
APPLICATION No: 20/74704/HYB
APPLICANT: Peel Media Ltd
LOCATION: Mode Wheel Locks, Plot E, Broadway, Salford
PROPOSAL: Hybrid planning application comprising: Full Planning 

Application for the creation of a surface car park with 162 car 
parking spaces together with associated access, footpath, 
landscaping and ancillary works. Outline Application with all 
matters reserved for a multi-storey car park with up to 548 car 
parking spaces and 300 space cycle hub.

WARD: Weaste And Seedley

Description of Site and Surrounding Area 

This application relates to a 1.73 ha site bounded by Broadway, Blue, the Manchester Ship Canal and Mode 
Wheel Locks. The site comprises of former industrial land. The site for the purpose of this application is split 
into two parcels of land known as Mode Wheel Locks and Plot E1 the boundaries are shown on the next page.  



The site known as Mode Wheel Locks, for which full planning permission is sought, has been used as storage 
and operational land in connection to the locks on the Ship Canal. The site known as Plot E1, for which outline 
planning permission is sought, sits within Quays Point as defined within the Mediacity:UK and Quays Point 
Planning Guidance. The site is currently being used as a construction compound but has planning permission 
to be used as a flat surface car park. 

The site is within a mixed-use area, being partly located within MediaCityUK. There are apartments to the east 
of the plot E1 site. To the north, on the opposite side of Broadway there are large industrial units. On land to 
the west of the Mode Wheel Locks site there are offices.

Description of Proposal 

This is a hybrid planning application comprising of two elements, which together will provide for a total of up to 
710 car parking spaces. 

Mode Wheel Locks –

Full planning permission is sought for the creation of a surface car park with 162 car parking spaces. Access 
and egress into the car park will be taken from Broadway and, as part of the scheme, a link road into Plot E1 
will be provided. The proposed access point from Broadway will continue to provide access into Mode Wheel 
Locks.

Ariel photo of two parts of the site 

General Arrangement Plan 



The car parking spaces are laid out around a circular access route through the car park. Pedestrian routes 
through the car park will be provided together with tactile paving at crossing points. The car park will provide 
13 electric vehicle charging spaces and 3 motorcycle parking spaces.

A landscaping strip will be provided along the site boundary with Broadway, this area will be mounded and 
contain trees planting. There are also other opportunities for tree planting around the edges of the site. 2.2m 
high weldmesh fencing will be erected along the boundary with the locks and the offices to the east. The 
scheme will also include the provision of a footpath, within the site, along the southern side of Broadway. 

Plot E1 – 

Outline planning permission is sought, with all matters reserved, for a multi-storey car park with 548 car 
parking spaces. Access into the car park, albeit indicative at this stage, will be taken from Blue and cars 
exiting the car park will do so via the link and the new access proposed under the Full aspect of the scheme 
onto Broadway. 

A parameters plan has been submitted with the application this provides an indicative layout of the site, 
showing the vehicle and pedestrian routes together with hard and soft landscaping, which includes the 
provision of a pocket park. The plan sets out that the footprint of the building will be 5,333sqm and the building 
will be a maximum of 7.5m in height (3 storeys).

The parameters plan also outlines the potential for the development to include green walls and the 
development to maximise opportunities for overlooking and passive surveillance to the Canal. 

Phasing and Implementation

As set out above, the development is in two discrete phases, the outline element and the full element. 

There may be a scenario where the full permission on Mode Wheel Locks is implemented together with the 
approved flat surface car park on plot E1 approved under 15/67509/REM. Below is an image of this scenario. 

The General Arrangement Plan 

The Parameters Plan 



Plot E1 flat surface car park has planning approval and therefore the merits of this are no for consideration in 
this application. However, for the avoidance of doubt this scenario of one large surface car park has been 
given due consideration in the determination of this application. 

Relevant Site History

06/53168/OUT - Outline application to include layout and access in respect of the redevelopment of 15.1 
hectares of land to provide mixed use development comprising business, studios and production space, 
residential, live/work units, retail (including shops, financial and professional services, restaurants and cafes, 
drinking establishments and hotfood takeaways), hotel and leisure together with associated car parking, 
highway works and open space - Approved 26th October 2006

There are various amendments and conditions to this outline approval.

15/67509/REM – Reserved matters application for the appearance, landscaping, and scale of 2no. residential 
apartment blocks (Use Class C3) with ground floor commercial units (Use Classes A1, A2, A3, A4, A5 and 
B1), car parking, landscaping and associated works at Plots C1, D1 and E1 of MediaCityUK pursuant to 
outline planning permission 06/53168/OUT - Approved 4th March 2016

There are various discharge of conditions applications relating to this approval.

18/72427/NMA - Application for non-material amendment to planning permission 15/67509/REM for changes 
on ground Floor door positions addition of a balcony to first floor, addition of sliding doors to the Plot C1 retail 
units, extension of a balcony to the 19th floor, curtain walling spandrel panels to staircase glazing altered, 
addition of stone cladding to post room door on elevations, horizontal window bar raised to match the 
balustrade to the balconies, spandrel panels above the curtain walling on the west elevation, alteration of the 
roof layout / handrail - Approved 25th October 2018

19/73542/NMA - Application for a non-material amendment to planning permission 15/67509/REM to amend 
the ground floor layout of Plot D1 - Approved 10th June 2019

20/75712/NMA - Application for a non-material amendment following a grant of planning permission 
15/67509/REM for amendment to car parking spaces - Pending Consideration 

Mode Wheel Locks 

99/40107/FUL- Erection of plant and equipment to inject oxygen into the ship canal to improve the quality of 
the water - Approved 18th February 2000

Implementation of this application together with 15/67509/REM  



07/55789/FUL – Construction of a temporary vehicular access - Approved 13th February 2008

13/63941/FUL - Construction of Hydroelectric plant scheme on central ship lock, enabling works to include 
installation of cofferdams, bracing, and dewatering of small ship lock. Installation of intake screen and channel; 
fish and eel pass; mechanical turbine and screens. Erection of above-ground buildings to house turbine and 
plant and machinery - Approved 9th December 2013

18/72766/FUL - Hydropower scheme and associated infrastructure, including repurposing of the existing pump 
house as a turbine house, construction of hydropower channels, installation of mechanical and electrical 
equipment, and construction of an electrical substation - Approved 8th February 2019

19/74370/DISCON - Request for confirmation of condition 4 (Method Statement detailing pollution control 
measures) attached to planning permission 18/72766/FUL - Request Determined

Background 

In addition to the site history set out above there are some key points to provide wider context. These 
schemes will be relevant to the determination of this planning application and provide the justification for the 
number of car parking spaces proposed on this site. 

