
  

 
 
 
APPLICATION No: 20/74996/FUL 

APPLICANT: The Guinness Partnership 

LOCATION: Adelphi Court , North George Street, Salford, M3 6HT 

PROPOSAL: The construction of a 3 storey and a 5 storey residential blocks containing 58 

apartments for social rent, together with parking and amenity areas, 

alterations to access and parking spaces serving adjacent existing tower 

blocks. 

WARD: Irwell Riverside 

 

 
 
Description of Site and Surrounding Area  
 
The site consists of amenity space with several trees and parking positioned in-between the two 15 story towers 
of Delaney and Adelphi Courts, which are bound by Silk and Cannon Streets, and situated within Flood Zone 2.  
Both of those towers have recently been refurbished and re-modelled and let out on affordable rents. The 
neighbouring tower to the east, Bramhall Court, is owned by Salford University and used as student 
accommodation. Existing buildings across Silk Street comprise two-storey traditional style housing and three-
storey flats and Canon Street has two-storey terraced housing. The predominant adjacent land use is therefore 
residential as a mixture of flats and houses.   
 
Description of Proposal  
 
The proposal concerns the construction of a 3 storey and a 5 storey residential blocks containing 58 apartments 
for social rent. As indicated by Image 1 (below), the development would also include associated parking and 
amenity areas and alterations to access and parking spaces serving the adjacent tower blocks. Block A (of 5 
storeys) would contain 38 apartments with lift access, comprising five two-bed and thirty-three one-bed 
apartments. This would include two two-bed apartments that could accommodate wheelchair (M4(2)) use and 
one one-bed apartment with the potential for conversion to M4(2). Block B (of 3 storeys) would provide 20 
apartments (thirteen two-bed and seven one-bed). As with Block A there would be two two-bed M4(2) type 
apartments with one one-bed capable of conversion.  All of the apartments would have a single aspect with tall 
windows. 
 
The applicant would like to encourage a feeling of a single community between the existing towers and the 
proposed development. To facilitate this, a footpath between the proposed blocks linking Adelphi and Delaney is 



  

proposed. The proposal also contains a vehicle link between the blocks to allow vehicular access across the site.  
The development would facilitate the use of two of the three existing access points to allow an alternative access 
in case of gate failure, which necessitates a link between the two remaining entrances.  The existing easternmost 
entrance is proposed to be closed.   
 

Publicity 
 
Site Notice: Non HH Article 15    Date Displayed: 15 April 2020 
Reason:  Wider Publicity 
 
Press Advert: Manchester Weekly News Salford Edition Date Published: 26 March 2020 
Reason:  Article 15 Standard Press Notice 
 
Neighbour Notification  
 
Four hundred and fifty-four neighbouring occupiers have been notified of the application. 
 
Representations  
 
Five neighbours to the site have provided written representations in response to the application publicity. The 
matters raised within these representations can be summarised as the following: 

Image 1: Site Plan 



  

 

• The area is already overpopulated; 

• The loss of open space for amenity purposes in a dense urban area;  

• The grassed area was designed to encourage communal well-being when the previous structures were 
removed for reasons including crime and over-crowding;   

• Shoehorning two substantial, though low rise, blocks on this site is going to impair the quality of life for 
existing residents in the adjacent area; 

• The occupiers would increase demand on the Council’s waste service (incurring further and impact upon 
landfill), leisure facilities, GP surgeries, dentists, school places etc; 

• Impact of the relocation of the access opposite Arlington Road will introduce harm to highway safety; 

• The development would reduce parking capacity - on-street parking is already at a premium; 

• The increase in traffic volume will add to local pollution and safety issues on the local highway; 

• The current situation (Coronavirus) is removing the opportunity for neighbours to discuss this proposal; 

• The proposal should be postponed until 2021 like most events. It seems that the current situation is being 
used to the applicant’s advantage to push ahead with minimum interaction with the residents; 

• The site notice on Cannon Street is on a blind point as most people would instinctively have their backs 
to the post while posting a letter...and that area is known for drugs after a certain hour; 

• The Towers suffer with a lot of antisocial behaviour – the police and fire brigade along with ambulances 
are frequently at the site. In addition, lots of tenants have mental health issues. Guinness Housing are 
already unable to keep any of this under control let alone another 58 property’s; 

• Tenants of the towers have issues; delay in repairs, rat infestations etc  Additional people on site would 
make this worse; 

• Construction noise and traffic is a concern; particular as tenants have already had two years of activity 
due to the refurbishment of the towers; 

• The loss of the mature trees would introduce harm to amenity; 

• The development would introduce detrimental harm to views from the towers and the balconies would 
introduce noise and disturbance and reducing privacy; 

• The units being “affordable” is questionable.  The rent of £600 to £700 residents have to pay now.....is 
basically not affordable ...and a strain on local councils and housing benefit, as they foot the large bill. 
One of the liaison officers commented "what does it matter housing benefit will pay".  Yet most residents 
are either in rent arrears or struggling to pay rent for a service that gets less and less; 

• One residents meeting with 14 people in attendance does not constitute adequate community 
consultation. 

 
Relevant Site History 
 
Tower Blocks - Delaney and Adelphi 
 
16/67565/FUL 

Insulated over cladding to residential tower block, extended roof top plant area, construction an 2.5m high 
bin stores together with new entrance lobbies.  Permitted on 7 March 2016 

 
15/66471/NMA 

Application for non-material amendment to planning permission 14/65856/FUL for the rear entrance lobby 
to be raised in height from single storey to three storey to match front entrance lobby. Refused on 19 
June 2015 

 
15/65862/NMA 

Application for a non-material amendment to planning permission 14/65416/FUL for removal of gable 
balconies, alterations to windows and change from copper to laminated resin board cladding. Permitted 
on 18 February 2015 

 
15/65856/COU 

Change of use from redundant, ground floor, ancillary laundry to form new residential flat within high rise 
residential block (resubmission of 14/65065/FUL). Permitted on 8 April 2015  

 
14/65416/FUL 



  

Change of use from student accommodation to standard residential use, insulated over cladding to 
residential tower block, extended roof top plant area, construction of 2.5m high bin stores together with 
new entrance lobbies.  Approved on 10 December 2014 

     
14/65415/FUL 

Insulated over cladding to residential tower block, extended roof top plant area, construction of 2.5m high 
bin stores together with new entrance lobbies.  Re-submission of 14/65064/FUL.  Approved on 22 
December 2014 

 
14/65065/FUL 

Insulated over cladding to residential tower block, new roof top plant area, construction of 2.5m high bin 
store together with new entrance lobbies and creation of 1 no. additional flat. Withdrawn on 2 September 
2014 

 
14/65064/FUL 

Insulated over cladding to residential tower block, new roof top plant area, construction of 2.5m high bin 
store together with new entrance lobbies.  Withdrawn on 2 September 2014 

 
06/53630/FUL 

Erection of new 2m fencing and gates together with alterations to access road and car parking areas.  
Approved on 8 December 2006 

 
05/51948/FUL 
 Construction of additional car parking spaces.  Approved on 14 February 2006 
 
05/50175/FUL 
 Provision of additional car parking spaces.  Approved on 15 April 2005 
 
03/46047/FUL 

Provision of cover strips to horizontal movement joints and enclosure of balconies with glazed units.  
Approved on 16 May 2003 

 
92/30549/FUL 
 Construction of security gate.  Approved on 18 February 1993 
 
Consultations 
 
Air Quality, Noise, Contaminated Land 

The proposed development is partially within the Greater Manchester Air Quality Management Area 
(AQMA); however the residential elements lie outside the declared boundary of the AQMA. Baseline 
mitigation measures in line with the Principles of Good Practice from the EPUK / IAQM Guidance (Land-
Use Planning and Development Control: Planning for Air Quality) in the form of electric vehicle charging 
points are recommended. 
 
An acoustic assessment has been undertaken, which uses the results from a noise survey to inform an 
acoustic model to determine appropriate mitigation in accordance with BS8233:2014+A1:2019 “Guidance 
on Sound Insulation and Noise Reduction for Buildings”. This assessment is considered acceptable.  No 
objection is raised subject to conditions.   
 
A site investigation report submitted with the application has assessed the potential for a pollution linkage 
between any identified source, and a receptor. The assessment includes the results of 5 No. window 
sample boreholes and 4 No. cable percussive boreholes. 4 No. boreholes were installed with ground gas 
and groundwater monitoring wells. The conclusions of the report are accepted, and a full remediation 
strategy is required (via condition), incorporating the finalised gas monitoring results.  

 
Design for Security 

No comments received to date   
 
Environment Agency 

The site is in Flood Zone 2 so the standing advice applies. No objection is raised. 



