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

 
 
 

APPLICATION No: 20/76134/FUL 

APPLICANT: RJR Securities Limited 

LOCATION: Chapel Street, Salford, M3 7NH 

PROPOSAL: Erection of 16-storey building plus plant comprising a hotel (Use 

Class C1) with ancillary bar and restaurant uses, access, 

servicing, landscaping and other associated works 

WARD: Ordsall 

 

 
 

DESCRIPTION OF SITE AND SURROUNDING AREA 
 

The application site is located at the junction of Chapel Street and New Kings Yard and at the southern 
end of the area covered by the Council’s Greengate Regeneration Strategy (2018). In recent years 
Greengate has experienced a period of intensive development activity.  
 
The site itself is broadly rectangular in shape; it is currently free of buildings and is used as a car park 
by staff working at the BT telephone exchange on the opposite (southern) side of Chapel Street (6 – 9 
storeys). A single tree stands on the western boundary. The car park is enclosed by diamond mesh 
fencing, although vehicular access onto it is possible via New Kings Head Yard. The land is generally 
flat and level with Chapel Street. 
 
Directly adjoining the site to the west is a small area of hard-surfacing and beyond that a short run of 
late Victorian properties that front onto Chapel Street. The middle units (No’s 52-60) feature on the 
Council’s local list of non-designated heritage assets, whilst the western-most building, the former 



  

Police Station, is Grade II listed. The curved end to the old Police Station faces onto a junction with 
Blackfriars Road. This highway forms the eastern boundary to the ‘Flat Iron Conservation Area’, which 
centres around the Grade II* listed Sacred Trinity Church.  
 
Salford Approach runs along the northern edge of the site and links Blackfriars Road with the 
‘Embankment West’ construction site to the north and east of the BT car park. The Embankment West 
scheme was consented under application 17/70626/FUL and comprises of three residential buildings 
(16-18 storeys), the first of which is due to be occupied in May 2021. Historically Salford Approach was 
a ramp up to the former Manchester Exchange railway station. Whilst the Embankment West scheme 
has altered the levels of this highway, it still runs at a higher level than the application site to the south.  
 
New Kings Heard Yard, a short service street, runs along the eastern boundary of the application site 
and links Chapel Street with the Embankment West development. The highway separates the site from 
the 17-storey CitySuites aparthotel (see application ref: 14/65048/FUL). Beyond this is Greengate 
Square, a major piece of public realm that links Salford’s historic centre with Manchester City Council’s 
Medieval Quarter.  
 

The character of the area generally, particularly Greengate, is undergoing significant change. Several 
former industrial buildings and commuter car parks are being replaced by residential-led developments, 
some of which are currently under construction, whilst existing land-uses along Chapel Street are 
typically commercial in nature. 
 

The City Council’s vision for Greengate, as set out in the Greengate Regeneration Strategy (2018), is 
to deliver a dynamic residential and commercial place with exceptional public realm. The application 
site is also covered by UDP Policy MX1, which seeks to ensure that Greengate will be developed as a 
vibrant mixed-use area, with a broad range of uses and activities. 
 

DESCRIPTION OF PROPOSAL 
 

Full planning permission is sought to erect a 188-bedroom hotel (Use Class C1) on the application site 
within a building that ranges from 13 to 16 storeys in height. The lower two floors would provide a 
reception area; coffee lounge; and bar / restaurant, all of which would be ancillary to the main hotel use. 
Hotel rooms would be located at second-floor level and above.  
 

The applicant has stated that the hotel would be a fully-serviced 4* facility, that would be operated by 
Delata Hotel Group as part of their ‘Maldron’ brand.  
 

The pedestrian entrance into the building has been located at the junction of Chapel Street and New 
Kings Head Yard. The lower two floors of the building would be constructed in brickwork and curtain 
wall glazing, whilst aluminium rainscreen cladding has been proposed for the floors above.  
 
No car parking has been proposed with the development. Cycle parking would be provided within an 
external shelter to the west of the building. 
 

SCHEME ENHANCEMENTS 
 
In collaboration with the applicant, a series of scheme enhancements have been incorporated into the 
proposals since the commencement of detailed pre-application discussions. A number of these are 
summarised below: 

 The building has been set back from its Chapel Street boundary to enable the delivery of a wider 
frontage / integrated public realm scheme; 

 Alterations to the massing that better respond to the building’s context;  

 Elevational enhancements including changes to external materials; installation of vertical glazing 
strip; window surrounds; crown feature and projecting fin features; 



  

 Increase in the amount of active frontage presented onto Chapel Street, which now turns the corners 
to overlook areas to the east and west too. Additional glazing also added to Salford Approach 
elevation; 

 Enhancements in site biodiversity. 
 
PUBLICITY 
 
Site Notice: Non HH Article 15    Date Posted: 12 November 2020 
Reason: Wider Publicity 
 
Site Notice: Non HH setting of listed building  Date Posted: 12 November 2020 
Reason: Affecting setting of Listed Building 
 
Press Advert: Manchester Weekly News Salford Edition Date Published: 29 October 2020 
Reason: Article 15 Standard Press Notice 

   Affecting setting of Listed Building 
 
RELEVANT SITE HISTORY 
 
Embankment West 
17/70626/FUL - Erection of one 18 storey residential building (Block A, Use Class C3); one 16 storey 
residential building (Block B, Use Class C3); one 18 storey building providing a mix of residential and 
serviced apartment accommodation and amenity facilities including lounge, swimming pool and gym 
(Block C, Use Class Sui Generis); 536sqm of commercial floorspace (Use Classes A1, A2, A3, A4); 
new access from Greengate; car and cycle parking; public realm and landscaping; and other associated 
works. Approved 21 November 2017. 
 
City Suites 
14/65048/FUL - Demolition of existing building and erection of a 17 storey development comprising 260 
turn-key apartments to be offered to both owner occupiers and investors (for subsequent leasing on 1 
to 12 month terms, fully fitted, managed lease tenures), together with ancillary facilities including 
residents gym, swimming pool and lounge , ground floor commercial unit A3 use, and associated works 
– Approved 13 October 2014. 
 
CONSULTATIONS 
 
City of Manchester - No comments received to date   
 
Design for Security - No objections. Condition requiring the scheme to be constructed in accordance 
with the physical safety specifications set out in the submitted Crime Impact Statement recommended.   
 
Environment Agency (EA) – The EA have advised that the LPA consult with their Environmental 
Officer and refer to their Guiding Principles for Land Contamination.    
 
Greater Manchester Archaeological Advisory Service (GMAAS) – No objections. GMAAS approve 
the Written Scheme of Investigation that has been submitted and which comprises trial trenches across 
the site. Should significant archaeological remains be found that will be destroyed by development 
works then a follow-on more detailed archaeological excavation will be required together with a 
programme of post excavation analysis and reporting dissemination for public benefit. GMAAS’ 
standard WSI condition has been recommended.  
 
Greater Manchester Ecology Unit (GMEU) – No objections. The site supports limited features of 
ecological value. It does, however, support an invasive species and a condition has been recommended 



  

to ensure that this plant is removed from site. The development should achieve biodiversity 
enhancement.  
 
Network Rail (NR) – Within their initial consultation response NR issued a holding objection on the 
grounds that the application site is encroaching onto NR’s land ownership. In response, the applicant 
has provided land registry plans which, in their view, demonstrates that the development will not be 
encroaching onto NR land. NR have been asked to comment on the additional information provided, 
however no comments have been received to date. Consequently, the information presented by the 
applicant, confirming that the development is not located on NR land, has been accepted by the local 
planning authority in good faith.  
 
The applicant is proposing construction works less than 10m from NR land – a Risk Assessment and 
Method Statement (RAMS) and Basic Asset Protection Agreement (BAPA) have been requested. 
 
The developer should engage in discussions to determine the most appropriate measures to mitigate 
nose and vibration from the existing operational railway to ensure there will be no future issues for 
residents once they take up occupation of the dwellings.  
 
SCC Drainage – No objections. Conditions regarding the finished floor level (FFL) of the building and 
the submission of a surface water drainage strategy (and rate of discharge) have been recommended.  
 
SCC Environmental Consultant 
Air Quality – No objections. A condition to secure a Construction Environment Management Plan has 
been recommended. 
Noise – No objections subject to a condition stating that any externally mounted plant and equipment 
must be designed so as not to exceed certain specified levels.  
Contaminated Land – No objections, subject to a condition requiring the submission of a site 
investigation report and, if necessary, a remediation strategy and verification report.  
 
