheme identifying 
and providing safe route(s) into and out of the site to an appropriate safe haven and detailed flood plan 
should be submitted to and approved in writing by the Local Planning Authority. The approved system 
shall be brought into use prior to the occupation of any unit within that phase and shall be retained and 
revised at all times thereafter unless otherwise agreed in writing by the Local Planning Authority.

Reason: To ensure safe access and egress from and to the site in accordance with policy EN19 of the 
City of Salford Unitary Development Plan and the Flood Risk and Development Supplementary Planning 
Guidance and the National Planning Policy Framework.



Notes to Applicant

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

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

This Standing Advice is valid from 1st January 2019 until 31st December 2020

2. The applicant is advised that they have a duty to adhere to the regulations of Part 2A of the 
Environmental Protection Act 1990, the National Planning Policy Framework 2018 and the current 
Building Control Regulations with regards to contaminated land. The responsibility to ensure the safe 
development of land affected by contamination rests primarily with the developer.

3. Piling using penetrative methods can result in risks to potable supplies from, for example, 
pollution/turbidity, risk of mobilising contamination, drilling through different aquifers and creating 
preferential pathways.

4. Waste on-site

The CL:AIRE Definition of Waste: Development Industry Code of Practice (version 2) provides operators 
with a framework for determining whether or not excavated material arising from site during remediation 
and/or land development works is waste or has ceased to be waste. Under the Code of Practice:

 excavated materials that are recovered via a treatment operation can be reused on-site providing 
they are treated to a standard such that they are fit for purpose and unlikely to cause pollution

 treated materials can be transferred between sites as part of a hub and cluster project
 some naturally occurring clean material can be transferred directly between sites

Developers should ensure that all contaminated materials are adequately characterised both chemically 
and physically, and that the permitting status of any proposed on-site operations are clear. If in doubt, the 
Environment Agency should be contacted for advice at an early stage to avoid any delays.

We recommend that developers should refer to:

 the position statement on the Definition of Waste: Development Industry Code of Practice
 The waste management page on GOV.UK

Waste to be taken off-site

Contaminated soil that is (or must be) disposed of is waste. Therefore, its handling, transport, treatment 
and disposal are subject to waste management legislation, which includes:

 Duty of Care Regulations 1991
 Hazardous Waste (England and Wales) Regulations 2005
 Environmental Permitting (England and Wales) Regulations 2016
 The Waste (England and Wales) Regulations 2011

Developers should ensure that all contaminated materials are adequately characterised both chemically 
and physically in line with British Standard BS EN 14899:2005 'Characterization of Waste - Sampling of 
Waste Materials - Framework for the Preparation and Application of a Sampling Plan' and that the 
permitting status of any proposed treatment or disposal activity is clear. If in doubt, the Environment 
Agency should be contacted for advice at an early stage to avoid any delays.
If the total quantity of hazardous waste material produced or taken off-site is 500kg or greater in any 12 
month period, the developer will need to register with us as a hazardous waste producer. Refer to the 
hazardous waste pages on GOV.UK for more information.

http://webarchive.nationalarchives.gov.uk/20140328104421/http:/www.environment-agency.gov.uk/static/documents/Leisure/PS006.pdf
https://www.gov.uk/topic/environmental-management/waste
https://www.gov.uk/dispose-hazardous-waste/producers-and-holders


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

6. No vegetation clearance required by the scheme should take place in the optimum period for bird nesting 
(1st March and 31st August inclusive) unless nesting birds have been shown to be absent by a suitably 
qualified person.

7. Cotoneaster has present on site, the applicant is advised by Greater Manchester Ecology Unit that the 
recommendations within the Preliminary Ecological Appraisal Report dated January 2020 by e3P (ref: 80-
227-r1-4) should be followed for its eradication. 

8. This decision does not give permission to enter land owned or occupied by another or to do work to trees 
in other ownership without permission from the landowner.

9. In respect of conditions 14 materials, 18 lighting and 16 landscaping please have regard to sections 3.3.4, 
3.3.6, 3.3.7 and 3.3.9 of the Crime Impact Statement ref 2019/0772/CIS01 dated 2nd December 2019.

10. In respect of condition 22, highway works, it is strongly recommended that you liaise with the land owner 
of The Foundry to secure an appropriately designed that comprise of continuous footway and new kerb 
radius at the vehicle entrance into the Foundry service yard with drop kerb and tactile block paving on 
either side.

11. Any amendments to adopted carriageway and footways need to be re-instated using similar materials or 
a material that is recommended by the council engineers.

The applicant must ensure existing utilities (ie BT floor box and adopted street lighting) are protected and 
have permission from various utility providers to undertake any work within the vicinity of the utility and 
within the footway and protection to the construction of the existing carriageway.

Prior to ANY works commencing on site the developer shall contact the LHA to arrange a full 
dilapidation/Condition Survey of all adopted highways surrounding the site. For the full duration of the 
construction, the developer will be responsible for ‘Wear & Tear’ / accelerated deterioration’ of all existing 
highways, either adjacent to the site or highways used as access and egress to the site. Any necessary 
remedial works will be carried out under licence and at the developer’s expense.

The applicant to enter into a S278 agreement to facilitate associated highway works for the following:
a) Prior to the S278 agreement being signed, the works on the adopted highway will be delivered by an 

S171 agreement and Greater Manchester Roads Activities Permit Scheme (GMRAPS).
b) Drainage, street lighting, street name signage, traffic regulatory signage and utilities floor box that is 

affected by the development should be diverted or protected.
c) For the creation of a new vehicular / pedestrian site access, loading bay, street lighting and tree pits 

that is approved by the Highways Authority.
d) Any redundant access points associated to the formal development including the footway to the right 

of the Foundry Business Park service yard access point to be appropriately reinstated as continuous 
footway, renewal of footway surrounding the development.

e) To deliver a suitable traffic management scheme in form of double yellow line on either side of the 
proposed junction to ensure the visibility splay is not compromised by on-street parking and provision 
of loading restriction to manage the loading bays.



Additional Note to Developer
Dilapidation Survey:
 Prior to ANY works commencing on site the developer shall contact John Horrocks/Pam Docksey to 

arrange a full dilapidation/Condition Survey of all adopted highways surrounding the site. Tel: 0161 
603 4046/4006

Highway Permits/Licensing:
 Applications for all forms of highway permits/licenses shall be made in advanced of any works being 

undertaken on the adopted highway Note: NO boundary fencing shall be erected or positioned on any 
part of the adopted highway with first seeking the relevant permits/licenses from the Local Highway 
Authority Tel: 0161 603 4046/4006

S278 Works 
 The Developer shall contact Neil Ashmall to arrange for the S278 element of the development. Neil 

Ashmall 0161 779 4883. 
Traffic Regulation Order and Traffic Management
 The Developer shall contact Rob Owen to arrange for the TRO element of the development. Rob Owen 

0161 779 4848.
 The Developer shall contact Rob Smith to arrange for the Temporary TRO and On-site Traffic 

Management element of the development. Rob Smith 0161 779 6165.


