
  

 

APPLICATION No: 19/74484/FUL 

APPLICANT: X1 - Vermont 

LOCATION: Land to the west of Michigan Avenue, Salford, M50 2GY 

PROPOSAL: Demolition of existing buildings and structures on site and 

reserved matters application for a residential-led development 

comprising of 1,298 apartments and 16 townhouses (use class 

C3) and 1423m2 of commercial floor space (use classes A1, A2, 

A3, A4, B1, D1 and D2) 

WARD: Ordsall 

 

 
 
Description of Site and Surrounding Area  
 
This application relates to a 1.38ha site on the west side of Michigan Avenue in Salford Quays. The site is bound 
by the Metrolink, Broadway tram stop to the west. To the north are two storey commercial units with an electrical 
substation and two water pumping stations. Land to the east is predominantly industrial/commercial in nature with 
low rise units. To the immediate south the land is being developed for four 26 storey residential towers. Land to the 
west beyond the Metrolink is MediaCity:UK, with phase 2 being granted consent for residential and office 
developments. 
 
The site comprises 6 industrial units within two inward-facing terraces along with associated car parking and 
landscaping to the north and west boundaries. 



  

 
Description of Proposal  
 
The site was granted outline permission in October 2019 for: 
 
Demolition of existing buildings and structures on site and outline planning permission with all matters reserved for 
a residential-led development comprising of residential use (Class C3) and/or co-living accommodation (Sui 
Generis) and/or student accommodation (Sui Generis) with commercial floorspace (Use Classes A1, A2, A3, A4, 
A5, B1, D1 and D2). 
 
This reserved matters application seeks to agree the details of access, appearance, landscaping, layout and scale 
pursuant to the outline application. For a residential-led development comprising of 1,298 apartments and 16 
townhouses (use class C3) and 1423sqm of commercial floor space (use classes A1, A2, A3, A4, B1, D1 and D2). 
 
The development seeks approval for the erection of four blocks on site.   

 
Building 1 
14 Storeys 
180 Apartments 
Two commercial units 
40 Cycle parking spaces 
 
Building 2 
Part 9 storey/part 31 Storeys 
366 Apartments 
9 Town Houses 
Three commercial units 
130 Cycle parking spaces 
 
Building 3 
Part 11 storey/part 35 storeys 
387 Apartments 
7 Town Houses 
One commercial unit 
100 Cycle parking spaces 
 
Building 4 
41 Storeys 
365 Apartments 
Two commercial units 
92 Cycle parking spaces 
 

The blue arrows on the annotated plan above shows the two vehicle access points into the development from 
Michigan Avenue which will provide access into areas dedicated for on site car parking and servicing. Across the 
site there will be 20 car parking spaces.  
 
 
 
 
 
 
 
 
 
 



  

In respect of space around the buildings, this image shows how 
the scheme will provide for a large area of public realm within 
the development, known as Michigan Walk. This area is situated 
between buildings 1 and 2. It is envisaged that this will create a 
route linking MediaCity:UK through to potential future 
development on land to the east. The landscaping proposal 
show that this route will have a linear park running through it 
which will provide for extensive tree planting, swales and places 
to sit. An additional area of public realm to the front of buildings 
1 and 2, fronting onto the Broadway Tram Stop, is to be provided 
under this scheme, this is known as Michigan Square. The 
proposal also includes works to widen the pavement and 
provide for landscaping along Michigan Avenue  
 
The arrangement of buildings 2 and 3 is such that it creates a 
courtyard. Town houses are situated around the perimeter of the 
courtyard with front doors at ground floor level and with their own 
area of private amenity space. This courtyard area will not be 
gated, so it could be used as a route for the public through the 
development.   
 
As mentioned previously, access and servicing areas will be 

kept to the north and south of the development to ensure that pedestrian and cycle movements are prioritised. 
 
Relevant Site History 
 
18/72756/OUT - Demolition of existing buildings and structures on site and outline planning permission with all 
matters reserved for a residential-led development comprising of residential use (Class C3) and/or co-living 
accommodation (Sui Generis) and/or student accommodation (Sui Generis) with commercial floorspace (Use 
Classes A1, A2, A3, A4, A5, B1, D1 and D2). - Approve - 15 October 2019 
      
Publicity 
 
Site Notice: Non HH Article 15 Date Displayed: 19 December 2019 
Reason: Article 13 
 
Press Advert: Manchester Weekly News Salford Edition Date Published: 2 January 2020 
Reason: Article 15 Standard Press Notice 
 
Neighbour Notification  
 
994 neighbouring occupiers were notified of the application on the 13th December 2019. Additional letters notifying 
occupiers that amended information had been received were sent on the 11th June 2020.  
 
Representations  
 
5 letters of representation have been received in response to then application publicity. One of the letters was 
highlighting that plans were not viewable on the Council’s website, this issue was subsequently rectified.  
 
In respect of the other letters the following points have been raised: 
 

• Concerns on wind - the objector feels within MediaCity:UK wind is amplified through the buildings and 
questions what measures have been put in place to stop this in new development planned.  

o Response – wind impacts have been given due consideration – refer to appraisal section of this 
report below. 
 

• Concerns on Noise - air conditioning, industrial air extraction constantly whirring is causing a blight on the 
area.  

o Response – Nosie from plant is controlled via condition 20 on the outline permission.   



  

• Concerns that servicing has not been adequately addressed for present and future residents, for example 
health, education facilities, chemist and post offices etc. 

o Response – The quantum of development has been agreed via 18/72756/OUT this scheme is in 
line with those quantums.  

 

• The Quays Road is inadequate for all the traffic and doesn’t have a proper terminus on the bridge which 
causes highway safety issues, this is a result of poor planning in the past. 

o Response – The traffic impacts of the scheme were given due consideration in the outline 
application 18/72756/OUT. 
 

• There should be a restriction on construction work taking place before 9am and finish by 5pm with no 
working on Sundays or Bank Holidays to keep noise to a minimum and safeguard the amenity of existing 
residents. 

o Response – Nosie from construction is controlled via condition 10 on the outline permission. 
 

• Clarification sought on the building programme. 
o Response – details on the phasing of the development is considered in the appraisal section of this 

report below. 
 

• A detailed letter has been received in respect of the highway impacts of the scheme and the level of car 
parking. 

o Response – The traffic impacts of the scheme were given due consideration in the outline 
application 18/72756/OUT. 

 
Consultations 
 
Design for Security – Recommend a Crime Impact Statement be submitted in support of the planning application. 
 
Air Quality, Noise, Contaminated Land - No objection subject to a condition in respect of noise.   
 
Senior Drainage Engineer – Drainage details for the site have been agreed through the outline permission.  
 
Highways - No objection. Final discussions are on-going in respect of the works within the adopted highway. Such 
works will be secured by condition.  
 
Greater Manchester Fire and Rescue Services - No comments received to date   
 
Environment Agency – No additional comments above those which were given in respect of the outline 
approval.  They request to be consulted on any matters in respect of contaminated land moving forward.  
 
Manchester Airport - No objection subject to conditions.   
 
NATS En Route – No objection subject to conditions.   
 
TfGM – Request that the S106 works are implemented prior to the development being brought into use and that 
the existing boundary fence or an alternative fence stays in place until the S106 scheme is implemented. They also 
request that measures are put in place for vehicle incursion protection to be installed along the boundary of the site 
and a condition to prevent glint and glare for train drivers.  
 
Response - In respect of the S106 secured at outline stage, whilst payments are linked to delivery stages of the 
development, implementation of a public realm scheme is within the councils control and will be carried out in 
consultation with TfGM. In respect of vehicles accessing the tram via this site, as discussed later in the report, it is 
considered that the controls in place and those conditioned will provide sufficient measures to protect the operation 
of the Metrolink. A condition is recommended in respect of glint and glare. 
 
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 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 DES1  -  Respecting Context 
This policy states that development will be required to respond to its physical context and respect the positive 
character of the local area in which it is situated and contribute towards a local identity and distinctiveness. 
 
Unitary Development Plan DES2  -  Circulation and Movement 
This policy states that the design and layout of new development will be required to be fully accessible to all people, 
maximise the movement of pedestrians and cyclists through and around the site safely, be well related to public 
transport and local amenities and minimise potential conflicts between pedestrians, cyclists and other road users. 
 
Unitary Development Plan DES3  -  Design of Public Space 
This policy states that development should include the provision of public space; designed to have a clear role and 
purpose which responds to local needs; reflects and enhances the character and identify of the area; is an integral 
part of and provide appropriate setting and an appropriate scale for the surrounding development; be attractive and 
safe; connect to establish pedestrian routes and public spaces and minimise and make provision for maintenance 
requirements. 
 