  

 
Greater Manchester Ecological Unit 

There are no significant ecological issues with this development. 
 
Landscape Design 

The layout design seems to prioritise vehicular movement and parking over amenity space. If the vehicle 
link is essential, could the parking be limited and other options regarding amenity space for the residents 
considered? The landscape strategy is simplistic and does not consider the design of the outdoor areas 
as integral parts of the development. 
 
There are inconsistencies generally between trees being retained and removed between the tree 
constraints plan, the tree protection plan and the proposed site plans. 34 trees are proposed in total on 
the plan to replace the 11 trees and 2 groups (grand total 16) lost. This could be reduced slightly, and 
trees spaced more appropriately to allow some larger growing trees where there is room to replace the 
large specimens lost. SuDS should be incorporated into the design and porous surfaces used if possible 
as part of the SuDS strategy. 

 
Highways 

The Local Highway Authority (LHA) have reviewed the Design and Access Statement and Travel Plan 
(TP) issued in support of the planning application and have provided comments in respect of the highway 
safety.  A number of minor amendments have been required but no fundamental objection has been 
raised. 

 
Operations Manager City Airport and Heliport 

No comments received to date   
 
Senior Drainage Engineer 

The Flood Risk Assessment submitted is over 5 years old and since completion UKCP18 has revised 
advice on climate change and there has been updated hydraulic modelling on the flood levels due to the 
river Irwell. The FRA was subsequently updated. Flood resilience measures are required up to the level 
of the 1 in 1000 year flood event via condition. 

 
United Utilities Water Ltd 

No objection subject to conditions.   
 
Planning Policy 
 
Development Plan Policy 
 
Unitary Development Plan ST1  -  Sustainable Urban Neighbourhoods 
This policy states that development will be required to contribute towards the creation and maintenance of 
sustainable urban neighbourhoods. 
 
Unitary Development Plan DES1  -  Respecting Context 
This policy states that development will be required to respond to its physical context and respect the positive 
character of the local area in which it is situated and contribute towards a local identity and distinctiveness. 
 
Unitary Development Plan DES2  -  Circulation and Movement 
This policy states that the design and layout of new development will be required to be fully accessible to all 
people, maximise the movement of pedestrians and cyclists through and around the site safely, be well related to 
public transport and local amenities and minimise potential conflicts between pedestrians, cyclists and other road 
users. 
 
Unitary Development Plan DES4  -  Relationship Development to Public Space 
This policy states that developments that adjoin a public space shall be designed to have a strong and positive 
relationship with that space by creating clearly defining public and private spaces, promoting natural surveillance 
and reduce the visual impact of car parking. 
 
Unitary Development Plan DES7  -  Amenity of Users and Neighbours 



  

This policy states that all new development, alterations and extensions to existing buildings will be required to 
provide potential users with a satisfactory level of amenity in terms of space, sunlight, daylight, privacy, aspect 
and layout.  Development will not be permitted where it would have an unacceptable impact on the amenity of 
occupiers or users of other development. 
 
Unitary Development Plan 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 A2  -  Cyclists, Pedestrians and the Disabled 
This policy states that development proposals, road improvement schemes and traffic management measures 
will be required to make adequate provision for safe and convenient access by the disabled, other people with 
limited or impaired mobility, pedestrians and cyclists 
 
Unitary Development Plan A8  -  Impact of Development on Highway Network 
This policy states that development will not be permitted where it would i) have an unacceptable impact upon 
highway safety ii) cause an unacceptable restriction to the movement of heavy goods vehicles along Abnormal 
Load Routes. 
 
Unitary Development Plan A10  -  Provision of Car, Cycle, Motorcycle Parking 
This policy states that there should be adequate provision for disabled drivers, cyclists and motorcyclists, in 
accordance with the Council’s minimum standards; maximum car parking standards should not be exceeded; and 
parking facilities should be provided consistent with the provision and maintenance of adequate standards of 
safety and security. 
 
Unitary Development Plan EN17  -  Pollution Control 
This policy states that in areas where existing levels of pollution exceed local or national standards, planning 
permission will only be granted where the development incorporates adequate measures to ensure that there is 
no unacceptable risk or nuisance to occupiers, and that they are provided with an appropriate and satisfactory 
level of amenity. 
 
Unitary Development Plan EN19  -  Flood Risk and Surface Water 
This policy states that any application for development that it is considered likely to be at risk of flooding or increase 
the risk of flooding elsewhere will need to be accompanied by a formal flood risk assessment. It should identify 
mitigation or other measures to be incorporated into the development or undertaking on other land, which are 
designed to reduce that risk of flooding to an acceptable level. 
 
Unitary Development Plan DEV5  -  Planning Conditions and Obligations 
This policy states that development that would have an adverse impact on any interests of acknowledged 
importance, or would result in a material increase in the need or demand for infrastructure, services, facilities 
and/or maintenance, will only be granted planning permission subject to planning conditions or planning 
obligations that would ensure adequate mitigation measures are put in place. 
 
Unitary Development Plan 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. 
 
Supplementary Planning Document  
 
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  -  House Extension 



  

This document contains a number of policies and standards to ensure that extensions within the curtilage of 
dwellings have a limited and acceptable impact on neighbouring residents; future residents of the application 
dwelling and that development makes a positive contribution to the local environment  in terms of design. 
 
Supplementary Planning Document  -  Design and Crime 
This policy document contains a number policies used to assess and determine planning applications and is 
intended as a guide in designing out crime. 
 
Supplementary Planning Document  -  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  -  Planning Obligations 
This policy document expands on the policies in Salford’s Unitary Development Plan to provide additional 
guidance on the use of planning obligations within the city. It explains the city council’s overall approach to the 
use of planning obligations, and sets out detailed advice on the use of obligations in ensuring that developments 
make an appropriate contribution to: the provision of open space; improvements to the city’s public realm, heritage 
and infrastructure; the training of local residents in construction skills; and the offsetting of greenhouse gas 
emissions. 
 
Revised Draft Greater Manchester Spatial Framework and Salford Local Plan 
 
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. 
 
National Planning Policy 
 
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 
July 2018). 
  
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. 
 
 
It is not considered that there are any local finance considerations that are material to the application 
 
Appraisal  
 
Principle  
 
Sustainable Development 
 
The National Planning Policy Framework (NPPF) (2019) provides guidance on how the planning system should 
strive to achieve sustainable development; at the heart of the guidance is a presumption in favour of sustainable 
development (para 10). The NPPF outlines that sustainable development consists of three interdependent 
objectives (economic, social and environmental) that should be engaged in mutually supportive ways (para 8).  



  

Development should be situated in the right place to ‘support growth, innovation and improved productivity’; 
residential schemes should provide sufficient homes in terms of number and range where they are needed to 
‘support communities health, social and cultural well-being’; and, development should protect and enhance the 
environment from a natural, built and historic perspective (para 8, NPPF).   
 
The National Planning Policy Framework 2019 (NPPF) Annex 2 defines previously developed land as land that 
‘is or was occupied by a permanent structure, including the curtilage of the developed land (although it should not 
be assumed that the whole of the curtilage should be developed) and any associated fixed surface infrastructure. 
This excludes… land in built-up areas such as residential gardens… and land that was previously developed but 
where the remains of the permanent structure or fixed surface structure have blended into the landscape.’   
 
After a review of the Phase I Desk Study Report, it is evident that the site and surrounding area were originally 
developed for mixed residential / commercial land uses before the site was cleared of all structures by the early-
1990’s. Given that the site of the proposed development does not have any remaining structures and only a small 
amount of hard surfacing to provide car parking, the site can no longer be considered to be previously developed 
in its entirety. 
 
As outlined above, the NPPF states that applications should be considered in the context of the presumption in 
favour of sustainable development. This does not preclude greenfield sites. The development would provide 
affordable housing catering for an established need within the local community. The re-use of the site would see 
an underused area being developed and re-invested in, to the advantage of the local community. Furthermore, 
the site has limited biodiversity credentials currently and the proposed developed would substantially improve 
upon this. In addition, the development would not undermine the existing connectivity experienced by existing 
residents. With regards to sustainable travel, the Greater Manchester Accessibility Level has awarded the area 
of the application site an 8 which signifies that the development is in the best location. In addition, the development 
would provide cycle parking. Considering this, the proposed development is considered sustainable as defined 
by the NPPF.   
 
Housing Mix and Affordable Housing 
 
The NPPF outlines that a Government objective is to boost the supply of homes. This objective incorporates 
meeting the needs of groups with specific housing requirements (para 59). Saved UDP policy H1 supports this 
objective by advocating that specific needs of an area and regeneration strategies should be taken into account 
when determining a suitable mix, tenure, affordability and density of dwellings.   
 