The outline planning permission across MediaCity:UK, area outlined in blue above, controlled via a condition a 
maximum of 4,5000 car parking spaces across the Media City site. This was then split down into a maximum 
amount of spaces for each phase. 

Under this original outline, reserve matters approval was granted for Plot E1 (15/67509/REM) in March 2016 
and for Plot D3 (16/68301/REM) in September 2016, both shown above. Plot E1 gained consent for a flat 
surface car park with 301 car parking spaces and plot D3 had consent for a multi storey car park with 434 
spaces. Together these sites provided for a total of 735 car parking spaces. 

A subsequent permission was granted on the plot D3 site in February 2020 for ‘Proposed residential 
development comprising of 280 apartments (use class C3) and 278sqm of ground floor commercial floorspace 
(use classes A1/A3) within two blocks of 14 storeys and 17 storeys with a single storey link along with 
associated access and landscaping works’ reference 19/74447/FUL 25 car parking spaces were proposed as 
part of this scheme. 

At this current time, for plot D3, the applicant has the choice to either implement the reserve matters scheme 
granted under 16/68301/REM or the full planning permission granted under 19/74447/FUL. This is a point of 
discussion later in the report as if the applicant were to implement the multi storey car park on plot D3, 

Site Context



approved under 15/67509/REM and then implement the scheme currently proposed there would be an over 
provision of car parking across the whole MediaCity site from that granted permission in the original outline 
consent. 

Publicity

Site Notice: Non HH Affecting public right of way Date Displayed: 6 March 2020
Reason: Article 13 affect public right of way

Press Advert: Manchester Weekly News Salford Edition Date Published: 5 March 2020
Reason: Article 15 Standard Press Notice

Article 15 Affect Public right of Way

Neighbour Notification 

40 neighbouring occupiers have been notified of the application via letter.

Representations 

No letters of representation have been received in response to then application publicity.

Consultations

Design for Security - Recommend that a condition to reflect the physical security specifications set out in the 
Crime Impact Statement should be added, if the application is to be approved.

Highways - No objection subject to conditions.   

Senior Drainage Engineer - No objection subject to conditions securing a surface water drainage scheme and 
flood resilient materials. 

Air Quality, Noise, Contaminated Land - No objection subject to conditions securing a construction method 
statement, controlling noise from plant, the provision of electric vehicle charging points and a programme of 
contaminated land works.

Environment Agency – No comments to make on flooding matters as the site sits within Flood Zone 2. 
Recommend conditions in respect of contamination and controlled waters. 

Greater Manchester Ecological Unit - No objection subject to conditions in respect of site clearance and a 
number of informatives. 

Transport for Greater Manchester (TFGM) – The site is sufficiently remote from Metrolink that the construction 
of this will not impact Metrolink from an operation aspect. 

Manchester Ship Canal Company - No comments received to date  

HSE – The Health and Safety Executive (HSE) is a statutory consultee for certain developments within the 
Consultation Distance of Major Hazard Sites/Pipelines. 

This consultation is for a proposed development which lies within the HSE consultation distance of a major 
hazard site – Valero Logistics UK Ltd, Trafford Wharf Road, Trafford Park, Manchester

This consultation has been considered using HSE’s land use planning methodology. 

Consequently, HSE does not advise, on safety grounds, against the granting of planning permission in this 
case.

Trafford Council - No comments received to date  

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 ST5  -  Transport Networks
This policy states that transport networks will be maintained and improved through a combination of measures 
including the extension of the network of pedestrian and cycling routes; the expansion and improvement of the 
public transport system and the enhancement of support facilities; the maintenance and improvement of the 
highway network; the provision of new road infrastructure where this will support the city's economic 
regeneration; requiring development proposals, highway improvement schemes and traffic management 
measures to make adequate provision for the needs of the disabled, pedestrians and cyclists, and, wherever 
appropriate, maximise the use of public transport; and the protection and enhancement of rail and water-
based infrastructure to support the movement of freight and passengers.

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

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

 Unitary Development Plan 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 DES6  -  Waterside Development
This policy states that all new development adjacent to the Manchester Ship Canal will be required to facilitate 
pedestrian access to, along and, where appropriate, across the waterway. Schemes should incorporate a 
waterside walkway with pedestrian links between the walkway and other key pedestrian routes and 
incorporate ground floor uses and public space that generate pedestrian activity. Where it is inappropriate to 
provide a waterside walkway, an alternative route shall be provided. Development should protect, improve or 
provide wildlife habitats; conserve and complement any historic features; maintain and enhance waterside 
safety; and not affect the maintenance or integrity of the waterway or flood defences. All built development will 
face onto the water, and incorporate entrances onto the waterfront; be of the highest standard of design; be of 
a scale sufficient to frame the edge of the waterside; and enhance views from, of, across and along the 
waterway, and provide visual links to the waterside from surrounding areas.

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

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

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

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

Unitary Development Plan A11  -  Provision of Long Stay Commuter Car Park
This policy states that planning permission will not be granted for long stay surface commuter parking unless it 
is provided i) in association with new development; or ii) for a temporary period on land proposed for 
redevelopment. Developments must i) provide high levels of personal and vehicular security; ii) not prejudice 
the development of the site for other purposes; iii) be consistent with the UDP’s regeneration strategy.

Unitary Development Plan EN9  -  Wildlife Corridors
This policy states that development that would affect any land that functions as a wildlife corridor, or that 
provides an important link or stepping stone between habitats will not be permitted. Conditions and planning 
obligations may be used to protect, enhance or manage to facilitate the movement of flora and fauna where 
development is permitted.

Unitary Development Plan EN12  -  Important Landscape Features



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

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

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

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

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

Other Material Planning Considerations

National Planning Policy

National Planning Policy Framework
National Planning Practice Guidance

Local Planning Policy

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

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 mitigate the impacts of the development.