Unitary Development Plan DES4  -  Relationship Development to Public Space 
This policy states that developments that adjoin a public space shall be designed to have a strong and positive 
relationship with that space by creating clearly defining public and private spaces, promoting natural surveillance 
and reduce the visual impact of car parking. 
 
Unitary Development Plan 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 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 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 A10  -  Provision of Car, Cycle, Motorcycle Parking 
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 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 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 DEV6  -  Incremental Development 
This policy states that planning permission for incremental development will not be granted on sites within or 
immediately adjacent to an area identified for major development that would unacceptably hamper or reduce the 
development options for that wider area. 
 
Unitary Development Plan DEV7  -  Protection of Aviation Safety at Manchester 



  

This policy states that development that would have an unacceptable impact on the operational integrity or safety 
of Manchester Airport will not be permitted. 
 
Other Material Planning Considerations 
 
National Planning Policy 
 
National Planning Policy Framework 
Planning Practice Guidance 
 
Local Planning Policy 
 
Supplementary Planning Document - Trees and Development 
The policy document has been prepared to give information to all those involved in the development process about 
the standard that the Local Planning Authority requires for new development proposals with specific reference to 
the retention and protection of trees. 
 
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. 
 
Planning Guidance -  MediaCity:UK and Quays Point 
This guidance relates to the intention to establish MediaCity:UK on approximately 220 ha of land in and around 
Salford Quays and Trafford Wharfside, with the 14.8 ha Quays Point site at its core. The Vision is to create a globally 
significant new media city. The intention is to create a modern digital city for the UK, where creative talent is drawn 
by the quality and excitement of the environment and the range and mix of people. 
 
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. 
 
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. 
 
It is not considered that there are any local finance considerations that are material to the application 
 
Appraisal  
 
Principle of Development 
 
The principal of residential development on this site has been established through the granting of outline planning 
permission 18/72756/OUT. As such the principal of the development is acceptable, subject to achieving acceptable 
access, layout, scale, appearance and landscaping.  
 
Through consideration of the outline application (18/72756/OUT) the following matters were considered and 
deemed to be acceptable and therefore will not be revisited under this application:  

- Principle of Development 
- Planning Obligations 
- Flood Risk and Surface Water Drainage 
- Pollution (Air Pollution and Contamination) 
- Ecology 



  

 
Housing Mix 
 
Condition 3 of the outline planning permission set thresholds on the type and quantum of development on this site. 
This condition states: 
 
The outline planning permission hereby approves a maximum of 1,500 units of residential accommodation, 
comprising of the following: 
- A maximum of 1,500 residential units and minimum of 750 residential units (Use Class C3) 
- A maximum of 450 units (750 bedspaces) of co-living accommodation (Sui Generis) 
- A maximum of 300 units (600 bedspaces) of student accommodation (Sui Generis) 
 
The reserved matters scheme proposes 1,298 apartments and 16 townhouses, 1,314 residential units in total. This 
sits comfortably within the parameters set out at outline stage.  
 
The principle of apartments on the site was assessed and deemed to be acceptable through the outline approval, 
however, the mix and size of the units was not assessed at this stage. Condition 7 was placed on the permission 
to ensure the mix accords with development plan policy. Condition 7 reads: 
 
Any application for approval of reserved matters for any plot(s) or building(s) for use class C3 residential 
development (other than those relating to landscaping or access alone) shall include details of how the dwelling 
mix for the plot(s) or building(s) complies with the requirements of Policy HOU2 of the City of Salford Housing 
Planning Guidance. The development shall be carried out in accordance with the dwelling mix approved in writing 
by the Local Planning Authority. 
 
Policy HOU2 of the Housing Planning Guidance identifies that apartments should provide a broad mix of dwelling 
sizes, both in terms of the number of bedrooms and the net residential floorspace. The policy states that small 
dwellings (i.e. studios and one bedroom apartments) should not predominate, and that a significant proportion of 
three bedroom apartments should be provided wherever practicable. The reasoned justification to the policy 
confirms that the majority of apartments in new developments should normally have two or three bedrooms, with a 
floorspace and layout that makes them adaptable to changing needs (typically 57sqm or above). It also confirms 
that a significant proportion of three bedroom apartments should be provided unless it can be demonstrated that 
this is impracticable, and these should be in a mix of locations within the development rather than simply being in 
the form of penthouses. 
 
The proposed mix of dwellings across the development, per building, is as follows: 
 

Dwelling 
 
 

Building 1 Building 2 Building 3 Building 4 Total 

No. % No. % No. % No. % No. % 

1 bed apartment 72 40% 171 46% 189 49% 145 40% 577 44% 
2 bed apartment 96 53% 166 44% 165 42% 195 53% 622 47% 
2 bed town house 0 0% 9 2% 7 2% 0 0% 16 1% 
3 bed apartment 12 7% 29 8% 33 8% 25 7% 99 8% 
Total 180 375 394 365 1314 

 
From the mix outlined above, both per building and across the development as a whole, it is clear that the majority 
of the units have two or three bedrooms which accords with HOU1.  
 
In respect of floorspace, the table below sets out the range of floor space per type of apartment: 
 

Dwelling Number of units % Floorspace (sqm) 

1 bed apartment 577 43.9% 37 to 54 sqm 
2 bed apartment 622 47.3% 53 to 62 sqm 
2 bed town house 16 1.2% 78 to 81sqm 
3 bed apartment 99 7.5% 81 to 83sqm 
Total 1314   

 



  

The floorspace for the two-bedroom units has been broken down again to demonstrate that the scheme complies 
with HOU2; that of the 2 and 3 bed units the majority have a floor space of over 57sqm. 
 

Floorspace of two bed Apartments  Number of units  

Below 57sqm   16 

Above 57sqm   606 

 
The proposal is therefore considered to accord with the UDP policy H1 and policy HOU2 of the Housing Planning 
Guidance.  
 
Retail Provision 
 
Outline approval was sought for the commercial space within the development. Condition 24 of the Outline places 
limits on the commercial floorspace as follows: 
 
The outline planning permission hereby approves a maximum combined total of 2,250sqm of floorspace (gross 
internal area) within Use Classes A1, A2, A3, A4, A5, B1, D1 and D2. The gross internal floorspace (including any 
mezzanine floorspace) of any unit shall not exceed 750 sqm. 
 
The proposed layout shows that the scheme will provide for 1423sqm of floor space within 8 retail units. The units 
are located at the ground floor level of the buildings with frontage onto Michigan Square, Michigan Walk and 
Michigan Avenue. The proposed units vary in size from 78sqm to 349sqm, which are within the floorspace 
restrictions as set out by condition 24. Any later additions of mezzanine floor levels, within the commercial units will 
be restricted by the condition 24 of the outline permission.  
 
It is acknowledged that some of the larger units, maybe sub-divided and entrance locations may change subject to 
requirements of future tenants. This still sits within the parameters and conditions of the outline permission; 
however, a condition is recommended for these details to be agreed with the local planning authority (LPA) prior to 
any works commencing.  
 
Subject to this condition, and those already placed on the outline permission, the proposed commercial offer is 
acceptable.  
 
Design 
 
The Design Supplementary Planning Document (SPD) ‘Shaping Salford’ seeks to ensure that new development 
within the City is both distinctive and “fits in”. The SPD advises that design of new development should honour 
Salford’s past and reflect its ambitions for the future. It specifically states that tall buildings should be placed as part 
of a varied and dynamic skyline. The SPD identifies the local character of Salford Quays as being ‘based on its 
large public spaces, expanses of waterside and exciting modern architecture with these elements combining to 
provide the backdrop for new developments in the area.’ The SPD advises that the ‘area will take on a dense and 
compact city block character’ and ‘a focus of taller buildings is envisaged to the northern and eastern boundaries 
of Dock 9, Quays Point, creating a recognisable skyline’. 
 
The outline application sought approval for the principle of the development only; the exact site layout and footprint 
of buildings would be determined at reserved matters stage. However, the outline permission was supported by a 
Development Framework which set out design principles for the development. These were as follows:  

− Creating development that relates well to the radial grain of Phases 1 and 2 of Media City, establishing the 
transition to an orthogonal grain which can be continued by future development to the east; 

− A development where vehicular access will be provided off Michigan Avenue and car use is designed  to be 
pedestrian friendly and maximise the use of sustainable modes of transport; 

− Promote and prioritise pedestrian and cycle movement around the site and to the wider area including local 
amenities, public transport. Ensure accessible cycle parking is available for residents, workers and visitors.  