The need for affordable housing within this area has been identified by Salford’s Housing Strategy and Enabling 
team. The Housing Strategy and Enabling team has worked with the applicant to develop a suitable scheme to 
meet local need within the restrictions of the site. The development would provide wheelchair units and unit sizes 
that are aligned to National Described Space Standards (NDSS). The homes will be allocated to those on the 
housing register, through Choice Based Lettings and the Council will have 100% nominations for the social rented 
units on first let affordable rented homes. A Homes England grant will support the development of the affordable 
homes.   
 
The Housing Planning Guidance has been designed to support the implementation of policy H1. Policy HOU1 of 
the Guidance states that development in this area should provide a broad mix of dwelling types; apartments 
should only be the predominant form of provision on sites in the most accessible locations within Central Salford.  
As discussed previously, the site is considered to be situated within an accessible location. Therefore, the 
proposal is considered to comply with policy HOU1.   
 
Policy HOU2 of the Housing Planning Guidance requires that where apartments are proposed they should provide 
a broad mix of dwelling sizes, both in terms of the number of bedrooms and the net residential floorspace.  
Paragraph 4.31 of the reasoned justification clarifies that the majority of apartments should have two or three 
bedrooms, with a floorspace typically 57 square metres or above. The proposed apartment sizes do accord with 
this policy where relevant in terms of floor area but not with regards to number of bedrooms (79% of the 
development equates to one beds and 21% is two beds). As identified above, the proposal has been designed to 
meet local need, including the mix of units, therefore policy H1 is satisfied and by default policy HOU2 is also met. 
 
 
Loss of Open Space 
 



  

The site is not identified in Salford’s latest Greenspace Audit so it is not considered to be public open space.  
Therefore, the requirements of saved UDP Policy R1 are not applicable.  
 
The site is currently private amenity space for use by residents of Delaney and Adelphi courts on either side. The 
submitted Design and Access Statement explains that this space is underused, partially due to its gradient which 
makes the area unsuitable for some recreation uses. Although the area of amenity space would be reduced in 
size by the development, there is potential for the proposals to improve the quality and recreation functions of the 
area that remains.  
 
The Design and Access Statement refers to consultation with local residents that identified requests for an intimate 
external seating area, informal play and food growing possibilities within the curtilage, with a commitment from 
the Guinness Group to work with the local residents. Such improvements would be welcomed compared to the 
value of the current space. For clarification, the city council would be unlikely to support the inclusion of an 
equipped children’s play space within this area/site as it would be too close to existing and new dwellings. A 
minimum distance of 30 metres would be required between the play space and the curtilage of the nearest 
residential property as detailed in policy GS8 of the Greenspace Strategy SPD.  
 
Principle Conclusion 
 
The proposal would provide affordable housing that would address an identified need. As discussed, the 
development would not result in the loss of open space and would provide re-investment in an area that is 
underused and of poor condition. Furthermore, the proposal would amount to sustainable development as defined 
by the NPPF.  Therefore, the principle of development is considered acceptable subject to compliance with other 
relevant policies in the UDP. 
 
Character and Appearance 
 
Saved UDP Policy DES1 states that development will be required to respond to its physical context, respect the 
positive character of the local area in which it is situated and contribute towards local identity and distinctiveness. 
The policy advises that in assessing the extent to which any development complies with this policy, regard will be 
had to a number of factors, including the relationship to existing buildings and landscape, the character, scale and 
pattern of streets and building plots, and the quality and appropriateness of proposed materials.  
 
Site Layout, Height and Scale 
 
In relation to site layout, Policy DES1 states that regard should be given to the scale of the proposed development 
in relationship to its surroundings; the street’s vertical and horizontal rhythms; and their appropriateness to both 
the location and the type of development.  Saved UDP Policy DES2 states that the design and layout of new 
development should enable pedestrians to orientate themselves and navigate their way through an area by 
providing appropriate visual links. Saved UDP Policy DES4 advises that buildings should clearly define the spaces 
around them; defining public and private spaces, promoting natural surveillance and reduce the visual impact of 
car parking. 
 
As illustrated by Image 1, the development would consist of two blocks (Blocks A and B) situated on the perimeter 
of the site facing one another with an area of parking and green space between the two. Blocks A and B would 
be five and three storeys (respectively) positioned between the two existing towers and surrounded by property 
of smaller scale. Considering the character of the area in terms of scale, the proposed development would not 
visually jar in this regard.   
 
The layout has been designed to facilitate inter-connection between the proposal and the existing towers. This is 
facilitated through the positioning of the blocks and a footpath connection through an area of communal space, 
as illustrated by Image 2, allowing pedestrians/occupiers to navigate easily and effectively around the site. As 
outlined previously, the current area of open space (the site) is underused given its gradient and exposed location. 
The proposal would provide an area for informal play and socialising, which would be appropriately defined by 
the use of landscaping (discussed further below).   
 
The proposed vehicle link, which runs between the proposed blocks (see Image 2), would allow all residents 
access to two of the three existing access points. The access to the north of Block A would be the main 
entrance/exit for the site, but on the off chance there is a gate failure, the applicant has proposed a secondary 
access to the south of Block A. The third existing access point (to the north of Delaney), is to be closed as the 



  

new design would make this access redundant. The applicant has endeavoured to reduce the impact of the car 
through removing unnecessary parking spaces, keeping the roadway to a minimum and using appropriate 
landscaping.   
 
The proposed apartments would have one aspect with all habitable rooms having access to a suitable amount of 
light. The ground floor of the apartment blocks would contain units that can accommodate wheelchair (M4(2)) use 
and two one-bed flats with the potential for conversion to M4(2). Each apartment would have access to either a 
small patio area or a balcony providing an area of private amenity space for every occupier. The design and 
arrangements of the Blocks would ensure the development responds positively to the identified need of the 
community. 

 
Design Detail 
 
As indicated above, development is expected to respond positively to local character by enhancing the aesthetic 
through contributing to local identity and distinctiveness. In addition, material of quality and durability that is 
appropriate to both the location and the type of development is required. [Saved UDP policy DES1] 
 
Originally the elevations were to be treated with a mix of brick (two colour types – light buff and blue/grey) and 
Rockpanel cladding. After a detailed design review by officers, it was felt that the cladding was an unnecessary 
addition as this material added little to the design quality of the scheme. Furthermore, where Rockpanel cladding 
had been used on another development, the quality of the material turned out to be poor. Considering these 
factors, in accordance with policy DES1, the applicant was asked to remove this material from the scheme, which 
they agreed to do. The necessary detail has instead been provided with the use of grey/blue brick in a different 
course style within the middle of the Blocks (as illustrated by Image 3). The same grey/blue brick would also be 
used across the ground floor so there would be consistency within the design.  
 
The applicant was keen to have a material/visual connection between the towers and the new apartment blocks.  
The suggestion was for the front entrances to be faced in a copper effect coated aluminium that would reflect the 
recently refurbished towers. However, the LPA considered this would be an incongruous addition as it would not 

Image 2: Internal Layout 



  

relate to the development itself nor compliment the proposed use of the blue brick.  Discussion with the applicant 
concerning the matter concluded that the proposed development does not need to pay specific regard to the 
towers given that the two new buildings would relate to one another and are sympathetic in design to the towers. 
Furthermore, the towers complement each other.  
 

Landscaping 
 
Appropriate hard and soft landscaping provision is expected within all new development. Landscaping must be of 
a high-quality in terms of design and materials; reflect and enhance the character of the area and the design of 
the development; respect adjacent land uses, buildings and other structures; and, wherever possible make 
provision for the creation of new wildlife habitats.  [Saved UDP policy DES9] 
 
The council’s landscape architect has expressed disappointment that the proposed vehicle link prevents the 
opportunity to develop the central area as an attractive communal courtyard space. The applicant has sought to 
reduce the impact of this link by omitting parking bays from one side, which provided the opportunity to create a 
communal area in front of Block B (as discussed above) and include a line of trees to the footpath side of the link 
road (see Image 2). As outlined previously, the applicant’s consultation exercise with residents found that the 
external spaces were important to them and should be developed as seating areas, for informal play and as areas 
to grow food. The re-design of the layout and landscape plan has facilitated the opportunity for these aspirations 
to be met.   
 