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

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

Planning Guidance - Flood Risk and Development



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

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

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

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

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.

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

Appraisal 

Principle

The whole site is allocated in the UDP as being within a mixed-use area (Policy MX1) which allows for a range 
of uses, including “essential infrastructure and support facilities”.

The principle of developing plot E1 has been established given that permission has already been granted for a 
flat surface car park on this site.

Loss of Employment Site - 

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

Policy EMP7 of the Established Employment Areas SPD states that within the area covered by UDP policy 
MX1 criteria 2a and 2d of policy E5 will not be applied. Policy EMP7 does require the applicant to demonstrate 
that the ‘development would not compromise the operating conditions of other remaining employment uses’ 
and ‘how the scheme supports the primary economic role of the Regional Centre in accordance with Policy 
MCR2 of the Regional Spatial Strategy (RSS)’. It is noted that the Policy MCR2 of the RSS has been revoked 
therefore this is no longer a planning requirement. However, the applicant has sought to demonstrate through 
their submission that the proposed development would contribute to a wider plan for the area and this will be 
given due consideration in this report. 



In respect of the development not compromising the operating conditions of the remaining employment uses. 
The applicant, in their supporting statement, has explained that this land has been used on an adhoc basis for 
the industrial storage and operations centering on the maintenance of the Mode Wheel Locks. Peel Ports 
sought to rationalise its systems and this resulted in the applicant securing this part of the site from Peel Ports 
in 2009. A parcel of land around the lock has been retained for maintenance purposes and the associated 
access into this site has also been retained. The applicant has also demonstrated that crane access into the 
site can be obtained in the event more technical maintenance works are required. In such events, appropriate 
notices will be provided to the applicant who in turn can ensure the car park is temporarily closed for the 
duration of these operations. Therefore, it is not expected that the proposed development would impact on the 
operation of the Locks. The proposed car park is also not expected to have any detrimental impacts on other 
neighbouring employment uses. The development will provide car parking for MediaCityUK serving the range 
of commercial uses within MediaCityUK and the wider area, this in turn will support the economic role of the 
area. 

In light of this, the development is considered to accord with policies MX1, E5 and EMP7. 

Provision of a Car Park – 

As stated above, the land allocation policy MX1 supports a range of uses on the site including “essential 
infrastructure and support facilities”. Whilst part of the site lies outside of the Quays point area identified in the 
MediaCity:UK and Quays Point Planning Guidance, it is notable that policy MC:UK1 describes that “Any 
development must take into account the need to ensure that car parking provision, both general provision for 
Quays users, and area specific provision for new occupiers, must be adequately catered for. An incremental 
approach should be taken towards the removal and re-provision of existing car parking facilities as 
development needs dictate. Consideration of the need for multi-storey parking should be set out at the initial 
stages of development. Access to the parking areas should be taken directly or indirectly from Broadway only”.

The parking spaces to be provided are to be relocated from elsewhere within the Quays Point site, more detail 
is provided in the highway section below, therefore the proposal is consistent with the original outline approval. 
The position of the car park off Broadway ensures that the proposal is consistent with the above guidance 
keeping cars to the perimeter of the site. 

Nevertheless, saved UDP Policy A11 states that planning permission will not be granted for long-stay surface 
commuter parking other than in the following circumstances a) when expressly provided in associated with 
new development; or b) for a temporary period on land proposed for redevelopment. It then goes on to say 
permission will only be granted where the development would i) provide high levels of personal safety and 
vehicular security; ii) not prejudice the development of the site for other purposes; and iii) be consistent with 
the regeneration strategy of the UDP.  

In respect of plot E1 the principle of car parking on this site has been established through the extant 
permission on this site. In respect of Mode Wheel Locks, the provision of a long stay surface car park can be 
justified on point (a) as it is tied into the wider development of MediaCity:UK, i.e. reproviding car parking on 
peripheral sites on the edge of Broadway which in turn provides opportunities for utilising and efficiently 
developing more central locations within the heart of Quays Point. A car park on this site will also not prejudice 
the site for other purposes as the Mode Wheel Locks site has never formed part of Quays Point or been 
identified for any development aspirations. Matters of personal safety and vehicle security are given due 
consideration in the Design and Crime section of the report. It is considered that this site is appropriate for use 
as a car park and as such the proposal accords with policies MX1 and A11 of the UDP.  

Existing and Proposed Strategic Recreation Routes

Saved UDP policy R5 identifies a proposed recreation route extending along the canal, through this 
application site. Policy DES6 of the UDP states that all development will be required to facilitate pedestrian 
access to, along and, where appropriate, across the waterway.



The UDP identifies existing and proposed recreational routes and these routes are shown on the plan above. 
Through this application the promenade along the canal will be extended alongside the rear of the multi storey 
car park. The parameter details for the outline part of the proposed development establish a principle that the 
elevation fronting the promenade will maximise opportunities for overlooking and passive surveillance along 
this route, which is supported.

Extending this route further west is not possible as this requires land which sits outside the application site. 
However, there are two routes which will take pedestrians and cyclists from the promenade to Blue and then 
along onto the existing route along Broadway. Therefore, whilst not strictly in accordance with policy R5, the 
proposal does maximise opportunities to gain access to the canal in accordance with policy DES6. 

The existing route along Broadway runs along the northern edge of the road, as there is a pavement only on 
this side of the road. Therefore, pedestrians traveling west towards Eccles, must cross the junction at the end 
of Blue. As part of this proposal the applicant has amended the scheme to include a footpath along the site 
boundary, the southern edge of Broadway, which will enhance pedestrian connections in this location and is a 
positive addition to the scheme. 

The proposal is therefore considered to accord with policies R5 and DES6 of the UDP. 

Development Parameters for the Outline Permission

A Parameters Plan has been submitted for the outline element of the permission. Although the scheme is 
submitted in outline with all matters reserved it is relevant to consider the parameters of the development 
together with the indicative layouts to gain a level of certainty that the quantum of development proposed can 
reasonably be accommodated on the site.

The parameters plan also indicates, in terms of layout, vehicle and pedestrian routes, hard and soft landscaping 
opportunities and provision of a pocket park. It provides details of the development footprint and building heights 
(setting maximum dimensions). The parameters plan also outlines potential for the development to include green 
walls and to maximise opportunities for overlooking and passive surveillance over the Canal. 