− Delivering a high-quality public realm and distinctive spaces that define the character of the development 
promoting linkages to the wider Salford Quays area;  

− The footprint of the development be flexible to provide a phased development of between 3 to 6 blocks; and 

− Building heights should generally increase from 43.5m to 162m, south to north with buildings responding well 
to Michigan Avenue and the Broadway Metrolink Station.  

 



  

Condition 5 of the outline permission secured that any future reserved matters should be in general conformity with 
the Development Framework. 
 
Condition 6 requires any reserved matters application to be supported by an updated Development Framework, 
which should provide clear design guidance on the forthcoming development within the application, with 
consideration to any subsequent phases. In accordance with condition 6, the application is supported by a 
Development Framework. As the reserved matters application covers the whole site there is no requirement for the 
development to have regard to previous phases as per conditions 6 and also 8 of the outline.  
 
Layout –  
 

Four blocks of development are proposed 
on the site, this accords with the 
Development Framework, approved at 
outline stage. This approach allows for the 
blocks to be built independently and for the 
development to be phased to aid delivery. 
The phasing of the development will be 
discussed later in the report.  
 
The proposed blocks are shaped to 
provide for Michigan Walk which will be the 
main public route through the site for 
pedestrians and cyclists, labelled A on this 
diagram.  The Development Framework 
set out that this development would 
establish the transition from the 
established MediaCity:UK radial grain to 
an orthogonal grain for future development 
to the east. As this diagram shows, 
Michigan Walk (route A) is the best place 
to provide this main public route through 
the site, as it extends from the crossing 
over the tram lines. This diagram shows 
that routes at either point B or point C 
would not allow this flow of people due to 

the raised tram station, Broadway, or due to the electric substation and pumping station which are essential 
infrastructure for the area.  This drawing also clearly shows that Michigan Walk will link into the established urban 
grain of MediaCity:UK and has the potential to be extended into future phases of development to the east, which 
promotes connectivity.  
 



  

The proposed layout creates a courtyard between buildings 2 and 3 which will provide a more private space for 
residents. In line with the Development Framework and to promote permeability, the courtyard will not be gated and 

will provide an additional public route 
through the development. However, 
the nature of the route through the 
courtyard and landscaping within the 
courtyard will create a different, 
more residential environment than 
that to Michigan Walk. This subtle 
change in setting will help to 
safeguard amenity of future 
occupiers whose dwellings open up 
onto this space and for those who 
will use this area of amenity space.   
 
Along Michigan Avenue the existing 
pavement will be widened and 
building 2 has purposely been set 
back to increase the width of 
Michigan Avenue in front of this 
building and provide for an area of 
landscaping. The introduction of a 
landscaped area also creates an 
arrival point to the development and, 
if this approach is mirrored on the 
opposite side of Michigan Avenue, in 
future development this will create a 
small public square. The fact that 
building two has been set back 
within the site also helps to offset the 

position of buildings 1 and 4, which are both situated closer to the back of the pavement. The position of building 
4, has been dictated by the underground services around the building. However, the applicants have sought to 
improve the pedestrian environment alongside this building by the introduction of street trees which helps to create 
a human scale. 
 
Overall the layout has dictated where the car parking and servicing areas for the development are located, and as 
a result of this, vehicles have been directed to the edges of the site, behind buildings 1 and 3/4. This allows for 
Michigan Walk and the Courtyard to have a pedestrian and cycle focus which was a design principle of the approved 
Development Framework agreed through the outline planning permission. 
 
The buildings have been positioned on site to frame the public spaces created in the development. The internal 
layout of the buildings have also maximized active frontages onto these public spaces and onto existing routes 
such as Michigan Avenue by placing retail uses, entrances into the apartments and town houses off these areas. 
The high proportion of active frontages at ground floor level has been achieved through limiting back of house 
frontages and the use of basements within buildings 2 and 4. 
 
The layout of the scheme promotes permeability and sustainable modes of transport. It also manages the needs 
for connectivity and also the need to create a suitable residential environment for future occupiers. The proposed 
layout is in accordance with the parameters set at outline and therefore complies with UDP Policies DES1 and the 
Shaping Salford Design SPD. 
 
Height, Scale and Massing –  
 
Condition 4 on the outline permission secured that proposed development heights across the site should be in 
accordance with those set out in the development framework; in which the height of buildings on site increase south 
to north from 43.5m to 162m.   
 
The proposed building heights across the scheme are: 
 



  

 Storeys Height 

Building 1 14 44.316 

Building 2 9 29.125 

31 96.775 

Building 3 11 35.175 

35 108.875 

Building 4 41 126.525 

 
As can be seen from the table above, the heights of buildings 2 and 3 are not one height, they both have a lower 
section and a taller tower. The taller tower on these buildings with the height of building 1 and 4 conform to the 
heights as agreed at outline stage. The lower levels of buildings 2 and 3, are within the spirit of the development 
framework, as they help to give the development a varied and interesting roofscape. The arrangement also allows 
light into the courtyard.  
 
The applicant has provided a series of viewpoints of the development from the following locations; 

1. Piazza, MediaCity:UK; 
2. Along Manchester Ship Canal, IWM North; 
3. Lowry Theatre entrance; 
4. Corner of Ontario Basin, Broadway; 
5. Broadway near to Oasis Academy; 
6. Langworthy Road; 
7. Broadway Link; 
8. Broadway, near Booths Supermarket. 

 
The viewpoints consider the proposed development with and without other committed development in the vicinity. 
From shorter range views (points 1 to 4) the development is seen as being part of a cluster of buildings, both with 
existing development and when consented development is also added in. Viewpoints 5 to 8 relate to more distant 
views. 
 

 

 
 



  

From viewpoints 5 and 6 above, the development will have a more obvious change to the skyline, however it is 
clear from these images, that the development, whilst taller, would not appear incongruous in the street scene.   
 

 
 
From viewpoint 7, above, the taller towers within the development are comparable in terms of their massing and 
footprints to the existing and committed developments within MediaCity:UK. The development is taller, but this 
bookends the built form, which is considered to be appropriate.  
 
It is clear from all viewpoints that there is an existing and emerging context for high rise development in the area 
and therefore this development will be seen in this context and in the main would be set within a cluster of taller 
buildings. From longer views, especially from the north, west and east of the application site, the development is 
visibly taller than the development committed, however the height is not seen as incongruous. The viewpoints 
provide comfort that the scale and massing of this scheme is wholly appropriate to the local area in accordance 
with UDP Policies DES1 and DES5 in respect of its height and scale.   
 

 
 
As recognised in the officer report for the outline application, and confirmed in the view study by views of the 
development from the east (points 4 and 5), the development is considered to be sufficiently offset and seen in the 
context of high rise developments from key views of the Dock Office which is a Grade II Listed Building within the 
Quays to ensure there is little impact on the setting of this heritage asset in accordance with policies DES5 and 
CH2.  
 
Policy DES5 states that tall buildings will only be permitted where there would be no unacceptable impact on 
telecommunications activity. The application has been supported by a TV and Radio Impact Assessment. This 
determines the potential effect on the local reception of television and radio broadcast services from the proposed 
development. It concludes that the proposed development will have a neutral effect on television reception and as 
such no mitigation is required. It also states that the development is unlikely to adversely impact on the reception 
of radio services.   
 



  

UDP policy DES5 requires tall buildings not to have an unacceptable impact on aviation safety. In accordance with 
condition 24 of the outline permission, a Radar Mitigation Scheme has been submitted in support of the application. 
NATs (National Air Traffic Control) and Manchester Airport have confirmed that they have no aerodrome 
safeguarding objections to the proposed development subject to conditions. The condition recommended regarding 
crane operations is already placed on the outlined permission (condition 25) and therefore has already been 
secured.  
 
Elevations –  
 
The same approach to elevational treatment has been applied to all the four buildings proposed on site. The 
proposed elevations have been designed with a top middle and bottom. The base of building 1 and the lower levels 
of buildings 2 and 3 are emphasised by a double height stone clad colonnade. The taller towers of buildings 2, 3 
and building 4 do not have this colonnade and instead the main elevational treatment is bought down to ground. At 
the base of the towers the double height proportions are retained, see image of the base of building 2 below.  
 