SCC Highways (including comments from TfGM) – No objections. The following conditions have 
been recommended: 

 Submission of an Interim Servicing Strategy; 

 Submission of a Full Travel Plan; a Travel Information Pack and details of the Travel Plan Co-
ordinator; 

 Provision of detailed cycle parking scheme; 

 Submission of a Construction Environment Management Plan (CEMP); 

 Provision of a Waste Management Plan 
 
United Utilities Water Ltd – Standard conditions relating to the drainage of foul and surface water 
recommended, including limiting the rate of discharge to 5l/s.  
 
 
NEIGHBOUR REPRESENTATIONS 
 
Objections 

 

Four letters of objection have been received in response to the application. Three of these have been 

submitted by individual residents who either live within the local area or are due to move into the 

Embankment West development. The concerns raised within these representations can be summarised 

as follows: 

 The development will block the only route of light to Laurence Place and Exchange Point 
(Embankment West), creating a very dark place with insufficient natural light.  



  

 The hotel will create privacy issues for the exchange point residents who face Chapel Street, as 
there is hardly any space between their apartments and the facing hotel rooms.  

 The development would block views of Manchester city centre from apartment windows within 
Laurence Place.  

 It is not acceptable to impose more noise pollution and unrest on surrounding residents as a result 
of the construction process. 

 

The remaining letter of objection has been submitted on behalf of Select Property Group, the owners 

of the adjacent CitySuites building and the Embankment West development that is currently under 

construction. The issues raised within this representation have been set out below, along within an 

initial officer and/or applicant response: 

 

 C – comment received         R – officer response 

C The applicant has downplayed the daylight / sunlight effects of the development on 
its surroundings, particularly Embankment West (EW).  
 

R The applicant has stated that the submitted daylight and sunlight assessment is 
robust and comprehensive as it highlights the windows and rooms directly 
affected by the development, which is a very small proportion of those within the 
developments. This approach, if anything, emphasises the impact on CitySuites 
and EW.  
With regards to EW, the impact is predominantly to bedrooms. The assessment 
only covers the windows overlooking the site, which is a very small proportion of 
EW, and so the development could never have a significant impact on EW as a 
whole.  
 

C The potential for overlooking and privacy distances has not been given sufficient 
consideration within the application submission. The distance between the 
proposed hotel and Embankment West Block A / CitySuites is narrowed to 10m-
15m. Bedrooms within the hotel will directly face onto bedrooms and reception 
rooms within EW Block A.  
 

R The applicant has stated that there are no upper level windows overlooking 
CitySuites. EW Block A extends southwards to the application site, arguably 
creating overly onerous demands of any development on the application site, 
should any interface be avoided. The hotel building line steps back at upper levels 
to maximise the separation between elevations. Fritting is proposed on facing 
windows to prevent undue overlooking / loss privacy. 
 

C Construction Impact. It is understood that the site will involve the use of a ‘Tower 
Crane’. Oversail rights would be required by the applicant, which have yet to be 
agreed with our client, and without these rights it is likely that unloading vehicles 
will have to spend more time on the highway where the resultant impact on traffic 
could be severe.  
 

R The applicant does not consider that over-sailing of the objector’s land will be 
required to construct the building. Site logistics and temporary closures have been 
subject to extensive consultation with SCC Highways and agreed in principle. A 
Construction Environment Management Plan will be a requirement of planning 
permission prior to works commencing. 
 
The Council’s Highways team have met with the applicant and a solution has been 
agreed which, whilst reducing the width of the road, still allows two-way traffic 



  

movement along Chapel Street. The site compound will extend into the carriageway 
allowing construction vehicles to enter the site and not wait in the highway where 
they might impede upon moving cycle and vehicular traffic. 
 

C Noise Impact. There are a number of concerns with regards to the methodology 
used in the applicant’s Noise Assessment.  

 The proposed development would directly overlook the rail line, so upper 
floors would likely be more exposed to train noise than is indicated by the 
survey. 

 Planned rail works mean there will be a considerable change in noise levels 
within the next decade, which should be factored into the assessment. 

 The impact of servicing activities on the proposed hotel and existing/proposed 
sensitive receptors has not been considered.  

 

R The window specifications have been designed to the operator’s specifications. The 
proposed development is largely screened from the railway line by Embankment 
West.  
 
The City Council’s Environmental Officer has stated that the end use of the building 
is a hotel and consequently the potential health impacts of noise on future 
occupants is not the same as, for example, a residential building. The issue will, in 
effect, be self-managing, in that if the hotel rooms prove to be noisy, occupants will 
simply not stay there again.   
 

C Heritage Impact.  

 No consideration is given to the cumulative impact of repeated encroachment 
by new tall buildings on the setting of heritage assets. The proposal is 
considered in isolation.  

 The potential impacts on the setting of Manchester Cathedral (Grade I) and the 
Cathedral Conservation Area have been understated, 

 The Assessment missed the opportunity to consider the visual impact of the 
development on the Manchester Tennis and Racquet Club (Grade II*) and 
Former Manchester Swimming Baths on Blackfriars Road.  

 

  When considered in isolation and cumulatively, the impact of the proposed 
development remains negligible, the principal reasoning for this being the 
development does not impede on the ability to understand and appreciate the 
architectural and historic interest of any heritage assets in the area to any 
appreciable degree. The collection of heritage assets closest to the site are best 
understood at street level, viewed from the junction of Chapel Street and 
Blackfriars Road. The ability to appreciate the relative heritage significance of 
these buildings will remain distinctively unaffected by the proposed 
development.  

 Contemporary development such as ‘Spectrum’ will completely obscure views 
towards and from the site to the Tennis Club and the Swimming Baths. The 
significance of these buildings is best recognised at street level, looking south-
west from Blackfriars Road. This provides uninterrupted views of their principal 
facades. 

 

C Flood Risk and Drainage. A sequential flood risk assessment is required given 
that the site is within Flood Zone 2 and United Utilities have stated that the 
proposals are unacceptable in principle as infiltration has been discounted based 
on the underlying soils without providing the assessment of the underlying soils.  



  

R These comments have been addressed by the applicant and agreed with the City 
Council and Lead Local flood Authority. Following a review of further information, 
United Utilities are now satisfied that infiltration is not likely to be feasible.  

 

C The scheme does not propose any accessible parking bays. This is contrary to 
Policy A2 of the UDP and Paragraph 110 of the NPPF. 
 

R Access for persons with reduced mobility has been accounted for through the 
provision of level access into the hotel and level connections with the footways.  
The Embankment West development provides disabled parking bays for residents 
of Blocks A and B; however, there is no provision within the objector’s own 
CitySuites 1 & 2 aparthotel developments.  
 
The LHA have noted that the UDP allows for parking facilities to be shared in town 
centres and allows the parking standards to be applied flexibly having regard to the 
circumstances of each case. Parking is available 150m away and whilst dedicated 
disabled parking would certainly have been preferable, the challenges of 
accommodating it on this small site are recognised. 
 

 
 
PLANNING POLICY 
 
Development Plan Policy 
 

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 CH2  -  Development affecting setting of Listed Buildings 

This policy states that development will not be granted that would have an unacceptable impact on the 

setting of any listed building. 

 

Unitary Development Plan CH5  -  Archaeology and Ancient Monuments 

This policy states that planning permission will not be granted for development that would have an 

unacceptable impact on an ancient monument, site or feature of archaeological importance, or its 

setting. Planning conditions will be imposed to record and evaluate, excavate and preserve remains of 

local archaeological value, prior to the commencement of the development. 

 

 



  

Unitary Development Plan CH8  -  Local List of Buildings of Architectural Interest 

This policy states that the impact of development on any building, structure or feature that is identified 

on the council’s local list of buildings, structures and features of architectural, archaeological or historic 

interest will be a material planning consideration. 

 

Unitary Development Plan DES1  -  Respecting Context 

This policy states that development will be required to respond to its physical context and respect the 

positive character of the local area in which it is situated and contribute towards a local identity and 

distinctiveness. 

 

Unitary Development Plan DES2  -  Circulation and Movement 

This policy states that the design and layout of new development will be required to be fully accessible 

to all people, maximise the movement of pedestrians and cyclists through and around the site safely, 

be well related to public transport and local amenities and minimise potential conflicts between 

pedestrians, cyclists and other road users. 

 

Unitary Development Plan DES4  -  Relationship of Development to Public Space 

This policy states that developments that adjoin a public space shall be designed to have a strong and 

positive relationship with that space by creating clearly defining public and private spaces, promoting 

natural surveillance and reduce the visual impact of car parking. 