The proposed building will have a large footprint which fills the majority of the site and will be three storeys in 
height. It is considered that the resultant scale and massing of the building would be appropriate on the site, 
subject to appropriate elevational treatment. The applicant has noted that they hope to secure green walls on 
the development; if feasible, this is an approach which would be supported. The detail of this would be explored 
in any subsequent reserve matters application. 



As discussed earlier in this report, the proposed site layout provides for a pedestrian route through the site to 
the Canal, this would increase permeability and the building would be designed to maximise active frontages 
along the Canal which is supported. The scheme is considered to provide a good balance of hard and soft 
landscaping helping to define connections into and around the site. 

It is considered that the design parameters for the site are acceptable. The applicant will be expected to 
address detailed design issues in accordance with relevant development plan policies, the Design SPD and 
the NPPF to ensure that a quality scheme is achieved at reserve matters stage that respects the 
characteristics of the surrounding area.

Visual Amenity 

The proposed flat surface car park on the Mode Wheel Locks site will replace a yard which has been used on 
an adhoc basis for storage in association with the locks. The existing grassed strip along the site boundary 
with Broadway will be reduced in width but the quality will improve by the inclusion of mounds and trees. The 
applicant has sought to increase landscaping within the car park itself, at the request of the LPA. Landscaping 
has been maximised but this is mainly around the perimeter of the car park. Landscape colleagues note the 
importance of landscaping in terms of the environment, the visual impact and that trees offer shade. An 
updated landscaping plan has been provided showing additional trees along the perimeter of the site, the 
suitability of these are being reviewed by landscape colleagues and their comments will be reported to 
members through an amendment sheet. However, although requested by landscape, no trees are proposed 
within the car park, between the spaces to break up the hard standing. This is disappointing, however given 
the additional tree planting now proposal around the perimeter of the site it is considered that it would be 
difficult to sustain refusal of this application on this point, as perimeter trees will have a positive impact on long 
range views of the site. 

2.2m high weldmesh fencing will be erected along the boundary with the locks and the offices to the east. This 
will be visually permeable and set back from Broadway and therefore would not have an unacceptable visual 
impact on the street scene. The existing access point into the site from Broadway will be widened, there are 
no objections to this on visual amenity grounds. There are no objections either to the 10m high lighting 
columns which will light the site in terms of visual amenity

The impact of visual amenity of the multi storey car park will be considered in detail in any subsequent 
reserved matters application. 

Highways

The application has been supported by a Transport Statement (TS). The TS has been reviewed by the Local 
Highway Authority (LHA) and Transport for Greater Manchester (TfGM).

As set out at the beginning of the report, across plots E1 and D3 under the original outline and subsequent 
reserve matters consent, provision is made for 735 car parking spaces. The applicant has made it clear that 
they do not want to increase the number of car parking spaces across the whole of the MediaCity site as part of 
this development, but instead re-provide the spaces that are lost by the new plot D3 residential development 
(the loss of the multi storey). The table below shows the two scenarios presented by the applicant:

Car Parking Spaces Mode 
Wheel 
Locks

Plot 
E1

Plot D3 
(15/68301/REM)

Plot D3 
(19/74447/FUL)

Total

As approved under outline and 
reserved matters consents

0 301 434 N/A 735

Car parking re-provided without 
proposed multi storey but E1 as flat 
surface car park

162 301 N/A 25 488

Car parking re-provided with 
proposed Multi Storey

162 548 N/A 25 735

However, there is a risk that the original scheme for plot D3 is developed (including its multi--storey car park) 
in addition to the car parking proposed under this current application, which would then lead to an over-
provision of car parking across the MediaCity site. The table below shows the scenario that would result if plot 
D3 is developed under its extant reserve matters permission together with the development proposed under 
this current application 

Mode 
Wheel 

Plot 
E1

Plot D3 
(15/68301/REM)

Plot D2 
(19/74447/FUL)

Total



Locks
Development of 15/68301/REM and 
this application both Full and Outline 
elements 

162 301 434 N/A 897

The acceptability of the provision of additional car parking on the MediaCity site has not been considered in 
the assessment of this current application. The assessment has been undertaken on the basis of the re-
provision of parking as set out in the applicant’s submission. If an increase in car parking provision was 
proposed across the MedaiCity site then consideration would need to be given as to whether the principle of 
additional parking was acceptable, alongside implications in terms of traffic generation and air quality. 

The LPA note that all pre commencement conditions for the 2019 residential development on plot D3 have 
been discharged and development has commenced. The applicants have provided supporting evidence to 
demonstrate that there is no reasonable prospect of the development granted consent under 15/68301/REM 
coming forward on Plot D3. Subsequently it is the applicant’s view that there is no requirement for a legal 
agreement which would, on commencement of the development proposed under this current application, 
prevent 15/68301/REM in respect of Plot D3 being implemented. Officers are currently considering this 
position with the Council’s legal team and an update will be provided in an amendment sheet. Until a view has 
been reached on this matter it is recommended that a legal agreement is secured to ensure that car parking 
numbers do not exceed those set out in the outline consent. 

The number of car parking spaces has determined the trip rates for the development. The LHA have deemed 
the trip rates to be acceptable and in line with those originally proposed at the time of the original outline 
application for the MediaCity site. The TS concludes that there will be no overall change in traffic impact on the 
highway network other than in the immediate vicinity of MediaCityUK involving a rebalancing of traffic across 
the Broadway assess junctions. The TS demonstrates that the junctions off Broadway can accommodate this, 
and TfGM agree with this position. Therefore, the LHA raise no objection to the principle of this proposal.

There are no objections to the location or the design of the junction onto Broadway, the junction includes 
tactile paving and dropped kerbs to aid pedestrian crossing. Access into Plot E1, the outline element of the 
scheme, is reserved for consideration under the reserve matters application. However, an access point from 
Blue has been established through the granting of permission 15/67509/REM. The provision of a footpath 
along the edge of Broadway is supported as this would improve pedestrian connections. Whilst the provision 
of the footpath has been agreed, further detailed discussions will need to take place in respect of its route and 
adoption. Therefore a condition is recommended for this footpath to be agreed by condition with the LPA to 
allow these discussions to take place.