 
The middle section of the elevation, will have a vertical emphasis created by double height windows, as floor levels 
are set behind the façade and grouped by frames. The aluminium frame projects 200mm deep and 50mm wide. 
The aluminium frame grid which the glazed panels sit within, helps to create shadow and relief across the elevation. 
The arrangement of these frames, change across the building to add interest, for example around the cores of the 
building, the framing gets narrower and the stair core is defined by aluminium cladding. At the top of the three 
towers within the development, a ‘top’ is provided by the grouping of three windows and an extension of the unitised 
framing to create a parapet. The extended parapet is also applied across all rooftops and is proportionate in height, 
to the height of the host building.  
 

 
 
The form of the buildings is considered to be acceptable, the design approach is applied seamlessly to all buildings 
and works at both the lower and taller elements of the scheme. The inclusion of the framework provides relief to 
what could have been a very flat elevation and the framework with a vertical emphasis helps to visually reduce the 
bulk of the building. 
 
As discussed above, at ground floor the two storey colonnade will be constructed from engineered stone rainscreen 
cladding, with granite plinth. The town houses at ground floor level will have an engineered stone façade but with 
aluminium cladding covering the floor plate and canopy with aluminium narrow profile windows. There are no 



  

objections to the used of 
engineered stone 
rainscreen cladding. The 
jointing for both the stone 
and aluminium cladding 
is to be concealed with 
secret fixings, which is 
supported. However 
careful consideration 
needs to be given to the 
position of the jointing, 
this can be addressed 

through the discharge of materials condition. The back of house elements of the scheme will be treated with louver 
detailing in a colour to match the building.  
 
Above this base the elevational treatment comprises of unitised façade system. Unitised Façade Systems comprise 
of prefabricated panels, constructed off site which allows for faster 
installation. Within the polyester powder coated aluminium 
frames, would be a series of clear glass, fritted glass, glass panels 
with solid and frit ceramic back. A perforated aluminium ventilation 
panel will also be incorporated into the façade.  The perforations 
are to be determined at detailed design stage and will be secured 
by condition.  
 
All buildings will have a different metallic finish, building 1 would 
have bronze, building 2 would be gold aluminium, building 3 would 
be rose gold and building 4 would be platinum, as shown below. 
The materials have been chosen so they create a family of 
buildings but with each building having its own identity. 
 

 
Images of bronze, gold, rose gold and platinum aluminium and colonnade stone cladding with granite plinth 

 
In respect of rainwater, water that is collected on the roofs will be brought down internally so that the façades contain 
no visual rain water goods. 
 
In terms of elevational design, the applicant has supplied a raft of information to support the application. From the 
information submitted, it is clear that a high-quality finish can be achieved with the use of a unitised façade system. 
It is disappointing that physical samples of the materials cannot be supplied at this point in time, however the LPA 
will retain control over the final materials for the development by the imposition of a materials condition. This will 
ensure that the materials are of the highest quality.  
 



  

The applicant has suggested that there will be a site 
wide design approach to entrances into the 
development and signage for the commercial units. 
Entrances into retail premises will be defined by an 
aluminium clad canopy which will project from the 
front face of the colonnade. The outer edge of the 
canopy would house the signage for the commercial 
premises together with a projecting sign which again 
will mirror the proportions of the canopy. The 
commercial units in the towers, which do not have the 
stone colonnade will have signage flush with outer 
elevation of the unitised framing and again with 

projecting signs off the framework with the same profile as those on the colonnades. 
 
The residential entrances into the building under the stone colonnade are defined by aluminium cladding panels 
with signage set next to the entrance doors, under the canopy and, like with the retail, the residential entrances will 
have an aluminium clad canopy, however this would project 0.75m beyond front face of the colonnade. The 
residential entrances on the towers will have aluminium cladding panels with signage however this will be flush with 
the façade and again would have a projecting canopy. The residential entrance on the towers would be defined by 
a stone clad surround.  
 
The design approach to the entrances is considered to be appropriate; the commercial signage will help people 
navigate through the site but also help to ensure that signage does not impact on the overall design of the scheme. 
Given the commercial premises will be fit out to tenant specifications and this may result in some of units being 
subdivided it is appropriate to include a condition to require the proposed signage to be agreed prior to installation. 
In respect of the entrance into the residential element of the scheme with projecting canopies these entrances are 
clear to read within the street scene and therefore are acceptable.  
 
During pre-application discussions and through the life of this application, the applicant has been asked to consider 
roof top amenity space and inclusion of green roofs within the scheme, to improve the roofscape. The applicant has 
confirmed that roof top amenity space and green roofs are not to be included in the scheme. To justify this stance 
the applicant has quoted fire safety reasons, the significant cost of waterproofing and drainage requirements, the 
implications that result from a significant weight increase to the structural frame of the building and also issues with 
plant requirements. They are also of the opinion that landscaping across the site provides for biodiversity net gain 
and that providing green roofs over and above this, is an excessive requirement. The provision of outdoor amenity 
space will be picked up later in the amenity section of this report. However, in respect of providing green roofs, 
while the stance of the applicant is disappointing, the justification is accepted in this circumstance, given the stage 
of the design and the uncertainty with fire issues. It is noted that taller roofs on buildings 2, 3 and 4 are reserved for 
PVs and this is supported. The parapets at this level are sufficient to screen any plant and cores which extend 
beyond the roof. 
 
The siting of the buildings, their height, massing, elevational treatment and the material palette proposed are 
considered appropriate for the development and the wider Quays setting. The layout of the scheme promotes 
permeability and sustainable modes of transport, the height of the development is in accordance with the 
parameters agreed at outline stage. The development has a distinctive identity and will have a positive impact for 
the existing area and help to set the bar of development moving forward. The development therefore complies with 
UDP Policies DES1 and DES5 and the Shaping Salford Design SPD in respect of its detailed design and 
appearance. 
 
Landscaping and Public Realm 
 
The public realm is a key consideration in the determination of this application. The layout and the quality of spaces 
around the proposed buildings need to integrate into the existing urban grain whilst considering future development 
in terms of its layout and quality.  
 
The development framework approved within the outline consent committed to delivering a high-quality public realm 
and distinctive spaces that define the character of the development promoting linkages to the wider Salford Quays 
area. 
 



  

The layout of the site has been shaped around permeability and connections, this has been assessed earlier in the 
report and has been deemed to be acceptable. The entire site, except for some of the back of house area, will 
remain fully accessible by the general public and is seen as a shared space. The landscaping in the scheme has 
been designed to respond to this. This plan sets out the landscape character areas of the development and these 
are discussed in detail below.  

 
 

 
 
Michigan Square -  
 
Michigan Square is the arrival point of the development from the south and west. The development provides active 
frontages to this key transport node and the landscaping has been designed to provide key routes from the wider 
area to the access points into buildings 1, 2 and 3 and into Michigan Walk. The S106 obligation attached to the 
outline consent secured extensive public realm works along the western boundary of the site. The scheme proposed 
here, which in the main is hard surfaced, will not hinder any future works undertaken to the west. The south corner 
of Michigan Square adjacent to Towers 3 and 4 of the adjacent X1 development provides an ideal opportunity to 
create a seamless landscaping proposal. It is acknowledged that timescales in the delivery of Towers 3 and 4 do 
not allow this landscaping to be designed now. However, there will be an opportunity through the landscaping 
condition on Towers 3 and 4, which has yet to be discharged, to ensure the landscaping on the adjacent site has 
regard to the landscape proposals in respect of this scheme. Likewise given the time delay in the phasing and that 
building 1 will be the last building constructed on site, this provides an ideal chance to review the landscaping 
proposals for this area too prior to implementation to secure a seamless landscaping scheme, this will be secured 
by condition. The applicants have also agreed to a condition which will prevent fences being erected along this 
southern boundary.  
 
Michigan Walk –  
 



  

Michigan Walk together with Michigan Square will be just over half the size of the MediaCity:UK Piazza. The width 
between blocks 1 and 2 along Michigan Walk is approximately 19-20m. It is envisaged that Michigan Walk will 
create a vibrant street and be the main thoroughfare through the development. The Walk includes a central linear 
park, an area of soft landscaping with an avenue of street trees. This linear park will include rainwater swales and 

street furniture and boulders to encourage 
informal play. As discussed later in this 
report, vehicle access along Michigan Walk 
will be restricted so this provides for a car 
free route and it is the councils vision that 
this linear park will be extended through 
future developments to the east. There 
may also be the potential for future 
commercial occupiers to utilise the public 
realm for seating areas etc. Whilst there is 
no objection to this approach, a condition is 
recommended to agree any street furniture 
which may spill out onto the public realm.  
 