 

Unitary Development Plan DES5  -  Tall Buildings 

This policy states that tall buildings will be permitted where: the scale of the development is appropriate; 

the location is highly accessible; the building would positively relate to adjacent public realm; is of high 

quality design; makes a positive contribution to the skyline; would not detract from important views; 

would not cause unacceptable overshadowing or overlooking, detrimental to the amenity of 

neighbouring occupiers; be no unacceptable impact on the setting of a listed building or value of a 

conservation area; be no unacceptable impact on microclimate; be no unacceptable impact on 

telecommunications; and there would be no unacceptable impact on aviation safety. 

 

Unitary Development Plan DES7  -  Amenity of Users and Neighbours 

This policy states that all new development, alterations and extensions to existing buildings will be 

required to provide potential users with a satisfactory level of amenity in terms of space, sunlight, 

daylight, privacy, aspect and layout.  Development will not be permitted where it would have an 

unacceptable impact on the amenity of occupiers or users of other development. 

 

Unitary Development Plan DES9  -  Landscaping 

This policy states that hard and soft landscaping should be provided where appropriate that is of a high 

quality and would enhance the design of the development, not detract from the safety and security of 

the area and would enhance the attractiveness and character of the built environment. 

 

Unitary Development Plan DES10  -  Design and Crime 

This policy states that developments must be designed to discourage crime, antisocial behaviour, and 

the fear of crime. Development should i) be clearly delineated ii) allow natural surveillance iii) avoid 

places of concealment iv) encourage activity within public areas. 

 

Unitary Development Plan 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 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 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 MX2  -  Chapel Street Frontage 
This policy states that development should incorporate active uses at ground floor level, including retail, 
financial and professional services, food and drink, leisure, non-residential institutions, culture and 
tourism. 

 
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 Pan ST4 - Key Tourism Areas 
The policy identifies Chapel Street as a key tourism area and seeks to protect and enhance its role in 
this regard. 
 

Unitary Development Plan ST7  -  Mixed-use Development 

This policy states that mixed use development schemes that minimise the need to travel will be focused 

towards specific areas including Lower Broughton. 

 
Other Material Planning Considerations 
 
National Planning Policy 
- National Planning Policy Framework (NPPF) 
 
Local Planning Policy 
 
Supplementary Planning Document - Greengate Regeneration Strategy 
This refreshed Regeneration Strategy is intended to provide a broad framework to guide and influence 
the comprehensive delivery of development within Greengate rather than one which is prescriptive or 
could stifle imagination, creativity and quality. The Regeneration Strategy provides a positive vision for 
the development of the Greengate area. It sets out clear guidelines for those involved in the 
development process, and seeks to ensure that all new development in Greengate achieves the highest 



  

standards of quality and design. Of significant importance to the success of this neighbourhood will be 
the delivery of high quality public realm. 
 
Supplementary Planning Document  -  Sustainable Design and Construction 
This policy document expands on policies in Salford’s Unitary Development Plan to provide additional 
guidance for planners and developers on the integration of sustainable design and construction 
measures in new and existing developments. 
 
Supplementary Planning Document  -  Design 
This document  reflects the need to design in a way that allows the city to support its population socially 
and economically, working with and inviting those affected into an inclusive decision making process. 
Equally, development must contribute to the creation of an environmentally sustainable city supporting 
the natural environment minimising the effects of, and being more adaptable to, the potential impact of 
climate change. 
 
Supplementary Planning Document  -  Design and Crime 
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  -  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. 
 
The Revised Draft Greater Manchester Spatial Framework (‘GMSF’) was subject to public consultation 
at the start of 2019. 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 were 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 overall is 
currently limited. The city council is in the process of considering 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. 
 
 
 
 
 
 



  

APPRAISAL 
 
Principle of Development 
 
The application site is covered by Policy MX1/1 (Development in Mixed Use Areas) of the City Council’s 
UDP. This identifies that Chapel Street East should be developed as a vibrant mixed-use area with a 
broad range of uses and activities and that development in this area will be required to support this. 
Hotels are listed amongst the range of appropriate uses within this policy.   
 
UDP Policy ST4 (Key Tourism Areas) lists Chapel Street amongst the areas within the City that will be 
protected and enhanced as tourism destinations and areas where tourism development should be 
primarily focused. Hotels are listed within the Reasoned Justification that underpins the policy as 
appropriate support facilities. Provision of the proposed hotel will allow visitors to stay within the heart 
of the City, contributing to the continued growth of the tourism sector as a result.  
 
The vision identified for Greengate within the Council’s Regeneration Strategy for the area (2018), is to 
deliver a dynamic residential and commercial place with an exceptional public realm. It is considered 
that the proposed hotel development has the potential to make a positive contribution towards the 
realisation of this objective.  
 
Based on the above, the principle of developing the site as a hotel is considered to be acceptable.  
 
Layout and Active Frontages 
 
Policy MX2 of the City Council’s UDP requires development along Chapel Street to incorporate active 
uses at ground floor level. Such uses may include, inter alia, food and drink and culture and tourism. 
 
The footprint of the proposed building creates a strong built edge along the site’s three street frontages, 
which also reinforces the emerging streetscape. Importantly the building has been set back from its 
Chapel Street boundary by 1.3m, to enable the delivery of enhanced public realm along this key 
frontage. Included amongst these improvements are a more generous footway, which is required next 
to a building of height in order to create a comfortable pedestrian environment. This follows the 
approach that has successfully been delivered on the adjacent CitySuites scheme.  
 
The building extends up to its eastern boundary, although sufficient space has been retained for a 
narrow footway along New Kings Hear Yard. This is not envisaged to be a primary walking route and 
therefore there are no objections to this aspect of the site layout. Space has been retained between the 
building and its western boundary to provide access to the service areas and cycle parking, which have 
been positioned away from Chapel Street. 

 
 
 
 
 
 
 
 
 
 
 
Left:  
Ground-floor     
floor-plan 
 



  

In accordance with Policy MX2, the ground-floor layout of the development has been designed to 
maximise activity at street level along Chapel Street. A highly-glazed, double-height, reception area / 
coffee lounge stretches across the full width of the hotel’s principal elevation. This glazing also turns 
the corner to provide additional interest to western and eastern ends of the building. A highly legible 
main entrance activates the junction between Chapel Street and New Kings Head Yard.  
 
The back-of-house accommodation has been positioned along the northern edge of the building, 
parallel to Salford Approach. Consequently, opportunities to activate this stretch of the ground-floor are 
necessarily limited. The applicant has, however, sought to enliven the northern elevation at mezzanine 
level through the addition of floor-ceiling glazing at the western head, which provides views in / out of 
the hotel’s restaurant.  Smaller windows have been introduced to the kitchen area. The land levels are 
such that the western end of Salford Approach sits approximately 1.6m higher than the base of the 
hotel, before sloping down to the east. As a result pedestrians moving along Salford Approach will not 
be confronted with an entirely blank frontage at street level.  
 
Overall the layout of the proposal makes efficient use of the site whilst also addressing and activating 
the key street frontages, in accordance with UDP policies DES1 and MX2.   
 
Scale, Massing and Design 
 
Following extensive pre-application discussions with the applicant, officers are satisfied that the scale 
and massing of the building pays due regard to the surrounding context. Its height steps down, from 
16-storeys next to City Suites, to 13-storeys at its western end, closest to the listed Police Station. Each 
step in the roof-line coincides with a vertical fin projection that extends down the length of the Chapel 
Street facade to Level 02, so that the overall elevation is split into three slender, elements.    
 
The massing of the building has also been split lengthways to further break up the bulk of the building. 
The two resulting volumes have then been finished in different tones of cladding (bronze and grey) to 
further emphasize this break and improve the proportions of the building when approached from the 
east or west.   
 

 
Above: Looking east along Chapel Street     Above: Looking west along Chapel Street 



  

The top of the building incorporates a crown feature that also serves to screen some of the roof-top 
plant. The building is grounded through the use of black / grey brickwork on the lower floors, which 
also serves to reduce the hotel’s perceived height and unify the bronze and grey clad elements 
above. These features, along with the bronze tone of the cladding facing Chapel Street, complement 
the design approach adopted by the CitySuites 2 development, which is nearing completion on the 
opposite side of the City Suites. The required level of articulation to the principal facade facing Chapel 
Street is provided by recessing the window openings and surrounding them with protruding frames, so 
that they catch the light when viewed from an angle. Bronze cladding detailing has been used to give 
the Salford Approach elevation some additional visual interest.    
 
Overall, positive revisions have been made to the proposals which, in the view of officers, now result in 
a building that achieves the level of design quality required for a development in such a prominent 
location. Consequently, the proposals are considered to be in compliance with Policies DES1 and DES5 
of the City Council’s UDP. A material samples condition has been recommended to ensure that high 
quality cladding and brickwork is used in the hotel’s construction.  
 