Highways and Landscape colleagues have requested a link from within the north west corner of the site to this 
footpath, to make connections for those travelling north by foot and to prevent a desire line being created in 
the landscape strip. This has not been provided on the latest drawings and, whilst disappointing, it is not 
considered that the application could be refused on the basis that this link has not been provided. In terms of 
the internal layout, highways colleagues are happy with the internal arrangement of the flat surface car park on 
Mode Wheel Locks. 

In terms of disabled car parking, no disabled car parking is shown within the Mode Wheel Locks car park, the 
reasoning being that this would be over provision as disabled parking will be provided either in the flat surface 
car park implemented under 15/67509/REM for plot E1 or the proposed multi storey car park. Whilst this is a 
consideration, some form of disabled parking may be required in the flat surface car park on Mode Wheel 
Locks. Therefore, it would be reasonable to establish the level of disabled car parking for the Mode Wheel 
Locks site via condition for later approval once the delivery of the scheme is clearer. Three motorcycle spaces 
have been provided in the Mode Wheel Locks car park which is acceptable. 

The allocation of spaces for disabled and motorcycle parking within the outline element of the scheme will be 
considered at reserved matters stage. 

In respect of cycle parking, application 15/67509/REM, provided for a cycle hub and changing facilities which 
would serve MediaCity:UK. This cycle hub already exists and is located near The Greenhouse within Phase 2 
of MediaCity. When the plot The Greenhouse sits on is developed it is the intention that this existing cycle hub 
is moved to the location as approved under 15/67509/REM. As part of the outline application these facilities 
will be housed within the proposed multi storey car park. To ensure that this provision is retained during any 
construction period a condition is attached to this permission. 

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



Crime and Design

A Crime Impact Statement (CIS) has been submitted with the application. It highlights positive aspects of the 
scheme as being that the site is located in an area with relatively low levels of crime, positioning of the car 
park on a busy road will maximise passive surveillance, there are no hiding places or areas of concealment 
and the accesses are clear and will reduce vehicular traffic into MediaCity:UK.

The CIS highlights that the site should be secured by boundary treatment along Broadway to prevent casual 
access. However, access will be freely obtained into the car park, and it is considered that enclosing the car 
park behind railings will give a fortress appearance when viewed from the street scene. As stated in the 
positive aspects of the scheme, the Design for Security team highlight that Broadway is a high trafficked route 
and this provides good levels of passive surveillance, this together with the introduction of a pedestrian 
footpath along the southern side of Broadway is considered to be sufficient to deter crime within the flat 
surface car park. 

The report recommends the need for the parking spaces within the car park to be able to accommodate large 
vehicles to reduce conflicts between users. It also recommends pedestrian routes through the car park are 
sign posted and traffic is clearly directed. Highways colleagues have reviewed the layout of the car park and 
have not raised any objection to the size of car parking spaces. The proposed general arrangement plans 
clearly show pedestrian routes through the car park and directional signage. 

The CIS also recommends several design and security measures such as management of the car park, 
lighting and CCTV. The Design for Security team have recommended these aspects of the scheme are 
secured by condition. A lighting scheme has been submitted with the application and this is considered to 
luminate the car park to an appropriate level, whilst safeguarding ecology. The applicant has confirmed that 
CCTV will be installed across the site. A condition is recommended in respect of management and 
maintenance of the car park moving forward. 

In respect of Plot E1, the report makes a series of points which need further consideration as the scheme is 
developed. It is acknowledged that the multi storey building seeks to maximise overlooking of the route along 
the Canal, which is supported. Any future application for reserve matters will have to be accompanied by a full 
Crime Impact Statement which will critique the development design proposals and the acceptability of this will 
be considered through the reserve matters application. 

It is considered that the information submitted demonstrates that the scheme has been designed to ensure 
that it does not increase opportunities for crime and anti-social behaviour in accordance with UDP Policy 
DES10. In addition, the development presents an opportunity to improve security in the area through the 
introduction of increased activity.

Amenity 

The closest residential accommodation to this development are the apartments within the recently completed 
Green Rooms. The proposed multi story car park would sit approximately 10m from these apartments. 
Apartments within the Green Rooms are at the first floor level and above and, given the maximum height of 
the car park building would be 7.5m, it is considered unlikely that the scale and massing of the car park would 
have an overbearing impact on the residents in this apartment block. It will be important at the detailed design 
stage to consider the elevational treatment of the multi storey car park to limit overlooking, noise emitting from 
the building and light from within the building and from headlights of cars. All these matters have a potential to 
have a detrimental impact on the amenity of the residents in the lower floors of the adjacent apartment 
building. This detail can be given due considerations through any subsequent reserve matters application.

There are no amenity objections to the scheme and to its relationship to the other surrounding buildings. The 
detail of a proposed layout, scale and design of a scheme will be assessed at the reserved matters stage.  
However, the Local Planning Authority is confident at this point that a scheme can be developed at the scale 
indicated that would accord with UDP policy DES7 and safeguard amenity.

Ecology

The application site is located adjacent to the Manchester Ship Canal which is a Key Wildlife Corridor under 
policy EN9.

An ecological appraisal has been submitted in support of the application and this has been reviewed by 
GMEU. 



The appraisal highlights that the site has no statutory conservation designations, nor is it adjacent to any or 
likely to negatively impact upon such sites. It also acknowledges that habitats on site are predominantly of low 
ecological value.

The appraisal notes that the site was not suitable for roosting bats. However, there was deemed low potential 
for bats to be present given the proximity to the water course. GMEU notes that an appropriate lighting 
scheme needs to be provided to safeguard bats. During the course of the application, a lighting scheme with 
supporting impact statement has been submitted for the Mode Wheel Locks site and this have been reviewed 
by GMEU who have confirmed it is acceptable. Lighting for the outline element will be given due consideration 
at reserve matters stage and an informative has been added to inform the applicants that a lighting scheme 
will be required in support of a reserved matters application.

The appraisal notes that the site has potential to support a range of common breeding bird species
There are also biological records for species which receive additional protection, these being the black redstart 
and little ringed plover. The site has been judged to not be suitable for these species and GMEU agree with 
these findings. Notwithstanding this, a method statement for site clearance is to be conditioned and 
informative on nesting birds has been recommended by GMEU. 