The Courtyard -  
 
The courtyard is a semi-public area which is enclosed by 
buildings 2 and 3 to create a courtyard with townhouses around 
its perimeter. Although the area will be publicly accessible it has 
been designed to have narrower hard surfaced routes and 
increased areas/densities of soft landscaping. This change in feel 
will help to create a more private environment within this area and 
this will discourage public access, which in turn will respect the 
privacy of future occupiers who have ground and first floor 
accommodation overlooking this courtyard. The Courtyard will 
provide each dwelling with an area of private amenity space, 
enclosed by low level hedging. The landscape drawing also 
indicates that a children’s play space will be provided within the 
Courtyard, however, no details of the design of this have been 
provided. Therefore prior to installation this needs to be agreed 
with the LPA and details can be secured via condition.  
 
Frontage to Michigan Avenue –  
 
The development will change the character of Michigan Avenue which is currently an access road into an industrial 
area, the current built form does not provide any interaction with the street. The new buildings on site will create a 
street by providing active frontage to Michigan Avenue. The landscaping has been designed to support this by 
creating a widened pavement lined with street trees. As noted in the layout section of this report, setting building 2 
back 12m within the site has allowed a generous landscape buffer to be provided within the development creating 
an arrival point. The landscape proposals along Michigan Avenue are a key aspect of the scheme and will improve 
the visual amenity of the street scene.  
 
The landscaping principles for the areas identified above are considered to be acceptable. The design of the areas 
balance public and private spaces across the development whilst delivering permeability throughout the site in 
accordance with the principles agreed through the Development Framework at outline stage.  
 
As part of the outline consent, it was accepted that all the trees on site could be removed, subject to suitable 
mitigation planting. The proposed scheme retains four trees on site, three along the western boundary and a further 
tree towards the north of the site. Retention of existing trees is welcomed. There is an existing tree line along the 
northern boundary of the site, these trees do not fall within the site boundary. The applicant has submitted details 
on how these trees will be protected during the construction period, protection measures include tree fencing and 
hand digging within root protection areas. Such measures are deemed to be acceptable and will be secure by 
condition.  
 
In terms of replacement planting, condition 23 on the outline permission, states that ‘any application for the approval 
of landscaping as a reserved matter shall provide for at least 36 trees’. This condition was deemed necessary in 



  

order to mitigate the tree loss on site in accordance with policy TD6 which seeks replacement trees on a two for 
one basis.  
 
The proposed landscaping provides for 192 new trees on site which is welcomed. Of these trees, 15 will be semi 
mature so the visual impact of the trees on the amenity of the area will be seen quickly. The council’s landscape 
team had requested that the size of the trees along Michigan Avenue be increased to further help with that instant 
visual impact. However, the applicant has not made these changes to the scheme. Whilst this is disappointing, 
given the overall number of trees across the site to be provided it would be very difficult to substantiate a reason 
for refusal on these grounds. Information has also been requested in respect of tree pit details, staking and root 
barriers, and these details will be secured via condition.  
 
In terms of soft landscaping, detailed planting plans have not been provided in support of the application. The 
information submitted does suggest a varied mix of shrubs/groundcover/herbaceous perennials. The supporting 
documentation also suggests that species will be chosen to be shade tolerant and respect the microclimate and 
evergreen varieties will be included to create all year round greenery. Although some ornamental planting will be 
provided, the planting will be predominantly native species. Planting plans have been requested given that full 
details of landscape are being sought in this application, however it would be difficult to refuse the application on 
the grounds of this lack of information therefore such details will be conditioned for later approval.   
  
The linear park within Michigan Walk will include SUDs in the form of swales. The proposed sections for the site, 
show mounded areas within the swales but it is not clear from this profile how the swale works to collect water. 
Construction sections have been requested but have not been provided as the applicant does not have these 
details, advising that this level of detail will form part of the detail design stage. A concept drainage layout has been 
submitted but this does not provide the detail requested. Again whilst it is disappointing that the technical information 
for the swales has not been provided it is felt that this detail can be adequately secured through a condition.  
 
In terms of the palette of hard landscape material for the site, hard surfaces along Michigan Avenue and within the 
Courtyard will be like those on the X1 Towers scheme, whereas those for Michigan Walk will reflect those found in 
MediaCity:UK; both are of a high quality. Michigan Walk having materials to match that of MediaCity:UK helps in 
placemaking and creating a link between the two developments, clearly identifying Michigan Avenue as a public 
route. In respect of the servicing areas, the hard surface materials will not be of a high visual quality but will be 
highly durable, this is a reasonable approach and may help to discourage the public from using these areas. In 
terms of street furniture, specific designs have not been provided, as this will provide the developer flexibility for 
sourcing furniture when the scheme is implemented. The information submitted with the application makes it clear 
that such street furniture will be like that found within MediaCity:UK, which is considered to be of a high quality, 
however the final specification can be secure by condition.  
 
Lighting details are shown on the landscape drawing. A full lighting scheme has been requested but has not been 
provided, therefore an external lighting scheme for each phase of the development will be agreed by condition.  
 
Overall the landscaping proposal for the development is of a high quality. The scheme has been designed to provide 
spaces for future occupiers but also to provide permeability, linking into the wider area. This will have a positive 
impact on the amenity of the area. Future management and maintenance of landscaping areas will be conditioned 
and subject to this condition the scheme is considered to accord with UDP policy DES9.  
 
Wind 
 
In the outline planning permission, it was highlighted that a detailed wind study would be required at the reserved 
matters stage, once the detailed design is known, to fully ascertain the impact upon amenity and any required 
mitigation to safeguard amenity in accordance UDP Policy DES5 and DES7. 
 
A Wind Microclimate Assessment was submitted with the application and later supported by further work in a 
technical letter. An assessment was undertaken of the current wind conditions within and around the site, the wind 
conditions anticipated with the proposed development in place and a cumulative study of anticipated wind conditions 
with the proposed development in place alongside neighbouring developments granted planning permission but 
not yet built, namely MediaCityUK Phase 2 to the west and towers 3 and 4 of the X1 MediaCity development to the 
south. 
 



  

With the proposed development in place on its own and in the cumulative scenario, in the majority of locations wind 
conditions are rated as suitable in terms of pedestrian safety. However, there were some locations in both scenarios 
which do not meet the required wind comfort and safety levels and where mitigation is required. 
 
Mitigation in the form of landscaping, including wind baffles and entrance canopies, to filter and/or deflect incoming 
wind and reduce wind speeds locally is proposed. With this mitigation in place the wind conditions are shown to 
have significantly improved. The only exception is a vehicle and pedestrian circulation area in between buildings 
03 and 04 (referred to as receptor 107 in the wind assessment) which remains unsuitable for the general public. 
The applicant’s wind consultant has advised that there would be an exceedance of wind speed above 15m/s for 
4.5 hours of the year in this location. This could be a single storm event or across multiple events. In these windy 
scenarios a frail person or cyclist could potentially be blown over, but not the wider public and not vehicles.   
 
Given the location of 107 it is not possible to prevent pedestrians and cyclists from accessing this point. A solution 
has therefore been identified to direct pedestrians and cyclists away from this point by including a low level knee 
rail along the corner of the service road. Whilst this solution is not ideal as it will restrict pedestrian movement 
through the public realm at this point when ideally the public realm should be free from obstructions, it is considered 
that this is the most pragmatic solution to address this concern and is therefore considered acceptable. In order to 
ensure all the wind mitigation measures identified are installed within the development prior to opening the site to 
the public a condition has been attached to require final details to be submitted for approval. 
 
Phasing 
 
It is proposed that the development would be phased, with each building being built out independently. This 
approach is acceptable as each building is independent with its own bin/cycle storage etc. 
 
The phasing would generally be in accordance with this 
plan, starting with building 2 and finishing with building 4. 
It is noted that the applicant is working to update the 
phasing plan to include the proposed highway works and 
this will be presented to members in an amendment sheet.  
 
Key things to note from the phasing of the development is 
a large proportion of Michigan Walk will be delivered within 
phase 1. The entire width cannot be provided within phase 
1 due to the need to retain space around building 1 to 
enable safe construction of this building in the final phase.  
 
The phasing plan has been considered in respect of the 
space around the building, i.e. public realm and servicing 
areas etc. It is acknowledged that building 2 will be bought 
forward without any access to the servicing area or on-site 
car parking. Whilst this is not ideal, this building can be 
serviced from Michigan Ave and provision for disabled 
parking will also be available on Michigan Avenue until 
such time that the servicing area to the north of the site 
becomes available within phase 2. How the phasing 
impacts on the construction period will be addressed 
through the construction management plan condition on 
the outline consent. The development phasing will be 
controlled by condition attached to this reserved matters permission.  
 