During the course of the application process, a comprehensive landscape strategy has been submitted by the 
applicant for consideration. Opportunities for communal use by existing and future residents are proposed within 
the central portion of the site (to the front of Block B). The applicant suggests that the central area would provide 
social seating space for the site; timber benches will be surrounded by sensory planting, creating an attractive 
space in which the residents can socialise. A growing area is proposed to the east within raised beds; providing 
opportunity for communal gardening activities, allowing residents to grow their own food and use the space 

Block A 

Block B 

Image 3: Elevation facing into the Communal Area 



  

together as a community. To the west, a small fruit tree orchard will be planted. A wildflower meadow will be sown 
beneath these trees, and a path of mown grass will guide residents through this area.  In addition, the existing 
area of trees and grass in the south-west corner of the site will be retained and enhanced to create a stronger 
woodland character. The proposals for this space will provide the opportunity for informal play, with a new 
woodland path and seating space created. The applicant has asked the Local Planning Authority to note that the 
strategy may change slightly under consultation with local residents. 
 
The landscape strategy has been reviewed by the council’s landscape team who are supportive of the scheme.  
Re-locating the footpath to the road side is suggested to allow expansion of the central communal area and 
smaller fruit trees along the road here would also reduce shading of the amenity area. More meadow areas 
bordered by mown grass around Delaney Court car park and the Cannon Street frontage of one of the new blocks 
and spring flowering bulbs within the grass areas to extend the season of interest are also suggested.  Detailed 
design with regards to landscape would be the subject of condition on any forthcoming planning consent, which 
would provide the appropriate vehicle for exploring these suggestions.  The Landscape Team also suggest a 
condition concerning a maintenance and management plan. 

 
The applicant was asked if it would be possible to establish roof gardens as alternative amenity spaces for 
residents to use. Unfortunately, the financial viability of the scheme is such that a facility of this nature could not 
be established. Furthermore, maintenance cost would have an adverse impact on service charges. With regards 
to amenity, all apartments have balconies or direct access to outside space. Lastly, roof top gardens have the 
potential to allow opportunities for anti-social behaviour as the spaces would not be overlooked and with no 
passive surveillance 
 
The originally submitted tree report has been amended to resolve a number of inconsistencies primarily 
concerning trees being retained and removed between the tree constraints plan, the tree protection plan and the 
proposed site plans. The amended tree report identifies that the development would require the loss of eight 
category B trees and three category C trees, plus two groups of category C trees, from a total of 25 trees and 2 
groups on the site. Some of the remaining trees will require cellular confinement systems for hard surfacing 
proposed around them within the Root Protection Areas (RPAs). A cellular confinement system and protection of 
the existing trees should be the subject of a condition on any grant of consent. 
 
A number of the tree planting positions shown on the proposed plans are very close to the buildings. Trees should 
generally be 5m away from buildings unless they are narrow crowned. The landscape plan has been amended to 
remove a number of the proposed trees to allow appropriate spacing and room for some larger growing trees 
where there is room to replace the large specimens lost. However, the development would continue to maintain 
in excess of the 2:1 replacement in accordance with policy TD6 of the Trees and Development Supplementary 
Planning Document. The detailed design of the landscape should be required through condition as the attention 
to detail is important. 
 
Design out Crime 
 
The applicant has commissioned a Crime Impact Statement, which assesses the development against the 
principles of Crime Prevention through Environmental Design written by the Greater Manchester Police. The 
proposed residential development is considered acceptable in general. A number of recommendations concerning 
minor improvements (such as use of an intercom/video entry system, careful design of the gates, high 
specification for door and windows and appropriate lighting) have been made. However, these suggestions 
concern specifications that are beyond the bounds of the Planning system. An informative is recommended on 
any grant of consent reminding the applicant of these recommendations. 
 
Character and Appearance Conclusion 
 
Considering the existing context, the proposed scale of the development would relate positively to the surrounding 
buildings. The proposed layout would encourage connectivity with the existing property within the wider site and 
would enable pedestrians to orientate themselves and navigate their way through the area by providing 
appropriate visual links. The design of the development is such that open areas would have appropriate natural 
surveillance and the visual impact of car parking would be reduced. Considering these factors, the proposal is 
compliant with the aforementioned policy. 
 
Residential Amenity 
 



  

In accordance with paragraph 127 of the NPPF (2018) development should provide a high standard of amenity 
for existing and future users. Development will not be permitted where it would have an unacceptable impact on 
the amenity of the occupiers or users of other developments (in accordance with saved UDP Policy DES7).   
 
In the main, the development accords with the recommended distances within the House Extension 
Supplementary Development Plan (SPD) with regards to overlooking and dominance. Where distances aren’t met 
with regards to overlooking, the proposed windows would not directly look onto a neighbouring building. 
 
The relationship between the Adelphi Court and Block A (please note images 1 and 2) is such that four apartments 
within Adelphi Court would look onto the north-western corner of the proposed development. The distance 
between the Adelphi Court apartments and Block A changes across the accommodation due to the proposed 
angle of Block A. Two windows/rooms within each of the Adelphi Court apartments would be short of the required 
22m with regards to dominance; however, one of the effected rooms has two windows with one of these windows 
being within the side elevation of the tower. On balance, given that one room within each apartment would be 
impacted upon and taking account the benefits of the scheme, this relationship is considered acceptable. 
 
With regards to overshadowing, the applicant has submitted shadowing studies that demonstrate that between 
Adelphi Court and Block A, the frontage of Block B would be overshadowed during the winter months through the 
day. Within the summer months, Block A would not cast a shadow over Block B and Adelphi Court would provide 
a shadow in the afternoon that would only significantly affect (six) apartments closest to the tower until 4pm.  On 
balance, given the improvement to Block B within the summer months with regards to overshadowing and that 
the outlook from the effected windows would be sufficient, the proposal is considered acceptable.   
 
Residential Amenity Conclusion 
 
The development would be insufficient in terms of the recommended distances to neighboring property in one 
regard and (at least) six apartments within Block B would be in shadow during the afternoon throughout the year. 
On balance, given the benefits of the scheme and the limited impacts the development would give rise to, the 
proposal is acceptable. 
 
Highway Safety and Parking 
 
Saved UDP policies A2 and A10 seek to ensure provision for safe and convenient pedestrian access and enough 
car, cycle and motorcycle parking is provided for new developments. Saved UDP policy A8 sets out that 
development should not have a negative impact upon the safe and free flow of the highway. 
 
As outlined previously, the proposal incorporates the reuse and modification of the two existing vehicular access 
points off Cannon Street and the eastern access point that is associated with the Delaney tower block would be 
closed-off. Connectivity would be provided to these access points via a vehicular link. The pedestrian provision 
has been enhanced since submission by the introduction of a footway. The location and position of several parking 
bays have also been improved.  In addition, the amended plan now incorporates a drop kerb with tactile block 
paving at both existing / modified access points on Cannon Street. This provision can be secured by way of 
condition on any subsequent approval. 
 
The existing parking provision on the wider site equates to 94 spaces for 231 flats. As previously outlined, the 
development would increase the accommodation on site by 58 dwellings. The applicant is proposing to allow for 
115 spaces across the whole site. Based on existing car ownership of 30% applied across the new and existing 
apartment blocks, 87 parking spaces would be required. The additional capacity would allow for daily and 
overnight parking fluctuations. In view of this, the current proposed level of parking provision is acceptable. 
 
The provision of cycle storage is being made within the ground floor of the Adelphi apartment block. This new 
cycle store will have secure external entrance doors and contain 30 secure lockers for the exclusive use of the 
residents of the new development. Separate space within Adelphi will accommodate cycle storage for the 
exclusive use of Adelphi residents; Delaney has its own external provision.  A condition concerning the detail of 
the cycle parking is recommend on any subsequent approval. 
 
The proposed works include amendments to the existing refuse storage provision. Block A would have two  refuse 
stores attached to the building adjacent to the entrances, for ease of access for residents, and Block B would 
have a detached refuse store to the east of the building, as illustrated by Image 2.   
 



  

With the amendment to the existing access points and closure of the eastern access point, the existing Traffic 
Regulation Orders (in terms of parking restrictions and limited waiting parking bays) will need to be amended to 
ensure the development can be served by emergency / large servicing vehicles. This amendment can be secured 
by way of condition on any approval.   
 
Highway Safety and Parking Conclusion   
 
Given the nature of the development, with the suggested conditions in place, the proposal would be acceptable 
with regards to layout, service arrangements and encouraging sustainable travel. Considering these factors, the 
proposal would not introduce harm to highway safety and so would be compliant with aforementioned policy. 
 
Flood Risk and Surface Water Drainage 
 
UDP Policy EN19 states that development will not be permitted where it would be subject to an unacceptable risk 
of flooding, materially increase the risk of flooding elsewhere or result in an unacceptable maintenance liability for 
the City Council or any other agency in terms of dealing with flooding issues. In addition, UDP Policy EN18 seeks 
to ensure that development would not have an unacceptable impact on surface or ground water.   
 