Heritage and Archaeology 
 
Built Heritage 
A number of designated and non-designated heritage assets are situated within the vicinity of the 
application site, which must be taken into account as part of the assessment of the hotel proposal. 
 
The Cathedral Conservation Area (CA), which crosses into Manchester, lies 100m to the south-east of 
the site and the Flat Iron Conservation Area lies 150m to the west. Of particular note in the Flat Iron CA 
is the Church of the Sacred Trinity; this is one of the City’s grade II* listed buildings and is located 
further along Chapel Street.  Other heritage assets closer to the proposal site include the former police 
station at 62 Chapel Street (grade II listed) and the adjoining premises between the police station and 
the application site at 52 – 60 Chapel Street (locally listed for their aesthetic and group value). The 
grade I listed Manchester Cathedral sits at the heart of the Conservation Area that bears its name. 
 
Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that when 
considering whether to grant planning permission for development which affects a listed building or its 
setting “special regard” will be given to the  “desirability of preserving the building or its setting or any 
features of special architectural or historic interest which it possesses”. Section 72 confirms that “special 
attention” is to be paid to the desirability of preserving or enhancing the character and appearance of a 
conservation area.  The implication of the choice wording “special regard” and “special attention” is that 
these factors should be given additional weight in decision making and not simply the same weight as 
any other material consideration. 
 
The NPPF (paragraph 184) recognises that heritage assets are an irreplaceable resource that should 
be conserved in a manner appropriate to their significance, so that they can be enjoyed by existing and 
future generations.  Paragraph 193 states that when considering the impact of a proposed development 
on the significance of a designated heritage asset, great weight should be given to the asset’s 
conservation.  Paragraph 194 continues to say that any harm to, or loss of, the significance of a 
designated heritage asset, (that can be harmed or lost through alteration or destruction of the heritage 
asset or development within its setting),  should require clear and convincing justification”.   
 
A Heritage Assessment and Visual Impact Assessment has been submitted with the application, which 
considers the impact of the proposed hotel building on the setting of nearby heritage assets. Combined 
with supplementary information, the applicant has considered the impact of the scheme on eight listed 
buildings, two locally listed buildings and two conservation areas. The submitted Assessment considers 
that the development will have either a negligible adverse or neutral impact on the significance of all 
but one of the heritage assets considered. A minor adverse impact has been identified in relation to the 
significance of 52-60 Chapel Street, which is locally listed. The reason for this conclusion is not set out 



  

within the Assessment, however officers note that the proposed hotel, which stands at 13-16 storeys, 
will be seen in the immediate backdrop to this 3-5 storey heritage asset when viewed from the west.   
 
The Visual Impact Assessment shows that the development would be seen in the backdrop of the grade 
II* listed Sacred Trinity Church; and the former police station (grade II), when viewed along Chapel 
Street from the west. The immediate setting around the church would remain open, with low-level 
buildings nearby. Beyond that, would be the proposed hotel, the scale of which would be commensurate 
with other contemporary buildings nearby, including Embankment West and CitySuites. More 
specifically, when viewed from the west, the proposed hotel would occupy and replace the massing 
already presented by CitySuites. Whilst the proposal appears slightly taller than CitySuites, owing to 
perspective, it is considered to present a more visually appealing western side, without unduly 
competing with those heritage assets visible in the foreground. From the west and south-west, the 
immediate backdrop to the former police station is occupied by 52-60 Chapel Street, rather than the 
proposed development. 
 
Overall officers agree with the overall conclusion of the Heritage Assessment, which considers that the 
proposals will result in ‘less than substantial harm’, as defined by Paragraph 196 of the NPPF. In such 
instances, the Framework requires the identified harm to be weighed against the public benefits of the 
proposal. In this instance it is considered that the harm would be outweighed by the public benefits 
arising from the site’s regeneration, which will contribute positively to the on-going transformation of the 
Greengate area.    
  
Archaeology 
A Desk-Based Archaeological Assessment has been submitted with the application. This concludes 
that there is good potential for medieval through to 19th century remains to be encountered, relating to 
former houses, commercial premises including an inn and a school. The methodology for an initial 
programme of evaluation trial trenching was discussed and agreed with the Greater Manchester 
Archaeological Advisory Service (GMAAS) at pre-app stage. This methodology has been set out within 
a Written Scheme of Investigation (WSI), which GMAAS have confirmed is acceptable. They have also 
advised that should significant archaeological remains be found that will be destroyed by the 
development works then a follow-on, more detailed archaeological excavation will be required together 
with a programme of post-excavation analysis and dissemination for public benefit. This approach will 
be secured by a planning condition, as recommended by GMAAS.  
 
Daylight / Sunlight 
 
A Daylight / Sunlight Study has been submitted with the application. This considers the impact the hotel 
development would have on the daylight and sunlight amenity of apartments within the Embankment 
West (EW) development and within the CitySuites and Barnfield House buildings.  
 
The results for each of these property’s / developments is summarised in the table below. 

 
 



  

As can be seen above, none of the modelled windows within Barnfield House are predicted to 
experience a material reduction in the amount of daylight / sunlight they receive as a result of the 
proposed hotel.  
 
The Study reports that the daylight impact to CitySuites is to secondary windows serving kitchen diners, 
located on the western side of the building. When the amount of daylight reaching the room as a whole 
is considered, the rooms fully accord with the BRE guide (which it should be noted is predicated on low-
rise sub-urban housing). 
 
With regards to Embankment West, the Study notes that the development had clearly been designed 
in anticipation of development coming forward on the application site. This means the impact is 
predominantly to bedrooms, which the BRE guidelines recognize as having a lower requirement for 
daylight. Where impacts are to living kitchen diners they tend to be dual aspect rooms, with an 
alternative window facing away from the development, or have overhanging balconies above which 
restricts the amount of daylight that is able to enter them. It is, however, apparent that the proposed 
building will materially reduce the amount of daylight / sunlight reaching some single-aspect living 
kitchen diners, albeit this represents a small proportion when considered across the overall EW 
development.  
 
Officers disagree with the Study’s suggestion that as EW is currently under construction there are no 
residents in occupation that will perceive a reduction in daylight and sunlight. Occupation at EW is 
understood to be scheduled for May 2021 and therefore it is highly likely that many of the apartments 
will be occupied by the time the proposed development commences above-ground works. It is, 
however, well established that the published targets within the BRE Guide are guidelines only, which 
are based on low-rise suburban development. The National Planning Practice Guidance (NPPG) 
supports this conclusion and states that: 
 
“All developments should maintain acceptable living standards. What this means in practice, in relation 
to assessing appropriate levels of sunlight and daylight, will depend to some extent on the context for 
the development as well as its detailed design. For example, in areas of high-density historic buildings, 
or city centre locations where tall modern buildings predominate, lower daylight and sunlight levels at 
some windows may be unavoidable if new developments are to be in keeping with the general form of 
their surroundings.” Paragraph 007 Reference ID: 66-007-20190722 
 
It should be noted that the development proposal, along with its neighbours, is situated within the City 
Centre and a regeneration area earmarked for high density development. The existing site comprises 
of surface car parking, meaning that those apartments within EW that overlook it benefit from conditions 
that are unusual in the context of a city centre. Consequently, the baseline situation (open site) is not 
typical for a city centre environment.  
 
When the retained daylight levels within EW are considered in the context set out above, it is concluded 
that they can reasonably be considered to be commensurate with expectations for a city centre location.  
 
Wind and Microclimate 
 
A Wind Microclimate Assessment has been submitted with the application, which demonstrates, 
through Computational Fluid Dynamics, that the proposed hotel would eradicate two existing safety 
exceedance (winds exceeding 15m/s) identified nearby and would give rise to no new safety concerns 
in or around the application site.  
 
The ‘pedestrian comfort’ results within the study forecast that the wind effects on local thoroughfares 
and neighbouring building entrances will be negligible in both the ‘proposed development’ and 
‘cumulative development’ scenarios. Pedestrian comfort levels within the application site would be 
suitable for its intended use as a hotel. 



  

 
Overall the conclusions of the Wind Microclimate Assessment are accepted and it is considered that 
the development would have an acceptable impact on microclimate. Consequently, the development 
would comply with criteria ix of UDP Policy DES 5.  
 
Public Realm and Landscaping 
 
The existing public realm along Chapel Street comprises of flagstone paving and a line off bollards 
adjacent to the highway. The Council is in the process of developing a strategic plan of works along 
this stretch of Chapel Street, with a view to creating an attractive environment that reduces reliance on 
cars and encourages sustainable travel.    
 