No evidence of any other protected species was found on the site or are considered likely to be a constraint to 
the proposed development, GMEU accept this position but have recommended an informative so that the 
developer is aware of the legal protection that certain species receive.

GMEU note that the development should seek to provide biodiversity enhancements, noting the welcomed 
inclusion of green/living walls on the proposed building and wide planting zones within the scheme. 
Biodiversity enhancements will be secured by condition. They have also requested that the CEMP includes 
measures to ensure no negative impact of the proposals occur and recommend an informative for protected 
species.

The application is therefore considered to accord with the requirements of saved UDP policy ST13 and the 
Nature Conservation and Biodiversity SPD.

Flooding and Surface Water

The application site is located within Flood Zone 2 and located in a Critical Drainage Area. The edge of the 
site along the Ship Canal is within Flood Zone 3. The application has been supported by a Flood Risk 
Assessment and an outline drainage strategy. 

The City’s Flooding Officer has reviewed the application in the wider context of anticipated development in this 
regeneration area. It is considered that locating the car park here is appropriate application of the sequential 
approach within Media City, whereby the less vulnerable uses are located in the higher flood risk areas. 
Considering the facts of this application in isolation and understanding that other, more vulnerable uses are 
likely to come forward on other sites within the regeneration area it is not felt that a strict application of the 
Sequential Test is appropriate on this occasion.

The City’s Drainage Engineer has reviewed the detailed drainage designs for the site. The surface water is to 
be discharged via the Manchester Ship Canal which is considered to be sustainable. SUDs on the site have 
been explored but discounted due to ground conditions and specifically high ground water. The City’s 
Drainage Engineer agrees with the justification provided by the applicant on SUDs and has recommended that 
a full drainage scheme securing a 50% reduction in surface water runoff and outline pollution protection 
measures is secured by condition. A condition is also recommended in respect of flood resilient materials for 
the multi-storey car park. 

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

Pollution

Air Quality – 

Whilst the application proposes up to 710 parking spaces, it is noted the justification for this level of car 
parking is based upon an argument that these spaces are to replace parking consented elsewhere within 
MediaCity:UK that will not be bought forward. On this basis an air quality impact assessment has not been 
undertaken and this is accepted by the City’s Environmental Officer because this is the redistribution of 
existing spaces and the air quality impact of previously consented schemes has been assessed. 



The NPPF promotes the provision of infrastructure to increase sustainable transport options. The flat surface 
car parking provides for 13 electric vehicle charging points as part of the detailed application. In addition, the 
multi-storey car park will re-provide for an existing cycle hub and make provision for charging of electric 
cycles. The possible consideration of a green wall on the multi storey also have the potential to reduce 
concentrations of key pollutants. Subject to the imposition of a condition securing electric vehicle charging 
points and the cycle hub it is considered that the proposed development will not have an unacceptable 
detrimental impact on local air quality. 

Noise –

No information has been submitted with the application in respect of noise impacts. Whilst there are unlikely to 
be significant issues, there is potential for noise from fixed plant and equipment such as extraction fans and lift 
motors to have an impact off site. There is also potential for noise during the construction phase of 
development. Therefore, the City’s Environmental Officer has recommended conditions to secure a 
Construction Environmental Management Plan and conditions limiting noise from external plant and 
equipment. 

Land Contamination – 

The site has a number of historic uses related to the former docks, including railways and industrial buildings. 
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.  A desk study report has been submitted with the application and has assessed the potential 
for a pollution linkage between any identified source, and a receptor. Previous site investigations have 
identified
exceedances of pollutants above screening values, together with a risk from ground gas.

In general, the development itself will tent to break the pathway between any shallow soil contamination and 
the
end user as hardstanding will cover the majority of the site. The report considers an intrusive investigation
should be undertaken to determine the nature and extent of any risks to human health or the wider 
environment.
The conclusions and recommendations of the report are accepted by the City’s Environment Consultant and 
these will form the basis of a suite of planning conditions.

In respect of controlled waters, the site is located within a sensitive environmental setting. Controlled waters at 
potential risk include the underlying Secondary A Aquifer, the Principal Aquifer and the Ship Canal. The 
Environment Agency recommend that further works are required to enable the applicant to fully assess the risk 
to controlled waters and to determine whether any mitigation measures are required to protect the controlled 
water receptors of concern. Conditions are proposed to secure these further works and mitigation. 

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

Conclusions 

The principle of car parking on this site is considered to be acceptable as it would contribute to the wider 
regeneration of Quays Point and support the economic growth of this area. The development would meet the 
aims of keeping car parking to the edge of the MediaCity site directly off Broadway. As there would be no 
increase in car parking spaces across the Mediacity site the development would have limited impact on the 
highway network. Conditions have been recommended to safeguard ecology and residential amenity. Benefits 
to the scheme has been secured and these include a reduction in surface water run off from the site, provision 
of a footpath along the southern side of Broadway and inclusion of landscaping. Overall, it is considered that 
the proposed development would make a positive contribution to the regeneration of the area and represent a 
sustainable form of development that complies with the relevant policies within the City of Salford’s UDP and 
the NPPF.

Recommendation

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

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



 To ensure that car parking numbers do not exceed those set out in the original outline consent for 
MediaCityUK, in respect of development on Plot D3 of the wider MediaCity site, as set out in the 
Highways section of this report.

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

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

Conditions

1. The commencement of the 'Full' component of the development shall be begun not later than the 
expiration of three years beginning with the date of this permission.

Reason: Required to be imposed in accordance Section 92 of the Town and Country Planning Act 1990.

2. The approval of the Local Planning Authority shall be sought in respect of the following matters before 
the ‘Outline' component of the development first takes place - the access, appearance; landscaping; 
layout; and scale.

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

3. Application for approval of reserved matters must be made not later than the expiration of three years 
beginning with the date of this permission and the development must be begun not later than whichever 
is the later of the following dates: (a)The expiration of three years from the date of this permission; or 
(b)The expiration of two years from the final approval of the reserved  matters, or in the case of approval 
on different dates, the final  approval of the last such matter to be approved.

Reason: Required to be imposed in accordance Section 92 of the Town and Country Planning Act 1990.