The application site is situated within Flood Risk Zone 2 which means the site has a medium probability of flooding 
and requires a flood risk assessment.  The NPPF identifies that a sequential approach should be taken to 
development within Flood Zone 2; to steer new development to areas with the lowest probability of flooding. The 
Sequential Test is a decision-making tool designed to ensure that sites at little or no risk of flooding are developed 
in preference to areas at higher risk. 
 
The applicable area for the Sequential Test has been taken to include the development zones of Crescent, Lower 
Broughton, Irwell Park, Greengate, Salford Central and the area adjacent to the site enclosed by these areas of 
Salford. There are a total of 57 sites within this area. Of these, 24 are already under construction, nine already 
have full planning permission and three have outline planning approval. These sites have therefore been excluded 
from the test, leaving a total number of 21 sites that could be considered for development in lieu of the application 
site. Of the 21 remaining sites, five lie within flood zone 2 and flood zone 3, but benefit from flood defences, and 
a further five lie wholly within flood zone 2. There is one site that lies partially in flood zone 1 and flood zone 2, 
and 10 remaining sites that lie within flood zone 1. Therefore, a total of 11 sites could be considered to have lower 
risk of flooding. 
 
Of the 11 sites, SCC's Housing and Economic Land Availability Assessment shows that eight are significantly 
larger or have been assigned significantly larger allocation for housing (>3.5 times the 58 units proposed for the 
site under consideration in this report), and two are significantly smaller (10 apartments or 12 houses). These 
sites are therefore not considered to be comparable with the site under consideration in this report. The remaining 
site, although smaller, may be considered comparable with the site under consideration in this report. It is 
referenced S/IRW/108, has an allocation of 32 apartments.  However, this site has a planning application pending 
decision (reference 16/68905/FUL). Considering this, there are no other suitable available alternative sites at 
lower flood risk that would meet the same aims; therefore, the Sequential Test is considered to be satisfied. 
 
Flood resilience measures are required up to the level if the 1 in 1000 year flood event on this site, which can be 
secured by way of condition on any forthcoming planning permission. In order to discharge the recommended 
condition, the applicant would be required to submit a schedule or drawing of the flood resilience measures to be 
implemented in the development.  
 
The site has a high risk from groundwater flooding. Pending consultation with the British Geological Survey and 
further site investigation, ground levels should not be changed particularly within 1m of the site boundaries and 
finished floor levels should be at least 300mm above surrounding ground. 
 
The development is a brown field site in the Core Conurbation Critical Drainage Area. The Strategic Flood Risk 
Assessment user guide requires a reduction in surface water runoff to 50% of the existing (or to greenfield runoff, 
whichever is greater).  
 
Therefore, the applicant must provide a drainage strategy with accompanying plans and calculations, which 
demonstrate how the site is being drained in the most sustainable way. Such a drainage strategy can be secured 
by way of condition on any forthcoming planning permission. 
 



  

Flood Risk and Surface Water Drainage Conclusion 
 
The sequential test has concluded that the site is the only one available that would meet the aims and objectives 
of the development. Therefore, the development being located within Flood Zone 2 is acceptable subject to an 
appropriate approach to surface water management.   
 
With a condition in place supporting the delivery of an appropriate drainage strategy and suitable flood resilience 
measures being provided, the development is unlikely to introduce significant harm with regards to increasing the 
risk of flooding or having an unacceptable impact upon ground or surface water. Therefore, the development 
accords with the aforementioned policy. 
 
Environmental Protection 
 
UDP Policy EN17 seeks to ensure that development does not cause or contribute towards a significant increase 
in pollution to the air (including dust pollution), water or soil, or by reason of noise.  
 
Air Quality 
 
The proposed development is partially within the Greater Manchester Air Quality Management Area (AQMA); 
however, the residential elements lie outside the declared boundary of the AQMA. An air quality assessment has 
been submitted in support of the application.   
 
The assessment considers the impact of additional road traffic emissions as a result of the development on local 
air quality. Due to the relatively low net increase in parking provision, the assessment concludes the impact from 
development related traffic will be negligible. The assessment also considers the impact of dust generated during 
the construction phase of the development, and concludes, with mitigation, the impact will be acceptable. 
The conclusions of the report are accepted. 
 
In line with the Greater Manchester Air Quality Action Plan and with consideration of the cumulative impact of 
development within the City region, a condition concerning electric vehicle charging points are recommended. 
 
Noise 
 
The proposed development is adjacent to Cannon Street and Silk Street, so noise nuisance from road traffic noise 
is a site constraint. Therefore, an acoustic assessment has been undertaken. This assessment is based on the 
results from a noise survey to inform an acoustic model to determine appropriate mitigation in accordance with 
BS8233:2014+A1:2019 “Guidance on Sound Insulation and Noise Reduction for Buildings”.  The report has been 
reviewed and considered accepted.    
 
The assessment outlines a mitigation package including acoustically upgraded glazing which has been specified 
based on the façade noise levels. The acoustic performance of windows relies on them being closed. Guidance 
from the Association of Noise Consultants “Acoustics, Ventilation and Overheating” (AVO) outlines design guides 
to reduce reliance on openable windows. Depending on the external noise climate AVO specifies different types 
of ventilation. For this development acoustically insulated trickle vents are recommended. 
 
With respect to external areas, the ground level amenity space benefits form screening provided by the buildings 
themselves, and noise levels are predicted to be below the required limits. There are a number of balconies facing 
Silk Street and Cannon Street which are shown to be slightly above the guideline noise levels.  Whilst not ideal, 
it is accepted the residents of these units will have access to alternative external amenity space which is “relatively 
quiet”. Further, there is evidence occupants of properties located in city centre environments are willing to 
exchange higher noise levels (particularly on smaller balconies) for the convenience of location. 
 
Land Contamination 
 
The site has a number of historic uses including industrial works to the west of the site and former residential 
development (demolished). An element of the site is currently a car park. Such uses have the potential to leave 
legacy pollutants within soils or underlying groundwater. Where a pathway exists between a pollutant and a 
receptor (human health or the wider environment) a pollutant linkage may be created. 
 



  

The proposed end use is for residential apartments with soft landscaping areas, which are considered a sensitive 
end use with respect to land contamination risk. A site investigation report submitted with the application has 
assessed the potential for a pollution linkage between any identified source and a receptor. The assessment 
includes the results of five window sample boreholes, 4 cable percussive boreholes and 4 ground gas and 
groundwater monitoring wells. 
 
Ground gas monitoring has not been completed at the time the report was written. However, preliminary results 
show the site as Characteristic Situation (CS) 1; meaning no gas protection measures are required. Soil sampling 
showed exceedances of lead, mercury and polyaromatic hydrocarbons across the site. A clean cover layer is 
required for soft landscaped areas. The conclusions of the report are accepted, and a full remediation strategy is 
required (via condition), incorporating the finalized gas monitoring results.  
 
Environmental Protection Condition 
 
With the recommended conditions in place the development would not cause or contribute towards a significant 
increase in pollution to the air (including dust pollution), water or soil, or by reason of noise. Therefore, the 
development is considered compliant with the aforementioned policy. 
 
Ecology 
 
Section 170 of the NPPF 2019 states that the planning system should contribute to and enhance the natural and 
local environment. The development will result in the loss of amenity grassland, a low value ecological habitat, a 
few trees and associated bird nesting habitat. Replacement trees are indicated within the proposed site layout, 
sufficient in number to mitigate for those lost. Therefore, the introduction of bird boxes is recommended on 
retained trees or the new build to mitigate for loss of bird nesting habitat. This could be secured via condition on 
any grant of consent.   
 
The Greater Manchester Ecology Unit recommend a condition concerning no works to trees or shrubs between 
the 1st March and 31st August. However, given that all British birds nests and eggs (with certain limited 
exceptions) are protected by Section 1 of the Wildlife & Countryside Act 1981, as amended, this condition is 
considered unnecessary. However, the applicant will be reminded of their obligations via an informative on any 
grant of consent.   
 
Ecology Conclusion 
 
With the recommended condition in place, the development would provide biodiversity enhancement.  Therefore, 
the development is considered compliant with the aforementioned policy 
 
Representations 
 
A number of the points raised by residents have already been addressed within the appraisal above. Therefore, 
they will not be addressed here. 
 