Referred to as Chapel Street Phase 2, this project is still in the initial design stage; however, it is likely 
to adopt, and build upon, the principles set out for Phase 1 (which runs between New Bailey Street and 
Blackfriars Road), which includes high-quality protected facilities for cyclists; extended and improved 
footways; and new trees and planting within the public realm. 
 
Given that the proposed hotel will place increased demands on the public realm in the surrounding 
area, the applicant has agreed to pay a contribution of £282,000, which will be used to enhance the 
quality of the public realm along Chapel Street (East). It is expected that any land along the site’s Chapel 
Street frontage, which remains in private ownership, will be landscaped so as to tie-in aesthetically and 
functionally with the forthcoming Phase 2 works. The plans and imagery submitted by the applicant to 
date are generally acceptable, however a landscaping condition is recommended to secure a final 
landscaping scheme once further details about the design and layout of the adjacent public realm are 
known.  
 
This element of the scheme is considered to be in compliance with Policies DES1; DES2; DES6 and 
DES9 of the City of the Salford UDP. 
 
Access, Highways and Parking 
 
Access 
The existing vehicular access onto the site would be removed as part of the proposals and would not 
be replaced, as no car parking spaces are to be provided for staff or visitors of the hotel. Level access 
for pedestrians into the hotel development would be achieved via a ramp at the south-eastern corner 
of the site.  
 
Car Parking 
The submitted Transport Statement (TS) lists a number of pay and display facilities available close to 
the site. Whilst no indication has been provided of the occupancy of these, it is expected that a large 
number of guests would arrive by public transport and that those driving into a city centre will expect 
parking to be limited and / or expensive. The TS has demonstrated that the site is highly accessible by 
foot, bicycle and public transport (which includes bus, train and tram).  
 
The LHA note that disabled car parking should normally be provided within the site. Appendix B 
'Disabled, cycle and motorcycle parking standards' sets out minimum standards for parking for disabled 
drivers. It states that three parking bays, or 6% of the total parking capacity should be provided, 
whichever is the greater. The reasoned justification to UDP Policy A10 states that, while the City Council 
looks for compliance with these standards, it recognises that for some minor development and in certain 
situations it may be impracticable to comply, or unreasonable to require full compliance. Consequently, 
the standards will be applied flexibly in relation to such developments, having regard to the particular 
circumstances of the case. 
 



  

In this instance, the challenges of accommodating three parking bays on a small site, whilst also making 
efficient use of the land and maintaining scheme viability are recognised. Whilst further from the 
proposal than would be preferred, parking bays for people with reduced mobility are located c.350m 
away in an existing Multi-Storey Car Park. For these reasons the LHA are of the view that the lack of 
car parking (disabled or otherwise) would not warrant a refusal of the application in this instance. 
 
Traffic Impacts 
The applicant’s TS makes reference to the level of trip generation associated with the existing use of 
the site as a BT car park and indicates that there could be a reduction in traffic on Chapel Street as a 
result of the proposals. The LHA consider that there is strong potential for a proportion of these existing 
trips to remain on the network, as they find alternative car parks, although it is recognised that some 
may no longer use Chapel Street. In any event, the LHA are also of the view that the impact of trips 
generated by the development, (forecasted to be a maximum of 10 a day), is not likely to be perceivable. 
As such the development is considered to be acceptable on highway impact grounds.     
 
Servicing 
Currently, the application site’s Chapel Street frontage comprises a flagstone footway protected by 
bollards. A temporary ‘pop-up cycle lane’ has recently been installed along Chapel Street, although 
directly in-front of the application site this is briefly interrupted by a bus-stop. 
 
As noted within the ‘Public Realm and Landscaping’ section of this report, the Council is in the process 
of developing a strategic scheme of works for this stretch of Chapel Street, with a view to creating an 
attractive environment that reduces reliance on cars and encourages sustainable travel. This is known 
as ‘Chapel Street East Phase 2’.  
 
The design of the Phase 2 works is yet to be finalised, as it requires the conclusion of a larger piece of 
strategic modelling work, in consultation with TfGM and Manchester City Council, that will ultimately 
determine the extent to which vehicles are permitted along this stretch of highway. This also means 
that there are currently no firm timescales in place for when the Phase 2 highways / public realm works 
will be delivered.  
 
Given the above, the applicant has proposed a two-stage approach to servicing the hotel development, 
as follows: 

 Stage One – an interim scheme that involves the relocation of the existing bus-stop and the marking 
of a service layby on the existing carriageway; 

 Stage Two – the permanent scheme to be designed and delivered by the Council as part of the 
wider Phase 2 works. To include a service layby integrated into the public realm by kerb build-outs 
and which works harmoniously with the proposed cycle segregation scheme. 

 
The LHA have recommended a condition that secures details of the Stage One interim scheme prior to 
first occupation of the hotel, in the event that the Council have not already delivered a permanent 
solution. Furthermore, a contribution of £4,000 would be required to cover the necessary changes to 
Traffic Regulation Order’s (TROs) along Chapel Street. 
 
The estimated cost of integrating the applicant’s long-term servicing needs into an attractive public 
realm scheme that still allows for segregated cycling; soft landscaping and appropriate footway widths 
is £150,000. This cost would be borne by the applicant as part of a planning obligation.  
 
It is noted that a Servicing Strategy has been submitted with the application, which also covers many 
of the requirements normally associated with a Waste Management Plan. Given the number of ‘moving 
parts’ associated with the future design and layout of this section of Chapel Street it is not appropriate 
to condition compliance with these documents. It is therefore appropriate to condition the submission 
of Waste Management and (Interim) Servicing Strategies (including proposed hours) prior to occupation 
of the hotel, when the final design of Chapel Street Phase 2 should be known. 



  

 
Accommodating the applicant’s servicing requirements within the public realm (along with a segregated 
cycle lane and landscaping) could reduce the width available to accommodate a pedestrian footway to 
below 2m. Consequently, it is expected that part or all of the applicant’s land along the Chapel Street 
frontage will be made available for adoption if reasonably required by the City Council to deliver a 
continuous, 2m-wide public footway. The applicant has provided their written agreement to this 
approach. The area to the eastern side of the building, alongside New Kings Head Yard, has also been 
offered for adoption.  
 
Cycle Parking 
The City Council’s cycle parking standards indicate that 18 cycle parking spaces should normally be 
associated with this hotel development. The applicant has indicated that 18 cycles could be arranged 
vertically to the west of the hotel, within their proposed fence-line, which has been set well-in from the 
site’s red-line boundary. However, the LHA have stated that this form of racking would not be accepted, 
due to the difficulty that some users may have with lifting a cycle on and off the racks. It is noted though, 
that the applicant would be able to accommodate a semi-vertical racking system in this area if the 
position of the fence-line were adjusted to make full use of the application site. It is on this basis that a 
condition to secure the details regarding the final location and design of cycle parking has been 
recommended. Long-stay cycle parking should be provided within a secure, covered shelter. As the 
western side of the building would not benefit from high natural surveillance, the facility should be 
covered by CCTV.  
 
Summary 
In addition to the conditions already referenced, the LHA have requested that conditions requiring the 
submission of a Construction Management Plan; Travel Plan; and Travel Information Pack. 
 
Overall there are no objections to the development on highways grounds and this aspect of the 
application is considered to be in accordance with Policies A2, A8 and A10 of the City of Salford UDP 
and the relevant paragraphs within the NPPF.  
 
Air Quality 
 
The application site lies within the Greater Manchester Air Quality Management Area (AQMA) and as 
such it is relevant to consider the appropriateness of introducing new receptors into this part of 
Greengate.  
 
Hotel uses are not considered to be sensitive receptors with respect to long term exposure to NO2, as 
occupants will not be ‘living’ in their rooms for a long period of time. There is however a short-term (1 
hour) limit value that would be relevant for hotel uses, although the Air Quality Assessment (AQA) 
submitted with the application confirms that this limit is unlikely to be reached in this area.  
 
As there are no parking spaces associated with the hotel, the Environmental Officer is satisfied that the 
proposals will not give rise to a significant increase in road traffic emissions within the AQMA. 
  
In-line with the AQA, it is considered that any potential impacts arising from dust generated during the 
construction phase of development can be reasonably mitigated through the implementation of best 
practice measures, secured as part of a Construction Environment Management Plan (CEMP) 
condition. 
 
Subject to compliance with the recommended condition, this aspect of the development is considered 
to be in compliance with Policy ENV17 of the City of Salford UDP. 
 