Crime and Design 
  
A Crime Impact Assessment (CIS) has been submitted in support of the application. This assessment details 
positive aspects of the scheme, which include the opportunity to bring activity to this area and that the development 
will provide active frontages to existing and new public routes. The CIS highlights the prominent location of 
entrances into the building and the fact the all the apartments are at first floor and above so will not be easily 
overlooked reducing conflict with commercial uses. In terms of the building footprint the CIS notes that there are no 
deep recesses on the building to create areas of concealment. 
 



  

The CIS raises a number of points which need to be considered to improve the security of the development. The 
main point raised is about the movement of people within the site. The CIS identifies that the scheme feeds people 
through Michigan Walk so people will benefit from high levels of natural surveillance. It is considered the scheme 
does this successfully as the landscaping arrangement at the entrance of the courtyard are narrower so naturally 
deter people from using this route and opting for the more open Michigan Walk. The CIS then goes on to discuss 
the use of spaces to the rear of buildings 1 and 3 and to the side of building 4, as these routes are not overlooked 
at ground floor level and could become areas that attract antisocial behaviour. The route to the rear of building 1 
will remain open, it is wide and overlooked by apartments on the upper floors so does benefit from natural 
surveillance, it will also be well lit. It is considered that routes to the rear building 3 and northern side of building 4 
do need to have access restricted and this can be achieved relatively easily. The applicant is currently looking into 
an acceptable solution to restrict access at these points and this solution will be reported back to panel by way on 
an amendment sheet.  
 
The CIS highlights the need to ensure that the landscaping of the public realm within the site is robust enough to 
prevent these areas from being used to park cars. This is discussed in the highway section of the report, the 
landscaping together with the imposition of conditions is considered to be sufficient to prevent this from occurring.  
 
In respect of the car parking/servicing areas within the scheme, the CIS notes that due to their remote locations 
they could be vulnerable. They comment that these spaces should be reserved for businesses, however who uses 
these spaces is not within the council’s control. Whilst the concerns of the police are acknowledged, the location of 
these areas are dictated by the council’s desire to create a core to the development which is vehicle free and 
supports walking and cycling. In the planning balance this should be given more weight. An external lighting scheme 
will be conditioned and this will help to increase security. It is also acknowledged that these areas will only be 
accessible via a key fob entry. Should issues arise once the development is operational the developer will be able 
to retrofit security measures such as CCTV. In light of this, it is considered that this arrangement is acceptable.  
 
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 the Crime for Design SPD.  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. 
 
Highways 
 
The impact of the development on the highway network was assessed and considered acceptable at outline stage 
and therefore will not be revisited in this application. At outline stage the level of car parking was also given due 
consideration and it was deemed acceptable that off site car parking provision would be provided within the Harbour 
City Multi-Storey Car Park located on Ohio Avenue and that 20 car parking spaces would be provided on site. 
These two principles were conditioned as part of the outline proposals. 
 
Two vehicle access points into the development are proposed from Michigan Avenue. Both accesses lead to the 
car parking and servicing areas within the development. Both accesses will be controlled by automatic bollards.  
 
The northern access point is appropriate in terms of its design, with visibility splays compliant to Manual for Streets. 
The design of the internal access road leading from this access to the car parking/servicing area has been amended 
to ensure there is no conflict with pedestrians, tracking has been submitted to demonstrate that this will work.  
 
In respect of the southern access, there are no objections to the proximity of this proposed access to that which 
serves tower 3 and 4 of the adjacent X1 development. However, it is acknowledged that the kerb radi as show on 
the proposed plans needs to be reconfigured in order to ensure that its introduction does not fetter the successful 
operation of the approved X1 access and that both access points can, in due course, operate concurrently. The 
final detailed design can be secured by condition and a S278 highway agreement. 
 
In terms of on-site car parking, 20 car parking spaces have been provided in accordance within condition 28 on the 
outline permission. Two of these spaces are allocated for disabled use. Further disabled spaces will be provided 
within the laybys on Michigan Avenue, details of which are still under discussion and will be reported to members 
via the amendment sheet.  



  

 
In terms of servicing arrangements, the 
development will be serviced from the 
designated areas within the site as well 
as laybys provided for along Michigan 
Avenue.  
 
All refuse collections when the 
development is fully complete will be 
taken from within the site, so there will 
not be a scenario where bins will be 
stored on the adopted highway on 
collection days. It is anticipated that a 
private waste company will be utilised 
as well as the councils collection to 
provide a weekly bin collection.  
 
It is acknowledged that for the first 
phase of the development, building 2 
will have their bins serviced form the 
highway but his will be short-lived until 
building 3, phase 2 is constructed and 
occupied. A servicing management 
strategy for each phase of the 
development will be conditioned.  
 
No servicing, either for waste or other 
servicing activities such as deliveries, 
will be undertaken from Michigan Walk. 
However, access will be available for 
maintenance vehicles, such as cherry 
pickers or contractor vehicles, 
alongside buildings 1 and 2 for building 
maintenance only. 

 
The proposed layout seeks to address the councils concerns about car parking within the public realm by the 
introduction of static bollards, which is supported. The applicant has also submitted a Core Principle: Parking and 
Servicing Strategy which contains high level details on how car parking will be managed, how cycle parking will be 
made available for the development, how access into the development will be managed, and touches upon 
servicing. There are parts of the strategy which require further work, such as how additional measures can be 
employed to manage car parking and being more specific in terms of Michigan Walk not being used for servicing, 
however this detail can be agreed by condition.  
 
In order to accommodate the new site accesses, trees pits and the proposed laybys works will be required within 
the existing adopted highway. As part of this package of highway works there will be a sliver of land to be offered 
for adoption under a S38/S278 highway agreement. The Local Highway Authority (LHA) have requested that any 
amendment to the existing carriageway / footway be re-instated using similar materials or a material that is 
recommended by the council's engineer. Any redundant access points need to be made good as continuous 
footway and the provision of tactile block paving will be required on all 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.   
 
Across the site cycle parking will be provided for 352 cycles within double height bike racks 
 

 No of cycles 

Building 1 40 

Building 2 130 

Building 3 100 



  

Building 4 92 

 
Condition 27 of the outline permission secured a minimum provision of 1 cycle store per 5 apartments. For the 
number of units proposed this would equate to 262 cycle stores. Therefore, the number of cycle spaces proposed 
exceeds the minimum required. Cycle provision for buildings 1 and 3 will be at ground floor within the building, 
however, for buildings 2 and 4 the cycle provision will be in the basement and accessible via a lift. Whilst this is not 
ideally user friendly, it does allow the development to provide key active frontages by limiting the back of house 
space at ground floor, therefore on balance the proposed cycle provision is acceptable. Visitor cycle parking is 
provided outside each block of development.  
 
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 closest residential properties to 
the proposal can be found in Towers 
1 and 2 of the adjacent X1 
development. These properties are 
sufficiently offset from the 
development to ensure that their 
amenity will not be unduly 
compromised. Towers 3 and 4 of the 
X1 development, will also contain 
apartments and these towers sit to 
the south of the application site. 
Construction on towers 3 and 4 has 
commenced on site. Building 1 sits 
at closest point 14m away from the 
application site boundary. There are 
habitable room windows within 
towers 3 and 4 which face the application site and sit approximately 17m from proposed habitable room windows 
in the south elevation of building 1. The close proximity of two facing habitable elevations will impact upon the future 
amenity of 4 apartments per floor within the X1 scheme and 3 apartments per floor within building 1. The larger 
impact in terms of sunlight will be on future occupiers of building 1 as these have a southern aspect. In terms of 
daylight the applicant has not submitted information to quantify what impact this relationship will have on the amenity 
of future occupiers in both schemes. This has been requested and will be reported to panel via an amendment 
sheet.  
 
Future residential development is proposed within phase 2 of MediaCity:UK. This development at its closest point 
would be 27m from the residential development already consented. Given this distance, and that the application is 
separated by the Metrolink tram line, it is considered that this development will not have an unacceptable impact 
on any future occupiers of the neighbouring development should both be brought forward.  
 