4. The 'Full' component of the development hereby permitted shall be carried out in accordance with the 
following approved plans:

P11664-00-001-GIL-0106 Rev 01 
Design and Access Statement 02.12.2019
Proposed Car Park Lighting Levels 3263-ZER-XX-00-M2-E-9601 Rev P2
Design and Access Statement 02.12.2019

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

5. Further to the requirements of condition 2, the parameters of the 'outline' component of the development 
shall carry forward the design philosophy set out in the submitted MCR-AHR-00-XX-DR-A-PL-001. 

Reason: For the avoidance of doubt and to safeguard amenity in accordance with policy DES1 of the 
City of Salford Unitary Development Plan

6. The development shall be phased in accordance with the details set out on drawing P11664-00-01-GIL-
0107 Rev 00

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

7. No development shall take place on any phase, 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 of that 
particular phase. 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) measures to protect the Manchester Ship Canal from any direct or indirect damage caused by the 
development;
(xi) a community engagement strategy which explains how local neighbours will be kept updated on the 
construction process, key milestones, and how they can report to the site manager or other appropriate 
representative of the developer, instances of unneighbourly behaviour from construction operatives.  
The statement shall also detail the steps that will be taken when unneighbourly behaviour has been 
reported. A log of all reported instances shall be kept on record and made available for inspection by the 
local a planning authority upon request; and
(xii) an intended date for the commencement of development and, following commencement, evidence 
of the material start on site.

Reason:  In the interests of the amenity of neighbours, safeguard the amenity of the area and to protect 
watercourse and ecology in accordance with policies DES1, DES7, EN9, EN17 and EN18 of the Salford 
Unitary Development Plan and the NPPF and to safeguard the  

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

8. Prior to the commencement of development (except for demolition) of either phase, a Phase 2 Site 
Investigation report shall be submitted to and approved in writing by the Local Planning Authority. The 
investigation shall address the nature, degree and distribution of land contamination on site within that 
phase and shall include an identification and assessment of the risk to receptors focusing primarily on 
risks to human health, groundwater and the wider environment.

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

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

Reason for pre-commencement condition: Any works on site could affect any contamination which may 
be present and hinder the effective remediation of any contamination causing a risk to the health of 
future occupiers.

9. If, during development, contamination not previously identified is found to be present at the site then no 
further development (unless otherwise agreed in writing with the Local Planning Authority) shall be 
carried out until a remediation strategy detailing how this contamination will be dealt with has been 
submitted to and approved in writing by the Local Planning Authority. The remediation strategy shall be 
implemented as approved.

Reason: To ensure that the development is not put at unacceptable risk from, or adversely affected by, 
unacceptable levels of water pollution from previously unidentified contamination sources at the 
development site in line with paragraph 170 of the National Planning Policy Framework.

10. Pursuant to condition 8; and prior to first use or occupation of any phase of the development a 
verification report, which validates that all remedial works undertaken on that phase of the 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



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

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

12. A scheme for the provision of electric vehicle charging points within Phase A of the development shall 
be submitted to and approved in writing by the Local Planning Authority. The charging points shall be 
installed and made available for use prior to the development being first bought into use and shall be 
retained thereafter. 

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

13. Prior to the installation of any external plant or equipment, the applicant shall submit an assessment of 
the noise from the plant and equipment to demonstrate the rating level (LAeq,T) from such equipment 
associated with the development, when operating simultaneously, shall not exceed the typical 
background noise level (LA90,T) by more than -5 dB at any time when measured at the boundary of the 
nearest noise sensitive premises. Noise measurements and assessments shall be carried out according 
to BS 4142:2014 "Methods for rating and assessing industrial and commercial sound". ‘T’ refers to any 1 
hour period between 07.00hrs and 23.00hrs and any 15 minute period between 23.00hrs and 07.00hrs.

Reason: In the interest of the amenity of residents in accordance with policy EN 17 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework.

14. No development shall take place on any phase of the development, until a scheme for surface water 
drainage for the site using sustainable drainage methods and which includes details of how water 
quality will be improved, pollution prevention measures and how existing surface water discharge rates 
reduced to either 50% of the existing (or to greenfield runoff, whichever is greater), has been submitted 
to and approved in writing by the Local Planning Authority. The approved scheme shall be implemented 
prior to first occupation or use of any phase of development hereby approved unless alternative 
timescales have been agreed in writing as part of the strategy and shall be retained and maintained 
thereafter. 

Reason: To ensure a satisfactory method of surface water disposal to reduce the risk of flooding 
elsewhere in accordance with policies EN17, EN18 and EN19 of the City of Salford Unitary 
Development Plan and seeks to provide betterment in terms of water quality and surface water 
discharge rates and meets requirements set out in the following documents; 

Reason for pre-commencement condition: The solution for surface water disposal must be understood 
prior to works commencing on site as it could affect how underground works are planned and carried 
out.

15. No above ground construction works shall take place on phase 2 of the development hereby approved 
until a scheme detailing flood resilience measures to be incorporated into the development up to the 
flood level predicted for the 1:1,000 year flood event has been submitted to and approved in writing by 
the local planning authority. The development shall be undertaken in accordance with the approved 
scheme and retained thereafter.

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

16. No development shall take place on any phase of the development until a Method Statement for the 
clearance of the site to safeguard little ringed plover and black restart has been submitted to and agreed 
in writing by the Local Planning Authority. The approved Statement shall be adhered throughout the site 
clearance of that phase of development.



Reason:  To support protected species in accordance with the policy DES9 of the City of Salford Unitary 
Development Plan, Nature Conservation and Biodiversity Supplementary Planning Document and the 
National Planning Policy Framework.

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

17. A Biodiversity Enhancement scheme, for each phase of the development shall be submitted to and 
approved in writing by the Local Planning Authority. The Biodiversity Enhancement scheme shall 
identify the opportunities for biodiversity enhancement on site. The approved scheme shall be 
implemented in accordance with the approved details prior to each phase of the development being 
bought into use and retained thereafter.

Reason:  To ensure that the site is satisfactorily landscaped having regard to its location and to support 
protected species in accordance with the policy DES9 of the City of Salford Unitary Development Plan, 
Nature Conservation and Biodiversity Supplementary Planning Document and the National Planning 
Policy Framework.