Noise 
 



  

The application site is subject to high noise levels as a result of road traffic along Chapel Street. An 
elevated railway line also runs east-west 65m away to the north. The development itself includes 
external plant and equipment which has the potential to generate off-site impacts.  
 
With respect to the impact of road and rail traffic and noise on hotel occupants, there is unlikely to be a 
human health impact as guests are only occupying their rooms short-term and can choose to stay 
elsewhere. Generally, hotel operators will want to take steps though to ensure their premises are 
marketable. As such the City Council’s Environmental Consultant does not consider it necessary to 
condition an acoustic mitigation scheme, as may be expected on a residential scheme. 
 
Notwithstanding the above, the Environmental Noise and Vibration Report submitted with the 
application does include an assessment of internal noise levels, together with recommendations to limit 
plant noise levels to ensure there is no off-site impact. The Report has been reviewed by the City 
Council’s Environmental Consultant, who has raised no objections to the development subject to the 
addition of a condition designed to limit the noise rating levels of any externally mounted plant or 
equipment.  
 
Subject to compliance with the above condition, there are no objections to the proposed development 
on the grounds of noise and the development is considered to be in compliance with policy EN 17 of 
the City Council’s UDP.  
 
Residential Amenity 
 
The application site is separated from the Embankment West (EW) development to the north by Salford 
Approach, whilst to the east is the CitySuites aparthotel on the opposite side of New Kings Head Yard.  
 
A separation of 9.5m would exist between windows within the southern elevation of EW Block A and 
those within the proposed hotel development. Without intervention or mitigation it is considered that this 
relationship would give rise to an unacceptable loss of privacy for residents of the affected EW 
apartments. The relationship between the two buildings is shown in the image below: 
 

 
 



  

However, the applicant has proposed to use a combination of obscured and fritted glazing for those 
hotel windows that directly face Block A. The approach presented to officers below will sufficiently 
obscure views out whilst still allowing daylight into the room and a high-level outlook.  
 

 
 
Above: Applicant’s proposed approach to obscured / fritted window glazing 
 
Hotel rooms do not have the same need for an outlook as typical residential uses, given that occupants 
are typically there for relatively short periods of time. Consequently, this approach to preventing 
interlooking is considered to be acceptable and should be secured by way of a planning condition. 
 
The outlook from apartment windows in the southern elevation of EW Block A will experience a degree 
of visual intrusion as a result of the siting, scale and massing of the proposed hotel. However, it is 
considered that this impact does not warrant a refusal of the application given that  
i) a reasonable outlook will still remain from the windows within Block A; 
ii) the affected living rooms / kitchens within Block A benefit from a second window whose outlook 

will be unaffected;  
iii) the Block A windows were positioned in close proximity to the boundary of a vacant site 

earmarked for high-density development within a regeneration area.  
 
The daylight / sunlight impacts of the development on EW are considered within the corresponding 
section of this report above. 
 
The hotel floorplan does not create opportunities for direct interlooking between the hotel rooms and 
the aparthotel rooms within CitySuites. This is because the widows within its end only serve a corridor 
and stair core. Furthermore, those rooms within CitySuites that have a window facing the proposed 
building also benefit from another (principal) window that will be unaffected. 
 
Overall, it is considered that the development will have an acceptable impact on the amenity of 
neighbouring residential properties, given the high-density character of the area, and therefore it is in 
compliance with Policy DES 7 of the City of Salford UDP and the NPPF. 
 
Flood Risk and Drainage 
 
The application site is located within Flood Zone 2 and the development is classed as ‘more vulnerable’ 
given that it comprises hotel accommodation. The site’s allocation under Policies MX1 and ST5 
indicates that its appropriateness for hotel use has already been considered by the Council.  
 
A Flood Risk Assessment has been submitted with the application. This has been reviewed by the City 
Council’s Drainage Engineer who has agreed that the finished floor level (FFL) of the building should 



  

be set no lower than 27.44m AOD. This should be secured by condition, along with the requirement for 
flood resilience measures to be installed within the building.    
 
Conditions requiring the submission of a final strategy for draining surface water, and to restricting its 
discharge rate, have also been recommended.  
 
Subject to compliance with the conditions set out above, this aspect of the development is considered 
to be in compliance with Policy EN19 of the City of Salford UDP. 
 
Land Contamination 
 
The site has a number of historic uses including an old iron works, housing and commercial uses (public 
house).  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 hotel is considered to be a sensitive end use with respect to land contamination risk. A 
Phase 1 Desk Study has been submitted with the application, which assesses the potential for ground 
contamination. The Study has shown that the site may have been exposed to some contamination, with 
construction/demolition waste and possibly oils or fuel from vehicle spills the most likely source. 
Consequently, the Study recommends that a Phase 2 (Site Investigation) Assessment be produced, 
along with a ground gas assessment.   
 
The City Council’s Environmental Officer has reviewed the Study and accepted its conclusions. No 
objections to the development are raised providing that conditions designed to secure the submission 
of a Site Investigation Report and, if necessary, a Remediation Strategy and Validation Report, are 
attached to any permission granted.  
 
Subject to compliance with the recommended conditions, this aspect of the development is considered 
to be in compliance with Policy ENV17 of the City of Salford UDP. 
 
Crime Prevention 
 
The applicant has sought to reduce opportunities for crime through the layout and design of the 
proposed development. The resulting scheme has been reviewed as part of a Crime Impact Statement 
(CIS), which has been submitted with the application along with a Design and Access Statement. These 
documents identify the following features that would make a positive contribution to the prevention of 
crime, and the fear of crime: 

 The proposed building will present an active frontage onto Chapel Street, enlivening the street 
scene and helping to provide useful natural surveillance over the surrounding public realm, at 
varying times of the day and night; 

 The hotel bedrooms will be provided well above street-level, reducing the potential impacts of noise, 
nuisance and anti-social behaviour (particularly at night). 

 Robust masonry materials have been used at ground-floor and Level 01, which will resist attack and 
anti-social behaviour; 

 The hotel has a simple and highly visible access on the corner of Chapel Street and New Kings 
Head Yard; and 

 Public access between the front of house areas and the hotel bedrooms will be restricted by the 
use of key cards. 

Design for Security (Greater Manchester Police) have raised no objections to the proposed 
development on the grounds of crime prevention. This aspect is considered to be in compliance with 
Policy DES10 of the City of Salford UDP. 
 
Energy and Sustainability 



  

 
An Energy Strategy Report has been submitted with the application, along with a Sustainability 
Statement (and BREEAM Pre-Assessment). The former of these documents set out how the 
development uses less energy through the adoption of design and construction measures and by 
supplying energy efficiently. The latter identifies the sustainability credentials that will be achieved by 
the scheme. Some of the key benefits listed within these documents have been summarised below: 

 The hotel scheme will be designed to exceed the regulatory compliance criteria and achieve a 
BREEAM 'Very Good' rating. This represents ‘good practice’ for new non-domestic buildings in the 
UK and furthermore, exceeding building regulations Part L2A 2013 emissions performance 
standards will assist in mitigating the impact of climate change.  

 The design will pursue a 'fabric first' approach which will minimise energy usage at source by 
achieving high levels of insulation which will exceed Part L (2013) standards. Similarly, material 
choices for the envelope and all other elements have been selected to ensure embodied energy is 
appropriate; the design life of those materials is long; and materials are recyclable wherever 
possible. 

 The heating and cooling systems will be electrical. This reflects current evidence relating to the 
'greening of the grid' as being the most appropriate methodology to reduce global warming gases. 
The exclusion of fossil fuel burning on site also reduces air pollution in the city centre. 

 Internal water management will be achieved through the provision of water efficient fittings and 
appliances to reduce the developments internal water demand. 

 The hotel incorporates a ‘blue roof’ which will hold rainfall water at peak flow and release it later. 
 
More generally, it should be noted that the development makes efficient use of a brown field site in a 
highly sustainable location within the city centre, that benefits from excellent connections to multi modal 
public transport facilities. 
 
Overall, the proposed development is considered to accord with the Council’s sustainability aspirations 
and the requirements of its Sustainable Design and Construction SPD. 
 
Ecology 
 
An Ecological Assessment has been submitted with the application, which identifies that the site is 
predominantly covered in hardstanding and therefore supports limited features of ecological value. This 
is a conclusion shared by the Greater Manchester Ecology Unit (GMEU). The site has, however, been 
found to support giant hogweed, a non-native, invasive species. GMEU have requested that method 
statement for its eradication be submitted as part of the requirements of a planning condition. 
 