The applicant (Guinness Partnership) also own (the now vacant) Cherry Tree Court (in Pendleton) which is to be 
demolished for technical and safety reasons. Some of its former residents have been rehoused in Adelphi Court. 
The purpose of the proposed development is to provide additional capacity to replace that which has been lost at 
Cheery Tree Court. According to the applicant, as of March this year, there is an annual shortage of 613 affordable 
properties across the city. Currently within Adelphi Court there are 12 vacancies, which are due to be re-let shortly.    
 
Whether or not the area in which the site is located is overpopulated is a matter of opinion. Overpopulation can 
be viewed, in a long-term perspective, as existing when a population cannot be maintained given the rapid 
depletion of non-renewable resources or given the degradation of the capacity of the environment to give support 
to the population. The interpretation of environment in this context can take many forms. However, as discussed 
in previous sections of the report, the development would not introduce considerable detriment to the environment 
(e.g. air pollution) and the existing and future residents would not experience significant harm.  Therefore, quality 
of life is unlikely to be impaired. 
 
The green space (i.e. the site) situated between the existing towers is not designated as green space. The 
proposal would allow and facilitate the creation of usable green spaces, which would be controlled through 



  

condition, and the lost trees would be replaced. The site may have been designed for communal well-being; 
however, the proposed landscape scheme would also promote this. 
 
The future occupiers are likely to already reside in Salford (considering the criteria for prospective applicants that 
are eligible to register on the waiting list) so currently place a demand on the Council’s waste service (incurring 
further and impact upon landfill), leisure facilities, GP surgeries, dentists, school places etc.  Furthermore, these 
facilities are provided for through Council Tax and National Insurance. 
 
Concern has been raised regarding the impact upon highway safety of relocating the access opposite Arlington 
Street. An access in this location would not be created but re-opened and utilised as the main entrance/exit point. 
The Local Highway Authority have not raised any concern with this or indeed that the modest increase in traffic 
volume would introduce harm to the local highway. 
 
Residents have expressed concern regarding the application being process during the pandemic. The Council 
has a statutory obligation to provide a number of services, which includes planning.  Therefore, when a planning 
application is submitted, the Council have an obligation to process and determine the proposal.  This obligation 
was not altered during the pandemic. 
 
A comment has been made that the site notice on Cannon Street was on a blind point as most people would 
instinctively have their backs to the post while posting a letter. Furthermore, this area is known for drugs after a 
certain hour. It is officer’s opinion that there is sufficient space between the post box and lighting column to allow 
pedestrians to observe the notice (please note Image 4). If members of the public experience intimidating 
behaviour and cannot view the notice at certain times, it is apparent from the comment received that there are 
other times of the day the residents could view the notice if they wished.   
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
A residents has raised concerns that the existing towers suffer from antisocial behaviour. Therefore, there is 
concern regarding introducing 58 further apartments to the site. The applicant has advised that there has been 
an 80% decline in antisocial behaviour cases reported over the last two years. Where cases are reported (the 
main categories being domestic abuse, verbal abuse and harassment) tenancy enforcement interventions are 
undertaken by a dedicated tenancy enforcement caseworker. 

 
Concern has been raised that additional tenants on site could further slowdown the rate of repair experienced on 
site and increase the rat population. This is a site management matter and not something that can be controlled 
through the planning process. However, the applicant has commented that they have not had any recent 
complaints of rats and the average maintenance response is 10 days (as a result of a backlog), at the moment, 
due to only emergency repairs being dealt with between March and June. 
 
Residents have expressed concerns regarding construction noise. A condition concern construction management, 
which would restrict operational hours, is recommended on any grant of consent.   
 

Image 4: Site Notice on Cannon Street 



  

Residents have expressed concerns that the development would introduce detrimental harm to views from the 
towers and the balconies would introduce noise and disturbance and reducing privacy. In response, there is no 
right to a view and the matter of dominance and overlooking is addressed earlier in this report. Noise nuisance 
complaints are dealt with under separate legislation.   
 
The rent set by the Registered Provider (RP) and the welfare bill are not specifically a planning consideration.  
This is a matter for Salford’s Housing Strategy Team to address with the RP if there is a concern.  However, the 
applicant has confirmed that the new apartments will be let at Social Rent which is in line with government and 
Salford’s housing policy; 
 
Concern has been raised that only 14 people attended the community consultation exercise. According to the 
applicant’s Statement of Community Involvement residents from both Delaney Heights and Adelphi Court together 
with the wider local community were invited to attend one of four sessions held across the day on 30th September 
2019 via leaflet drop and notices placed in communal areas. The leaflet introduced the proposals, confirmed when 
and where the event would be held, together with a telephone contact should residents have any queries. The 
development team attended the event with drawings and information concerning the scheme.  The event was 
attended by 16 people in total.   
 
Community consultation is not mandatory but highly recommended for major schemes such as this. The 
consultation event as described above is considered appropriate. The attendance of such event is up to the 
individual. However, in addition to community consultation, the LPA also notify the community of the receipt of a 
planning application via letters, site notices and an advert in the local paper. Therefore, there is plenty of 
opportunity for members of the community to provide comment on such an application.   
 
Planning Obligations 
 
Saved UDP Policy DEV5 states that development that would have an adverse impact on any interests of 
acknowledged importance, or would result in a material increase in the need or demand for infrastructure, 
services, facilities and/or maintenance, will only be granted planning permission subject to planning conditions or 
planning obligations that would ensure adequate mitigation measures are put in place. The Refreshed Planning 
Obligations Supplementary Planning Document (SPD) 2019 expands on policy DEV5 and outlines the appropriate 
thresholds for requesting contributions. 
 
The proposal would introduce a number of people/families to the immediate area. Therefore, it would be 
appropriate for the development to contribute towards public realm and open space improvements. The open 
space and public realm contributions could be directed towards Infrastructure improvements at Blackfriars Park 
and the Bee Network Scheme for the City Centre area of Salford respectively. 
 
The applicant, whilst in agreement to provide a financial contribution, has advised that for reasons of scheme 
viability the development cannot support the level of contribution considered by the City Council as appropriate to 
mitigate its impacts, in accordance with the Refreshed Planning Obligations SPD. The applicant has submitted a 
viability appraisal in support of their position. 
 
A review of the applicant’s viability appraisal undertaken by the City Council’s surveyor has concluded that the 
applicant’s assertions that the scheme cannot support the level of contribution sought is sound. In fact, the 
development would be loss making even with the grant funding secured.   
 
The Refreshed Planning Obligations SPD outlines that the proportion of affordable housing required in each area 
is a minimum requirement. Therefore, it would be appropriate to give weight to an enhanced offer. As previously 
outlined, the application concerns 100% affordable housing at social rent. Giving weight to this, and that the 
development would make a loss, it is considered unnecessary, on balance, to require a clawback mechanism be 
included in the Section 106 agreement in this case.   
 
 
Recommendation 
 
That planning permission be granted subject to the following planning conditions: 
 
1. The development must be begun not later than three years beginning with the date of this permission. 
  



  

 Reason: Required to be imposed by Section 91 of the Town and Country Planning Act 1990 (as amended). 
 
2. The development hereby permitted shall be carried out in accordance with the following approved plans 

and documents: 
  
 Location Plan 5424 03-01 
 Site Plan 5424 / 03-02b  
 Block A Floor Plans 5424 03-03 Rev A 
 Block B Floor Plans 5424 03-04 Rev B 
 Block A Elevations 5424 03-05 Rev C 
 Block B Elevations 5424 03-06 Rev B 
 Landscape Strategy August 2020 
 Landscape General Arrangement 1/2 UG_678_LAN_GA_DRW_01 Rev P01 
 Landscape General Arrangement 2/2 UG_678_LAN_GA_DRW_02 Rev P01 

Hard Landscape Plan 1/2 UG_678_LAN_HL_DRW_03 Rev P01 
Hard Landscape Plan 1/2 UG_678_LAN_HL_DRW_04 Rev P01 
Soft Landscape Plan 1/2 UG_678_LAN_SL_DRW_05 Rev P01 
Soft Landscape Plan 1/2 UG_678_LAN_SL_DRW_06 Rev P01 

  
 Reason: For the avoidance of doubt and in the interest of proper planning. 
 
3. No above ground works associated with the development hereby approved shall commence until a scheme 

for the provision of affordable housing as part of that development has been submitted to, and approved in 
writing by, the local planning authority. The affordable housing shall be provided in accordance with the 
approved scheme and shall meet the definition of affordable housing in Annex 2 of the National Planning 
Policy Framework or any future guidance that replaces it. The scheme shall include: 

  
i) the type, and tenure of the affordable housing provision to be made, which shall consist of not less 

than () housing units (i.e. 100%); 
ii) the arrangements for the management of the affordable housing by an affordable housing provider; 
iii) the arrangements to ensure that such provision is affordable for both first and subsequent occupiers 

of the affordable housing; and 
iv) the occupancy criteria to be used for determining the identity of occupiers of the affordable housing 

and the means by which such occupancy criteria shall be enforced. 
  