18. Prior to occupation of any phase of the development a maintenance and management scheme shall be 
submitted to and approved in writing by the Local Planning Authority. The scheme shall address litter 
removal, repair to lighting, CCTV, signage, access controls and boundary treatments and relining of 
parking spaces and directional flow arrows. The approved scheme shall be implemented in full in 
accordance with the approved details and shall be retained thereafter. 

Reason: In order to ensure a satisfactory appearance in the interests of visual amenity in accordance 
with Policies DES1 and DES10 of the City of Salford Unitary Development Plan and the National 
Planning Policy Framework.

19. 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 have been submitted to and 
approved in writing by the Local Planning Authority. The details shall include planting plans, 
specifications and schedules (including planting size, species and numbers/densities), existing plants / 
trees to be retained 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.

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

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

21. A scheme for the provision of disabled car parking within phase A of the development shall be 
submitted to and approved in writing by the Local Planning Authority. The approved disabled car 
parking shall be marked out and shall be made available for use prior to this phase of 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: To ensure sufficient car parking spaces are available for disable persons in accordance with 
policies DES2 and A2 of the City of Salford Unitary Development Plan and the National Planning Policy 
Framework

22. In respect of Phase B the Cycle hub and Changing facilities as approved under 15/67509/REM shall 
remain in situ and available for use until the replacement cycle hub and changing facilities within the 
proposed multi storey car park are provided and made available for use and 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.

23. Notwithstanding any of the detail on the approved plans, development shall not commence, until full 
details of a new, continuous footpath along the site boundary with Broadway is submitted to and 
approved in writing by the Local Planning Authority. The footpath shall be designed and constructed to 
adoptable standards. The development shall be constructed in accordance with the approved details 
prior to the development on phase A being bought into use (or in accordance with a phasing plan which 
shall first be agreed in writing with the local planning authority) and shall remain free from obstruction 
thereafter.

Reason: In the interests of highway safety in accordance with policies DES1, R5 and A2 of the City of 
Salford Unitary Development Plan and the National Planning Policy Framework

Notes to Applicant

1. Notwithstanding the provision of the City of Salford's validation checklist any application for reserved 
matters should be accompanied by the following documents:

- Crime Impact Statement (appearance; layout; scale and landscaping only)
- Sustainability Statement (appearance; layout; and scale only)
- Scheme for External Lighting (appearance and landscaping only)
- Scheme for the provision of on-site electric vehicle charging spaces

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

3. With respect to gas protection measures the applicant’s attention is drawn to BRE 414, Protection 
Measures for Housing on Gas-Contaminated Sites. In addition the requirements of BS8845:2015 Code 
of Practice for the design of protective measures for methane and carbon dioxide ground gases for new 
buildings should be followed for installation and the verification requirements of CIRIA C735 Good 
Practice on the Testing and Verification of Protection Systems for Buildings against Hazardous Ground 
Gasses will need to be submitted. Verification of gas protection systems needs to be undertaken during 
the construction process, or the applicant may not be able to discharge the condition. This can lead to 
issues with property searches and / or mortgage at a later time.

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

- excavated materials that are recovered via a treatment operation can be re-used on-site providing 
they are treated to a standard such that they fit for purpose and unlikely to cause pollution
- treated materials can be transferred between sites as part of a hub and cluster project
- some naturally occurring clean material can be transferred directly between sites.

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

The Environment Agency recommends that developers should refer to:

- the Position statement on the Definition of Waste: Development Industry Code of Practice 
and;



- the Environmental regulations page on GOV.UK.

5. Waste to be taken off site

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

- Duty of Care Regulations 1991
- Hazardous Waste (England and Wales) Regulations 2005
- Environmental Permitting (England and Wales) Regulations 2017
- The Waste (England and Wales) Regulations 2011
 
Developers should ensure that all contaminated materials are adequately characterised both chemically 
and physically in line with relevant guidance and that the permitting status of any proposed treatment or 
disposal activity is clear. If in doubt, the Environment Agency should be contacted for advice at an early 
stage to avoid any delays.

6. The EA note intrusive / remedial works have previously been completed on site as part of the wider 
programme of works associated with Media City and that more recent intrusive works have been 
completed in 2017. Further works are scheduled to determine whether any mitigation measures are 
required to protect the controlled water receptors of concern.

Whilst the EA note a brief summary of the works undertaken in 2017 has been included within the 
‘AECOM Phase I Environmental Site Assessment report dated 17th December 2019 (Ref: 60593740)’ no 
detailed information has been included or details of earlier intrusive / remedial works completed on site.

As part of any future works the EA ask that the Phase I Environmental Site Assessment report is 
updated to include an overview of any previous works undertaken on site including the following reports 
which are referenced in section 13 in the Phase I Environmental Site Assessment report.

- Geotechnics Ltd. (May 2007). Ground investigation at Media City: UK, Salford Quays, Factual Report. 
Report Ref: PN071421.
- Jacobs. (May 2007). Environmental Risk Assessments, Remedial Strategy and Implementation Plan. 
Report ref: B475000 A-G-JAC-1996-REP-0-EXT-1650.
- Jacobs. (Aug 2013). Media City Phase 1, Phase 1 Environmental Assessment Report. Report Ref: 
B0475000/R02.

7. Environment Agency – Charged Planning Advice Service 
 
Given the potential complex technical issues associated with this development the EA recommend that 
detailed technical advice is sought from the Environment Agency under our charged planning advice 
service.

As part of our charged for service the EA will provide a dedicated project manager to act as a single 
point of contact to help resolve any problems. They currently charge £100 per hour, plus VAT. They will 
provide you with an estimated cost for any further discussions or review of documents upon request. 
The standard terms of our charged for service are available 

https://www.gov.uk/government/publications/planning-and-marine-licence-advice-standard-terms-for-
our-charges/planning-and-marine-licence-advice-standard-terms-for-our-charges.

8. STANDING ADVICE - DEVELOPMENT LOW RISK AREA

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

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

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

9. If at any time any protected species are found or are suspected of being present on the site and
adversely affected by the development, work should cease immediately and an ecologist/LPA should be

https://www.gov.uk/browse/business/waste-environment/environmental-regulations


contacted. Precautionary measures to ensure that any mammals (such as badgers) which may enter 
the

site are protected from any adverse impacts (such as covering or inserting mammal ramps on any
excavations)

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

11. In respect of condition 19, the applicant should explore the use of tree pits. 