Limited soft landscaping has been incorporated into the layout of the development, however the 
applicant has sought to achieve a net gain in biodiversity through the addition of bird and bat boxes to 
the roof of the building, as recommended within the Ecological Assessment. The applicant has indicated 
that the provision of a green roof in this instance is not possible due to the significant space required 
for plant and access to it. In lieu of this, a ‘blue roof’ has been provided which will allow rainwater to 
drain sustainably.  
 
It should be noted that much of the site frontage is set to be re-landscaped by the City Council, as part 
of a wider, strategic public realm and sustainable travel project known as ‘Chapel Street East: Phase 
2’. It is anticipated that the new public realm along Chapel Street will include features designed to further 
enhance biodiversity in this urban area.   
 
Given the limited ecological value of the existing site, officers are satisfied that the proposed 
development will be able to achieve a net gain in biodiversity, in-line with Paragraph 175 of the NPPF. 
GMEU have raised no objections to the development and subject to compliance with the conditions 
outlined above, the development is considered to be in compliance with UDP Policy DES9 and the 
National Planning Policy Framework 



  

 
Planning Obligations 
 
The application proposes to create 188 hotel bedrooms within a 16-storey building. Given the scale of 
the development an assessment of its impact on nearby transport infrastructure, public realm and open 
space provision is required in accordance with UDP Policy DEV5 and the Planning Obligations SPD 
(2015). If considered necessary, planning obligations will be sought to mitigate the impact of the 
development.  
 
It is noted that, in accordance with the National Planning Policy Framework (paragraph 56) planning 
obligations should only be sought where they are necessary to make a development acceptable in 
planning terms, directly related to the development; and fairly and reasonably related in scale and kind 
to the development.  
 
The development is likely to place increased demands on the public realm in the surrounding area. 
Planning obligations have therefore been sought to mitigate against this impact. 
 
As noted within the ‘Access, Highways and Parking’ section of this report, planning obligations are also 
required in order to deliver a suitable and attractive long-term servicing facility for the development on 
Chapel Street, given the applicant has not been able to deliver one within the confines of their own site. 
 
The applicant has agreed to pay the full extent of the financial contributions required to mitigate the 
impacts of the development, in accordance with Planning Obligations SPD. The contributions amount 
to £432,000, which would be secured via a Section 106 agreement, and would be directed towards the 
Council’s planned scheme of public realm and highways works known as ‘Chapel Street East Phase 
2’.  
 
In the event that the applicant has to implement their proposed interim servicing strategy (see Access, 
Highways and Parking section for more detail), a contribution of £4,000 will be required from the 
applicant to cover the necessary amendments to the current Traffic Regulation Orders (TROs).   
 
PLANNING BALANCE 
 
The assessment of the application has identified that the development would give rise to some specific 
adverse impacts, as well as a series of benefits. These are summarised below for ease of reference:  
 
Adverse impacts 

 Less than substantial harm to the significance of a locally listed building, 52-60 Chapel Street. 

 A moderate adverse impact on the level of daylight and sunlight received by certain apartments 
within the neighbouring Embankment West scheme.  

 
Scheme Benefits 

 The redevelopment of an inefficiently used site, in accordance with the aspirations of the Greengate 
Regeneration Strategy; 

 The provision of a new building that supports the Council’s aspirations to make Chapel Street a 
destination for tourism, that will attract visitors to the City and improve Salford’s image; 

 Provision of a vibrant active frontage along Chapel Street, where one does not currently exist, in 
accordance with the aspirations of UDP Policy MX2; 

 The creation of 50 new, permanent employment opportunities within the hotel and its associated 
bar / restaurant area; 

 A net gain in biodiversity; and 

 Delivery of a distinctive building that is considered to be of good design quality.   
 



  

Paragraph 11 of the NPPF states that there is a presumption in favour of sustainable development. For 
decision-taking this means approving development proposals that accord with an up-to-date 
development plan without delay. Whilst adverse impacts have been identified, it is considered that they 
are far outweighed by a series of scheme benefits. Furthermore, when assessed in the round, the 
development is considered to be in accordance with the Council’s development plan. Therefore, the 
proposed development is recommended for approval, subject to the heads of terms and conditions 
listed below. 
 
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 obligation under Section 106 of the Town 
and Country Planning Act 1990 to secure the following heads of terms: 

 

 A financial contribution of £432,000 towards the delivery of public realm and highways 
improvements along Chapel Street. 

 A financial contribution of £4,000 towards changes to Traffic Regulation Order’s (TROs) along 
Chapel Street. 

 
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 obligation; 
 
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 
obligation. 

 
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 the following approved plans: 
 

Site Location Plan – HCSS-NOR-XX-XX-DR-A-90001 Rev: P03 
Proposed Site Plan – HCSS-NOR-XX-DR-A-90003 Rev: P03 
Proposed Site Plan–Level 00 - HCSS-NOR-XX-00-DR-A-00001 Rev: P014 
Proposed Plan-Level 01 – HCSS-NOR-XX-01-DR-A-00002 Rev: P014 
Proposed Plan-Level 02 – HCSS-NOR-XX-02-DR-A-00003 Rev: P010 
Proposed Plan-Level 03 – HCSS-NOR-XX-03-DR-A-00004 Rev: P013 
Proposed Plan-Level 04 – HCSS-NOR-XX-04-DR-A-00005 Rev: P010 
Proposed Plan-Level 05 – HCSS-NOR-XX-05-DR-A-00006 Rev: P010 
Proposed Plan-Level 06 – HCSS-NOR-XX-06-DR-A-00007 Rev: P010 
Proposed Plan-Level 07 – HCSS-NOR-XX-07-DR-A-00008 Rev: P010 
Proposed Plan-Level 08 – HCSS-NOR-XX-08-DR-A-00009 Rev: P010 
Proposed Plan-Level 09 – HCSS-NOR-XX-09-DR-A-00010 Rev: P010 
Proposed Plan-Level 10 – HCSS-NOR-XX-10-DR-A-00011 Rev: P010 
Proposed Plan-Level 11 – HCSS-NOR-XX-11-DR-A-00012 Rev: P010 
Proposed Plan-Level 12 – HCSS-NOR-XX-12-DR-A-00013 Rev: P010 
Proposed Plan-Level 13 – HCSS-NOR-XX-13-DR-A-00014 Rev: P010 
Proposed Plan-Level 14 – HCSS-NOR-XX-14-DR-A-00015 Rev: P010 



  

Proposed Plan-Level 15 – HCSS-NOR-XX-15-DR-A-00016 Rev: P011 
Proposed Plan-Level 16 – HCSS-NOR-XX-16-DR-A-00017 Rev: P011 
Proposed Plan-Roof – HCSS-NOR-XX-17-DR-A-00018 Rev: P013 
Proposed Elevations – HCSS-NOR-XX-EL-DR-A-00103 Rev: P013 
Proposed Elevations – HCSS-NOR-XX-EL-DR-A-00104 Rev: P011 
Proposed Elevation Detail 01–South – HCSS-NOR-XX-EL-DR-A-00105 Rev: P02  
Proposed Building Section A-A – HCSS-NOR-XX-SX-DR-A-00201 Rev: P07 
Proposed Building Section B-B – HCSS-NOR-XX-SX-DR-A-00202 Rev: P07 
Proposed Building Section C-C – HCSS-NOR-XX-SX-DR-A-00203 Rev: P03 
Proposed Section Detail D-D – HCSS-NOR-XX-SX-DR-A-00301 Rev: P01 

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

 
3. 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. 
(xii) an Invasive Plant Species Management Plan, which shall identify measures to be undertaken 
to control and eradicate invasive plant species growing within the 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. 

 
4. No development shall take place until a programme of evaluation trenching of potential below-

ground archaeological remains has been undertaken in accordance with the approved Written 
Scheme of Investigation (WSI) (Salford Archaeology, dated 10 September 2020).  



  

 
Where merited by the evaluation, targeted archaeological excavation shall be undertaken prior to 
the commencement of any development in accordance with a separate WSI, which shall be 
submitted to, and approved in writing by, the LPA in consultation with GMAAS prior to the 
commencement of development.  
 
The WSI shall also provide for the following: 

  
(a)A programme for post investigation assessment to include: 

 - analysis of the site investigation records and finds 
 - production of a final report on the significance of the archaeological and historical interest 
represented. 

(b) Deposition of the final report with the Greater Manchester Historic Environment Record. 
(c) A scheme to disseminate the results of the archaeological investigations for the benefit of the 
local and wider community 
(d) Provision for archive deposition of the report and records of the site investigation. 

 
Reason: To record and advance understanding of the significance of any heritage assets to be lost 
and to make this evidence publicly accessible, in accordance with Policy CH5 of the City of Salford 
Unitary Development Plan and Chapter 16 of the National Planning Policy Framework. 