In terms of the relationship of the development to the sites to the north, which comprise two storey commercial units 
with an electrical substation and two water pumping stations, it is highly unlikely that the substation and water 
pumping stations to the north will ever be bought forward for development. Buildings 3 and 4 have habitable rooms 
with outlook over land to the north. Building 3 is over 9.0 m from this boundary, which will be sufficient to ensure 
that the development will not compromise any future development potential of the adjacent commercial units. 
Building 4 would be a lot closer to the boundary, being 3.8m away. However, it is noted that habitable rooms in this 
northern elevation also have secondary windows on either the front or rear elevation of the building. If development 
was to be bought forward on the adjacent site in the future, it would be expected that this future development would 
front onto Broadway with access and servicing to the rear. In this scenario, suitable separation distances could be 
achieved, and a scheme could be designed to safeguard residential amenity.  
 
There are no residential properties on the opposite side of Michigan Avenue however at its closest point the 
development is between 4.0 to 5.0 m from the site boundary. If mirrored on the opposite side of Michigan Avenue 
there would be over 18.0m between facing elevations which is acceptable in this urban location. Any scheme on 
the opposite site of Michigan Avenue would need to mirror the form of development currently proposed with 



  

setbacks in the building line to provide a pedestrian environment which isn’t oppressive. Therefore, the development 
is not considered to sterilise land to the east. 
 
In terms of amenity for future occupiers, all habitable room windows within the development will be provided with 
at least on clear glazed window which will provide future occupiers with an acceptable level of outlook. Each room 
will also have one perforated metal panel which will provide ventilation for future occupiers.  
 
Sunlight and daylight information has been submitted however this is not in the usual format expected for this type 
of development, i.e. to BRE standards. In respect of sunlight, solar exposure images have been provided together 
with a peer review of the scheme. These images do not cover all elevations of the development and whilst the peer 
review does provide some interpretation of the solar impacts, it does not provide a detailed breakdown of the 
sunlight each habitable room window receives within the development. In respect of daylight, figures are provided 
for each room, however, these are estimated figures and not actual Average Daylight Factor figures.  
 
The daylight and sunlight information submitted does offer some comfort that the development will provide a good 
standard of daylight and sunlight for future residents. However, actual figures for average daylight factor along with 
details of vertical sky component have been requested in order for officers to understand the situation fully and this 
will be reported to panel via an amendment sheet.  
 
Internal communal amenity space is provided within each building for future occupiers. There are no details on what 
will be provided in these areas. The only external amenity space for the development will be within the Courtyard. 
The applicants have been encouraged, at pre application stage and during the live application, to provide roof 
terraces on top of the lower level elements of buildings 2 and 3 which will help to increase the amount of outdoor 
amenity space for residents. However, this has not been incorporated into the scheme. The justification for this 
approach is that the fire access is not suitable, the wind environment is not suitable and the applicant also states 
that if an area was to be provided the space would have to be limited to 60sqm so that only 60 people can use this 
space at one time. Given the Council have no adopted space standards for external space within apartment 
schemes it would be difficult to substitute a reason for refusal on these grounds as some external amenity space is 
to be provided within the Courtyard. 
 
Overall, and based on experience, it is considered that the scheme should be able to provide existing and future 
occupiers of the development and surrounding developments with an acceptable level of amenity in accordance 
with policy DES7. The full impacts on sunlight and daylight will be considered and reported via an amendment 
sheet.  
 
Noise 
 
Condition 9 of the outline consent required any application for reserved matters be submitted with an updated noise 
and vibration impact assessment. Such a report has been submitted and reviewed by the council’s Environmental 
Consultant.  

 
The report recommends acoustic glazing and ventilation to ensure that noise levels within habitable rooms (with 
windows closed) are acceptable in accordance with BS8233:2014 (Guidance on Sound Insulation and Noise 
Reduction from Buildings). It also confirms that ventilation for the apartments is to be provided by a MVHR system 
allowing windows to remain closed for the majority of the time. F or summer cooling/purge ventilation windows can 
be opened, however this will be by residents’ choice. 
 
No assessment has been made of noise from the commercial uses, particularly any external plant/equipment as the 
details are still unknown at this time. With respect to noise from the proposed commercial uses the council’s 
Environmental Consultant is satisfied that conditions 19 (opening hours), 20 (extract system) and 21 (fixed plant and 
equipment) on the outline permission are adequate to ensure residential amenity is protected. 
 
The council’s Environmental Consultant agrees with the conclusions of the report and has no objections to the 
reserved matters application subject to conditions securing glazing. Subject to the conditions it is considered that 
the scheme accords with EN17 of the UDP. 
 
Sustainability  
 
The application is supported by an Energy Strategy Report. This sets out how the development seeks to minimise 
energy consumption and reduce greenhouse gases covering: 



  

 
• Maximise daylight using landform, layout and building orientation  
 
The strategy explains how the buildings have been situated on site so that the tallest building is located to the north 
and the shortest located to the south in order to minimise shading It also explains how the buildings are positioned 
so that all apartments experience some direct sunlight from late afternoon in the summer.  
 
• Maximise natural ventilation and preventing excessive solar gain 
 
The glazed to solid ration across the building is 30/70 to ensure there is no excessive solar gain. All apartments will 
rely on natural ventilation, via ‘rapid vent’ panels and the provision of purge vents to control internal temperature 
through warmer periods. 
 
• Using energy efficiently  

 
Heat loss form the building is omitted by the use of high standards of insulation. Mechanical ventilation with heat 
recovery is proposed for all apartments. All lighting and heat emitters will have time and temperature controls and 
hot water cylinders will be used. White goods will have a high energy efficiency rating and low flow water outlets 
will be used to limit water consumption.  
 
• Maximise the potential for on site renewable energy generation  

 
Solar Photovoltaics will be used within the development and will be placed on the roofs of the taller elements 
buildings 2, 3 and 4. Other technologies such as wind turbines, ground source heating pumps and combine heat 
and power technologies have been deemed inappropriate for this development due to either the nature of the 
residential development or due to the height of the development.  
 
The sustainability strategy sets out how the scheme adopts a fabric first approach, with the scheme exceeding Part 
L 2013 target emission rate by almost 5%. This approach is considered to be acceptable. 
 
Value Added  
 
The scheme has been subject to extensive pre application and post application discussions, in particular relating 
to the siting of the apartment blocks and the permeability of the site. Details such as proposed facing materials and 
landscaping were also discussed at length to ensure that a high quality scheme is delivered. 
 
Conclusions  
 
The principle of development has been established through the outline planning permission. In terms of the quantum 
of residential and commercial uses proposed, this falls in line with that agreed in the outline permission. The 
parameters for future development on the site were set out in the development framework which accompanied the 
outline permission. It is considered that the scheme proposed firmly established those parameters, responding to 
the existing and proposed urban grain for the area. The development would provide a high quality built form and 
landscaping and overall it is considered that the scheme will have a positive impact on the growth and regeneration 
of Salford Quays.  
 
Recommendation 
 
Approve subject to the following conditions 
 
Recommendation 
 
Approve subject to the following conditions 
 
1. The development hereby permitted shall be carried out in accordance with the following approved drawings 

as listed on drawing register 1538-Fg [05] PLANNING submitted 10th June 2020 
 

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



  

2. The development shall be carried out in accordance with the phasing details set out on drawing XP11532-
01-001-GIL-0101 Rev 01 

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

 
3.   Prior to occupation of any residential unit acoustic glazing and ventilation for all habitable rooms (living 

rooms, dining rooms and bedrooms), shall achieve, as a minimum, the following acoustic performance; 
 

Glazing Configuration Insertion Loss (dB) 
@ Octave Band Centre Frequency (Hz) 

125 250 500 1K 2K 4K 

Glazing Type C1 
(e.g. 4-12-4 mm) All rooms 

20 18 26 33 33 30 

 
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. 

 
4. Prior to occupation of the residential units hereby approved a Site Completion Report confirming that all 

necessary noise attenuation measures as identified in condition 3 have been installed 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. 

 
5. No construction shall commence on site until a Radar Mitigation Scheme (RMS), (including a timetable for 

its implementation during construction), has been agreed with the Operator and approved in writing by the 
Local Planning Authority.  

 
Reason: In the interests of Air Traffic Safety and of the operations of NATS En-route PLC in accordance 
with policy DEV7 of the City of Salford Unitary Development Plan and the National Planning Policy 
Framework. 

 
Reason for pre-commencement condition:  Any works on site could harm the operations of NATS En-route 
if not properly managed so details must be submitted and agreed in advance of works starting. 

 
6. No construction work shall be carried out above 50m AGL unless and until the Radar Mitigation Scheme 

approved in accordance with condition 5 has been implemented and the development shall thereafter be 
operated fully in accordance with such approved Scheme. 