 This condition shall not be binding upon a mortgagee, chargee or any receiver (including an administrative 

receiver) appointed by such mortgagee or chargee or any other person appointed under any security 
documentation to enable such mortgagee or chargee to realise its security or any administrator (however 
appointed) including a housing administrator (each a Receiver) of the whole or any part of the affordable 
housing or any persons or bodies deriving title through such mortgagee or chargee or Receiver.  

  
 This condition shall cease to apply (and shall be of no further effect) to any dwelling in respect of which the 

full equity has been acquired by the individual owner/purchaser and/or their mortgagee OR any dwelling in 
respect of which a statutory or voluntary right to buy or acquire has been exercised. 

  
 Reason: To ensure the correct provision of affordable housing is made to meet the established need in the 

borough in accordance with saved UDP policy H1 and the National Planning Policy Framework. 
 
4. Notwithstanding any description of materials in the application no above ground construction works shall 

take place until drawings of the window details at a scale of 1:20, fenestration specification and full details 
(including samples where relevant) of the materials to be used externally on the building(s) have been 
submitted to and approved in writing by the Local Planning Authority. 

  
 A sample panel of the materials, the size of which shall first be agreed in writing by the local planning 

authority, shall be erected on site prior to any discharge application relating to this condition being submitted 
and shall be available for inspection by the local planning authority.  The sample panel shall include full 
details of the colour, type, texture 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. 

 
5. a) Notwithstanding the details shown on the approved plans, the development hereby permitted shall not 

be occupied until full details of both hard and soft landscaping works and ecological enhancements across 
the whole site have been submitted to and approved in writing by the Local Planning Authority.  The details 
shall include, but not be limited to, the following:  

  
i. formation of any banks, terraces or other earthworks; 
ii. hard surfaced areas and materials; 
iii. finished levels; 
iv. balustrade /boundary treatments (including the provision of defensible space to the frontages) and 

street furniture; 
v. external lighting and CCTV; 
vi. planting plans, specifications and schedules (including planting size, species and 

numbers/densities); 
vii. existing plants / trees to be retained;  
viii. ecological enhancements; 
ix. how the rain gardens tie into the drainage system; 
x. refuse storage; and, 
xi. a scheme for the timing / phasing of implementation works. 

 
 (b) The landscaping works (including ecological enhancements) 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, DES9 and DES10 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework. 

 
6. Prior to the first occupation of the development hereby approved, a landscape management plan including 

long-term design objectives, management responsibilities and maintenance schedules for all landscaped 
areas shall be submitted to and approved in writing by the Local Planning Authority. This landscape 
management plan shall apply to the lifetime of the development and be implemented as approved. 

  
 Reason: To protect wildlife and supporting habitats and to secure the nature conservation values of the site 

in accordance with Retained Policy DES9 of the Salford Unitary Development Plan and the National 
Planning Policy Framework. 

 
7. The vehicle parking, servicing and other vehicular access arrangements shown on the approved plans to 

serve the development hereby permitted shall be made available for use prior to the development being 
brought into use (or in accordance with a phasing plan which shall first be agreed in writing with the local 
planning authority) and shall be retained thereafter for their intended purpose. 

  
 Reason: In the interest of highway safety and the free flow of traffic and in accordance with policies A2, A8 

and A10 of the City of Salford Unitary Development Plan and the National Planning Policy Framework. 
  
8. Prior to the first occupation of the development hereby, the site accesses (identified on plan 5424 / 03-02b 

Site Plan / Rev B), shall be implemented to include the provision of drop kerbs with tactile block paving to 
either side and retained thereafter. Constructed details to comply with SCC standard detail drawings: 
SD1100-SCC-HKF-XX-DR-C-0001 - Tactile Block Pavers. 

  
 Reason: In the interest of highway safety and the free flow of traffic and in accordance with policies A2, A8 

and A10 of the City of Salford Unitary Development Plan and the National Planning Policy Framework. 



  

 
9. Prior to the first occupation of the development hereby permitted, the disused access point on Cannon 

Street (identified on plan 5424 / 03-02b Site Plan / Rev B), shall be closed up and made good as continuous 
footway with correct kerb height, using materials to match the existing or a material that is recommended 
by the Local Highway Authority. 

  
 Reason: In the interest of highway safety and the free flow of traffic and in accordance with policies A2, A8 

and A10 of the City of Salford Unitary Development Plan and the National Planning Policy Framework. 
  
10. Notwithstanding the details submitted within the Travel Plan, the development hereby approved shall not 

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

  
 Reason: To ensure that the travel arrangements to the development are appropriate and to limit the effects 

of the increase in travel movements in accordance with policies ST14 and A8 of the City of Salford Unitary 
Development Plan. 

 
11. Notwithstanding the details shown on the drawings hereby approved, details of secure cycle parking and 

electronic charging points (including the provision to the ground floor of Adelphi Court) shall be submitted 
to and approved in writing by the Local Planning Authority. The approved cycle parking shall be 
implemented and made available for its intended use prior to the occupation of the development hereby 
approved and shall be retained thereafter. 

  
 Reason: To encourage more sustainable modes of travel in accordance with policies ST14, A2 and A10 of 

the City of Salford Unitary Development Plan and the National Planning Policy Framework. 
 
12. Prior to the first occupation of the development, the applicant shall engage with the Local Highway Authority 

and facilitate the necessary amendments to the no waiting at any time and limited waiting parking bays 
restrictions along Cannon Street to ensure the development can be served by emergency and large 
servicing vehicles.   

  
 Reason: In the interest of highway safety and the free flow of traffic and in accordance with policies A2, A8 

and A10 of the City of Salford Unitary Development Plan and the National Planning Policy Framework. 
  
13. No development shall take place, including any works of excavation or demolition, until a Construction 

Method Statement has been submitted to, and approved in writing by, the local planning authority. The 
approved Statement shall be adhered to throughout the construction period. The Statement shall include:  

  
(i) the times of construction activities on site which, unless agreed otherwise as part of the 

approved Statement, shall be limited to between 8am-6pm Monday to Friday and 9am-2pm 
Saturday only (no working on Sundays or Bank Holidays). Quieter activities which are carried 
out inside buildings such as electrical works, plumbing and plastering may take place outside 
of agreed working times so long as they do not result in significant disturbance to 
neighbouring occupiers; 

(ii) the spaces for and management of the parking of site operatives and visitors vehicles; 
(iii) the storage and management of plant and materials (including loading and unloading 

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

facilities for public viewing, where appropriate;  
(v) measures to prevent the deposition of dirt on the public highway; 
(vi) measures to control the emission of dust and dirt during demolition/construction;  
(vii) a scheme for recycling/disposing of waste resulting from demolition/construction works;  
(viii) measures to minimise disturbance to any neighbouring occupiers from noise and vibration, 

including from any piling activity; 
(ix) measures to prevent the pollution of watercourses; 
(x) a community engagement strategy which explains how local neighbours will be kept updated 

on the construction process, key milestones, and how they can report to the site manager or 



  

other appropriate representative of the developer, instances of unneighbourly behaviour 
from construction operatives.  The statement shall also detail the steps that will be taken 
when unneighbourly behaviour has been reported. A log of all reported instances shall be 
kept on record and made available for inspection by the local a planning authority upon 
request; and 

(xi) an intended date for the commencement of development and, following commencement, 
evidence of the material start on site. 

  
 Reason:  In the interests of the amenity of neighbours in accordance with policies DES7 and EN17 of the 

Salford Unitary Development Plan and the NPPF. 
  
 Reason for pre-commencement condition:  Any works on site could harm the amenity of neighbouring 

occupiers if not properly managed so details of the matters set out above must be submitted and agreed in 
advance of works starting. 

 
14. No development shall take place until a scheme for surface water drainage strategy for the site using 

sustainable drainage methods and which includes details of how water quality will be improved, and how 
existing surface water discharge rates reduced and that the disposal of surface water from the site will not 
exacerbate existing flooding, has been submitted to and approved in writing by the Local Planning Authority.  

  
 Surface water discharge rate should be restricted to 50% of the existing discharge rate or to greenfield 

runoff, whichever is greater, as per the user guide to the Salford City Council SFRA. 
  
 Foul and surface water shall be drained on separate systems. 
  
 The approved scheme shall be implemented prior to first occupation or use of the development hereby 

approved unless alternative timescales have been agreed in writing as part of the strategy.   
  