 
Reason: In the interests of Air Traffic Safety and of the operations of NATS En-route PLC in accordance 
with policy DEV7 of the City of Salford Unitary Development Plan and the National Planning Policy 
Framework. 

 
7. No development shall take place unless and until a scheme to minimise dazzle (informed by a glint and 

glare study) to tram drivers due to building glazing has been submitted to and approved in writing by the 
local planning authority (in consultation with Transport for Greater Manchester). The development shall 
thereafter be implemented in accordance with the approved scheme. 

 
Reason – To prevent the development from impacting on the operation of the Metrolink in accordance with 
Unitary Development Plan Policy ST5 and the National Planning Policy Framework. 

 
Reason for pre-commencement condition:  Any works on site could harm the operation of the Metrolink if 
not properly managed so details must be submitted and agreed in advance of works starting. 

 



  

8. Prior to the commencement of development full details of all the materials to be used externally on the 
building(s) shall be submitted to and approved in writing by the Local Planning Authority. All materials shall 
accord with the specification as set out in the JBA Façade Study V1 dated April 2020. A sample panel of 
the materials, the size and detail 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. 

 
Reason for pre-commencement condition: The façade details must be understood prior to works 
commencing on site as it could affect how the buildings are constructed. 

 
9. No ground-floor commercial uses (Use Classes A1, A2, A3, A4, A5, B1, D1 and D2) within the development 

hereby approved shall be brought into first use until the following details have been submitted to, and 
agreed in writing by, the Local Planning Authority:  
(a) the size and layout of the unit; 
(b) a shop front and signage strategy; 
(c) a layout and design strategy for any outside furniture and associated fixtures and fittings. 
Thereafter the development shall be carried out in accordance with the approved details. 

  
Reason: in the interests of visual amenity and to enable careful attention to the potential level of visual 
clutter associated with any external seating and to protect the character and appearance of the 
development in accordance with Policies DES1, DES2 and DES5 of the City of Salford UDP and the 
National Planning Policy Framework. 

 
10. The development shall be undertaken in strict accordance with Suggested Tree Removals and Protection 

Plan P11532-01-001-GIL-0400 Rev 04 and Arboricultural Impact Assessment and Arboricultural Method 
Statement, Michigan Avenue, Salford Quays, November 2019. 

 
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 and the National Planning Policy Framework. 

 
11. The tree planting as shown on the approved plan P11532-01-001-GIL-0401 Rev 05 shall be carried out in 

accordance with any timing / phasing arrangements agreed under condition 12.  
 

Reason: To mitigate the loss of trees on site and to protect the amenity of the area in accordance with 
policy EN12 of the City of Salford Unitary Development Plan, policy TD6 of the Trees and Development 
Supplementary Planning Document and the National Planning Policy Framework 

 
12. Notwithstanding the details shown on the tree planting plan P11532-01-001-GIL-0401 Rev 05 details of 

tree pits, staking and root barriers shall be submitted to and approved in writing by the Local Planning 
Authority. The development shall be carried out in accordance with the approved details.  

 
Reason: To mitigate the loss of trees on site and to protect the amenity of the area in accordance with 
policy EN12 of the City of Salford Unitary Development Plan, policy TD6 of the Trees and Development 
Supplementary Planning Document and the National Planning Policy Framework 

 
13. 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 the formation 
of any banks, terraces or other earthworks, hard surfaced areas and materials, boundary treatments, 
planting plans, specifications and schedules (including planting size, species and numbers/densities), 
details of street furniture, bollards and children’s play space 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. 

 
14. The development hereby permitted shall not be occupied until a Landscape Management and Maintenance 

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 and 
maintained having regard to its location and the nature of the proposed development and in accordance 
with Policies DES1 and DES9 of the City of Salford Unitary Development Plan, the Irwell City Park Planning 
Guidance and the National Planning Policy Framework. 

 
15. 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. 

 
16.   No works on the landscaping within phase 1 shall commence until details of the swales within Michigan 

Walk have been submitted to and approved in writing by the local planning authority The details shall 
include the layout, size and construction details of the proposed swales. The proposed swales shall be 
constructed in accordance with the details agreed and retained thereafter.  

 
Reason: To provide betterment in terms of surface water discharge rates policies EN19 and EN22 of the 
City of Salford Unitary Development Plan and the National Planning Policy Framework. 

 
17. Notwithstanding the provisions of Schedule 2, Part 2, Class A of the Town and Country Planning (General 

Permitted Development) Order 2015 (or any Order revoking, re-enacting or modifying that Order) no gates, 
walls, fences or other means of enclosure shall be erected on the development site without first obtaining 
planning approval from the Local Planning Authority.   

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

 
18.  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) the new site access points off Michigan Avenue to include drop kerb with tactile block paving on either 
side and provision of junction protection and no waiting at any time restrictions where required; 
ii) the provision of new footway, servicing and limited waiting laybys, tree pits and street lighting on Michigan 
Avenue; 
iii) Redundant access points made good as continuous footway with correct kerb heights. 
iv) Timetable for implementation of highway works 

                 



  

The development of any phase shall be implemented in accordance with the approved details and a 
timetable for implementation and the laybys along Michigan Avenue 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 

 
19.  Prior to first occupation of phases 2 and 4 of the development hereby approved, details for the bollards 

which are to be erected across the site access within the particular phase shall be submitted to and 
approved in writing by the Local Planning Authority. The agreed bollards shall be erected prior to occupation 
and retained and operated in accordance with the agreed details.  

 
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. 

 
20. 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 include the 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 of the phase 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. 

 
21. Prior to first occupation of any phase of the development hereby approved a Parking and 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 secure that no servicing is undertaken from Michigan Walk, 
include how deliveries to the site, other than waste refuse and car parking within the site will be managed 
and measures to ensure that vehicles are not parked within the public realm. A verification report to 
demonstrate that servicing management arrangements have been implemented in accordance with the 
approved strategy shall be submitted to and approved in writing by the Local Planning Authority within 6 
months of first occupation of the phase 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. 

 
22.  Cycle parking within each phase of the development as shown on the drawings hereby approved shall be 

implemented and made available for use prior to the occupation of that phase.  
 

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. 
 

23. Prior to any part of the development being brought into use full details of all wind mitigation measures 
proposed within the development, including a timetable for implementation, shall be submitted to and 
approved in writing by the local planning authority. The development shall thereafter be implemented in 
accordance with the approved details and timetable and retain as such thereafter. 

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

 
Notes to Applicant 
 



  

1. In respect of conditions 5 and 6: 
 

 "Operator" means NATS (En Route) plc, incorporated under the Companies Act (4129273) whose 
registered office is 4000 Parkway, Whiteley, Fareham, Hants PO15 7FL or such other organisation licensed 
from time to time under sections 5 and 6 of the Transport Act 2000 to provide air traffic services to the 
relevant managed area (within the meaning of section 40 of that Act).   
"Radar Mitigation Scheme" or "Scheme" means a detailed scheme agreed with the Operator which sets 
out the measures to be taken to avoid at all times the impact of the development on the M10 Primary and 
Secondary Surveillance radar and air traffic management operations of the Operator. 

 
2. In respect of condition 15 please ensure the lighting scheme covers the car parking and servicing areas to 

address issues highlighted in the Crime Impact Statement submitted with the planning application.  
 
3. In respect of condition 13, for phase 4 of the development (building 1), regard should be given to the 

landscaping for development 15/66481/FUL or any subsequent planning approvals to ensure the 
landscaping is seamless along the site boundary.  

 
4. 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). 
 
5. Regarding to adopted carriageway and footways, any amendments to the carriageway need to be re-

instated using similar materials or a material that is recommended by the council engineers. Please noted 
that material that are above SCC’s pallet of material is subject to a 30 years commuted sum. 

 
6. The applicant must ensure existing utilities (ie BT floor box, adopted street lighting, drainage, street name 

signage, traffic regulatory signage and utilities floor box) 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. 

 
Useful contacts 
 
Dilapidation Survey: 

• Developer shall contact John Horrocks to arrange a full dilapidation/Condition Survey of all adopted 
highways surrounding the site prior to works commencing on site. Tel: 0161 603 4046 

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 

General Highway Information: 

• Requests for general Information regarding the adopted highway network shall be directed to the Local 
Highway Authority – John Horrocks- 0161 603 4046 

S278 Works  

• The Developer shall contact Neil Ashmall to arrange for the S278 element of the development. Neil Ashmall 
0161 779 4883.  

Traffic Management 

• The Developer shall contact Rob Owen for the Traffic Management element of the development. Rob Owen 
0161 779 4848.  

 