 Reason: To ensure a satisfactory method of surface water disposal to reduce the risk of flooding elsewhere 

in accordance with policy EN19 of the City of Salford Unitary Development Plan and seeks to provide 
betterment in terms of water quality and surface water discharge rates and meets requirements set out in 
the following documents;  

• NPPF,  

• Water Framework Directive and the NW River Basin Management Plan 

• The national Planning Practice Guidance and the Non-Statutory Technical Standards for Sustainable 
Drainage Systems (March 2015) 

• Manchester, Salford, Trafford Strategic Flood Risk Assessment (SFRA) (2011) and associated 
technical guidance 

• Environment Agency Pollution Prevention Guidelines (now withdrawn) 

• Flood Risk Assessment/SuDS Requirements for new developments (Salford's SuDS Checklist) 
  
 Reason for pre-commencement condition: The solution for surface water disposal must be understood prior 

to works commencing on site as it could affect how underground works are planned and carried out. 
 
15. The development hereby approved shall be of flood resilient construction up to the flood level predicted for 

the 1:1,000 year flood event. 
  
 Ground levels within 1m of the site boundaries shall not be altered and finished floor levels shall be at least 

300mm above surrounding ground. 
  
 Reason: To ensure flood resilient accommodation and to reduce the risk of flooding elsewhere in 

accordance with policy EN19 of the City of Salford Unitary Development Plan and National Planning Policy 
Framework.    

  
16. Prior to first occupation of the development, a scheme of electric vehicle charging for the development shall 

be submit to and agree in writing with the local planning authority. The scheme shall include charging points 
capable of Type 2 "Fast" charging and wired to a dedicated 30A spur to provide 7KV charging capacity. 
The agreed scheme shall be implemented prior to first occupation of the development and maintained in 
perpetuity. 



  

  
 Reason: In accordance with paragraph 110, 170 and 181 of the NPPF, to encourage the uptake of ultra-

low emission vehicles and ensure the development is sustainable. To safeguard residential amenity, public 
health and quality of life. 

 
17. Prior to the first occupation of the development, the noise mitigation measures specified within the Noise 

Impact Assessment, dated February 2020, Ref: 102262, written by Miller Goodall, shall be employed 
(including garden boundary treatment).   

  
 Reason:  In the interests of the residential amenity in accordance with policy EN17 of the Salford Unitary 

Development Plan and the NPPF. 
  
18. Prior to first occupation of the development hereby approved, a site completion report confirming that all 

necessary noise attenuation measures as identified in condition 17 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:  In the interests of the residential amenity in accordance with policy EN17 of the Salford Unitary 

Development Plan and the NPPF. 
 
19. Prior to development commencing (except for demolition and enabling works) the applicant shall submit 

and agree with the Local Planning Authority in writing a contaminated land remediation strategy.  The 
development shall thereafter be carried out in full accordance with the duly approved remediation strategy. 

  
 Reason:  To prevent pollution of the water environment and to ensure the safe development of the site in 

the interests of the amenity of future occupiers in accordance with Policy EN17 of the City of Salford Unitary 
Development Plan and the National Planning Policy Framework. 

  
 Reason for pre-commencement condition: Any works on site could affect any contamination which may be 

present and hinder the effective remediation of any contamination causing a risk to the health of future 
occupiers and harm to the environment, hence the initial investigation must be carried out before works 
commence. 

 
20. Pursuant to condition 19 and prior to first use or occupation a verification report, which validates that all 

remedial works undertaken on site were completed in accordance with those agreed with the Local Planning 
Authority, shall be submitted to and approved in writing by the Local Planning Authority. 

  
 Reason:  To prevent pollution of the water environment and to ensure the safe development of the site in 

the interests of the amenity of future occupiers in accordance with Policy EN17 of the City of Salford Unitary 
Development Plan and the National Planning Policy Framework. 

 
21. Prior to the commencement of above ground development, a scheme detailing bird nesting features across 

the site suitable for native species, produced by a suitably qualified ecologist, shall be submitted to and 
approved in writing by the Local Planning Authority. This scheme shall include the following: 

  
 * A layout plan detailing where the nesting features would be located; 
 * A specification concerning the type of features to be used; and, 
 * Implementation programme  
  
 The approved scheme shall be implemented in accordance with the approved implementation programme 

and the features shall be retained thereafter.  
  
 Reason: To provide potential nesting/roosting sites for birds and bats respectively in accordance with 

paragraph 170 of the National Planning Policy Framework. 
 
22. No development shall commence until all the retained trees within (or overhanging) the site as shown on 

the Tree Protection Plan (drawing No: TPP-1125-02, dated 04-03-2020), Appendix 3 of Arboricultural 
Impact Assessment & Method Statement Ref: BE-1125.1, Rev C, have been surrounded by substantial 
fences which shall extend to the extreme circumference of the spread of the branches of the trees (or such 
positions as may be agreed in writing by the Local Planning Authority).  Such fences shall be erected in 



  

accordance with the specification shown within the Arboricultural Impact Assessment & Method Statement, 
Section 3 of Report Ref: BE-1125.1, Rev C, and shall remain until all development is completed and no 
work, including any form of drainage or storage of materials, earth or topsoil shall take place within the 
perimeter of such fencing. 

  
 Reason: To safeguard existing trees on site and prevent accidental spillage of spoil or stored materials 

being tipped down the river bank in accordance with policies EN12 of the City of Salford Unitary 
Development Plan and paragraph 170 of the National Planning Policy Framework. 

  
 Reason for pre-commencement condition: In order for the protective measures to be effective whilst the 

development is being carried out, it is essential that they be emplaced prior to works commencing on the 
site. 

 
23. The development hereby approved shall be carried out in accordance with the submitted Arboricultural 

Impact Assessment & Method Statement (Section 3 of Report Ref: BE-1125.1, Rev C). 
  
 Reason: To safeguard existing trees on site in the interests of the landscape character of the area in 

accordance with saved Policies EN12 and DES9 of the Salford Unitary Development Plan and the National 
Planning Policy Framework. 

 
24. No above ground development shall commence until a scheme for the replacement of trees felled during 

the course of the development has been submitted to and approved in writing by the local planning 
authority. The submitted scheme shall provide a 2:1 replacement for those trees to be felled.  The scheme 
shall include details of:  

  
 a) tree species;  
 b) tree sizes (including the minimum height and circumference of stem at 1m from the ground level);  
 c) plan indicating the location of the replacement trees; and,  
 d) a timetable for tree planting. 
  
 The approved scheme shall be implemented in accordance with the agreed timetable. 
  
 Any trees planted that are removed, die or in the opinion of the local planning authority, become seriously 

damaged or defective, shall be replaced in the next planting season following with specimens of a similar 
size and species as originally required. 

  
 Reason: To ensure that the amenity value afforded by the proposed replacement tree planting is secured 

for long term enhancement of the locality in accordance with saved Policies DES9 and EN12 of the Salford 
Unitary Development Plan and the National Planning Policy Framework. 

 
 
Notes to Applicant 
 
1. Section 3.3 of the Crime Impact Statement makes a number of recommendations that should be 

employed to enhance the security of the development. It is also recommended that the development is 
built to Secured by Design standards. 

 
2. Highway Works: 
 All works on the adopted highway will require the applicant to enter into an S171 highway works 

agreement and Greater Manchester Roads Activities Permit Scheme (GMRAPS).  
 Dilapidation Survey: 
 Prior to ANY works commencing on site the developer should contact John Horrocks/Pam Docksey to 

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

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

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

 Traffic Management: 



  

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

 The existing no waiting at any time and limited waiting parking bays restrictions will need to be amended 
to ensure the development can be served by emergency / large servicing vehicles. 

 
3. The applicant is advised that they have a duty to adhere to the regulations of Part 2A of the Environmental 

Protection Act 1990, the National Planning Policy Framework 2018 and the current Building Control 
Regulations with regards to contaminated land. The responsibility to ensure the safe development of land 
affected by contamination rests primarily with the developer. 

 
4. No vegetation clearance required by the scheme should take place in the optimum period for bird nesting 

(March to August inclusive) unless nesting birds have been shown to be absent by a suitably qualified 
person. 

 
5. When addressing the landscape condition (5) consideration should be given to relocating the footpath to 

allow explanation of the communal area; freeing up space for a larger orchard, food growing area and 
meadow.  More meadow areas bordered by mown grass around Delaney court car park and the Cannon 
St frontage of one of the new blocks would be welcomed.  Spring flowering bulbs could also be introduced 
into the grass areas to extend the season of interest. 

 
 