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

 
5. Prior to the commencement of development (except for demolition) 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 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 prior to commencement of 
development. 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. 

 
6. Pursuant to condition 5, 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 

 



  

7. No development shall take place until a scheme for surface water drainage for the site using 
sustainable drainage methods and which includes details of how water quality will be improved, and 
how existing surface water discharge rates reduced, 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 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;  
o NPPF,  
o Water Framework Directive and the NW River Basin Management Plan 
o The National Planning Practice Guidance and the Non-Statutory Technical Standards for 
Sustainable Drainage Systems (March 2015) 
o Manchester, Salford, Trafford Strategic Flood Risk Assessment (SFRA) (2011) and associated 
technical guidance 
o Environment Agency Pollution Prevention Guidelines (now withdrawn) 
o 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. 

 
8. The development hereby permitted shall be carried out in accordance with a Network Rail approved 

RAMS (Risk Assessment and Method Statement) and BAPA (Basic Asset Protection Agreement), 
a copy of which shall be submitted to and approved in writing by the Local planning Authority before 
any development commences. The development shall thereafter be implemented in accordance 
with the approved RAMS, The RAMS shall include: 
- Measures to protect the operation and integrity of operational railway and Network Rail land; 
- Risk and Method Statements to be accepted by Network Rail; 
- Cutting down of trees in the vicinity of the boundary; 
- Works to install new boundary treatment; 
- Excavation works; 
- Demolition works; 
- Use of Piling Rigs; 
- Use of scaffolding; 
- Use of mobile cranes - for information also see guidance "Requirements for Mobile Cranes 
Alongside Railways Controlled by Network Rail 
- Noise and vibration from the existing railway. 
 
Reason - To prevent any works from de-stabilising or impacting the railway in accordance with 
Policy ST5 of the City of Salford Unitary Development Plan and the National Planning Policy 
Framework. 

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

 
9. Notwithstanding any description of materials in the application no above ground construction works 

shall take place until full details (including samples where appropriate) of the materials to be used 
externally on the building have been submitted to and approved in writing by the Local Planning 
Authority.  A sample panel of the materials, the size of which shall first be agreed in writing by the 
local planning authority, shall be erected on site prior to any discharge application relating to this 
condition being submitted and shall be available for inspection by the local planning authority.  The 



  

sample panel shall include full details of the colour, type and design of jointing/coursing materials.  
The development shall be constructed in accordance with the approved materials.  

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

 
10. Notwithstanding the details shown on the plans hereby approved, no above ground construction 

works shall be undertaken until drawings of the window details at a scale of 1:20 have been 
submitted to, and approved in writing by, the Local Planning Authority. The development shall be 
constructed in accordance with the details so approved. 

  
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. 

 
11. The development hereby approved shall not be brought into first use until details of flood resilient 

construction up to the flood level predicted for the 1:1,000 year flood event have been submitted to, 
and agreed in writing by, the Local Planning Authority. The development shall be implemented in 
accordance with the approved details.  

 
Reason: In order to reduce the risks from flooding in accordance with policy EN19 of the City of 
Salford Unitary Development Plan and the National Planning Policy Framework. 

 
12. Prior to the first occupation of the development hereby approved, a scheme for obscured / fritted 

glazing that shall be applied to windows within the northern (Salford Approach) elevation of the 
building shall be submitted to, and approved in writing by the Local Planning Authority. The 
submitted scheme shall be based on the preferred solution and extent of windows set out within the 
‘North Elevation Window Studies’ document (Norr Rev: C, dated January 2021). The areas of 
obscured glazing shall achieve an obscuration level of at least 3 on the Pilkington scale of 1-5 
(where 1 is clear and 5 is completely obscure).  The approved scheme shall be installed prior to the 
first occupation of the development and retained thereafter.  

 
Reason: In the interests of residential amenity, having regard to Policy DES7 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework. 

 
13. 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 the formation 
of any banks, terraces or other earthworks, hard surfaced areas and materials, boundary 
treatments, external lighting, 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. 

 
14. Prior to the development hereby approved being brought into first use, a Biodiversity Enhancement 

Scheme shall be submitted to, and approved in writing by, the Local Planning Authority. The 
approved scheme shall be implemented in accordance with a timetable that has been first agreed 
in writing by the Local Planning Authority. 

  
Reason: To secure opportunities for the enhancement of the nature conservation value of the site 
in accordance with the National Planning Policy Framework. 

 
15. Notwithstanding the details submitted to date, the development hereby approved shall not be 

brought into first occupation / use until an Interim Public Realm Scheme has been submitted to, and 
approved in writing by, the Local Planning Authority. Thereafter the development shall be carried 
out in accordance with the approved Scheme until such a point that an alternative / permanent 
public realm solution is provided.  
 
Reason: To ensure that the development 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. 
 

16. Notwithstanding the details submitted to date, the development hereby approved shall not be 
brought into first occupation / use until an Interim Servicing Strategy has been submitted to, and 
approved in writing by, the Local Planning Authority. Thereafter the development shall be carried 
out in accordance with the approved Strategy until such a point that an alternative / permanent 
servicing solution is provided.  
 
Reason: To ensure that the development can be serviced safely with no adverse impact on the 
operation of the highway network, having regard to Policies A2 and A8 of the City of Salford Unitary 
Development Plan and the National Planning Policy Framework. 
 

17. Notwithstanding the details submitted to date, the development hereby approved shall not be 
brought into first occupation / use until Waste Management Strategy (WMS) has been submitted to, 
and approved in writing by, the Local Planning Authority. The WMS shall include, as a minimum: 
- Restrictions on waste collection times, if appropriate; 
- How bins will be moved from the identified bin stores to the highway; 
- Where they will be temporarily located on the highway (a ‘holding area’) immediately prior to 

and post refuse collection; 
- Where the refuse vehicles will park to collect bins from the identified holding areas. 
- Maximum size of vehicle that scheme is designed for; 
- A collection schedule to demonstrate that the bin stores are of sufficient size; and 
- How the occupier of this site/ their Waste Management company will work with neighbours to 

ensure that a collaborative strategy is in place given the limited servicing opportunity on Chapel 
Street.  

 
Reason: To ensure that waste can be collected from the premises with no adverse impact on 
pedestrian or highway safety, having regard to Policies A2 and A8 of the City of Salford Unitary 
Development Plan and the National Planning Policy Framework. 

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

shall be submitted to, and approved in writing by, the Local Planning Authority. The submitted details 
shall demonstrate that the long-stay cycle parking will be covered from the elements and monitored 



  

by CCTV. 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 

 
19. Within 6 months of occupation/ trading of the development hereby approved (or alternative 

timeframe which has been agreed in writing by the Local Planning Authority), a Full Travel Plan 
(FTP) shall be submitted to the Local Planning Authority. The FTP should include results of travel 
surveys, targets for modal shift, an action plan, TP budget details and real incentives and measures 
to encourage use of non-car modes of travel. 

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

 
20. Prior to the first occupation of the development hereby permitted, the applicant shall submit to and 

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

 
Reason: To encourage more sustainable and active forms of transport in accordance with the 
provisions of Retained Policies ST14 and A8 of the Salford Unitary Development Plan and the 
National Planning Policy Framework (NPPF). 

 
21. Any externally mounted plant and equipment (with the exception of plant required for emergency 

situations such as standby generators, smoke extract equipment etc) associated with the 
development hereby approved shall be designed so as not to exceed the following free-field noise 
rating levels; 
- 07:00 – 23:00 - 49 dB LAr,Tr 
- 23:00 – 07:00 – 44 dB Lar,Tr 
Determined 1m from the nearest noise sensitive premises, in accordance with BS 
4142:2014+A1:2019 with corrections applied for any plant emitting noise of a tonal or irregular 
quality 

 
Reason: In the interest of residential amenity, having regard to Policy EN 17 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework. 

 
22. Notwithstanding the provisions of Condition 7, the rate of discharge of surface water from the 

development shall be restricted to 50% of the existing discharge rate (or to green-field runoff, 
whichever is greater), as per Salford City Council's SFRA. 

 
Reason: To reduce the risk of flooding by ensuring the satisfactory storage of/disposal of surface 
water from the site, in accordance with Policy EN19 of the City of Salford Unitary Development Plan 
and the National Planning Policy Framework. 

 
23. The Finished Floor Level to the building hereby approved shall be set at a level no lower than 

27.44m AOD.  
 

Reason: To reduce the risk of flooding, in accordance with Policy EN19 of the City of Salford Unitary 
Development Plan and the National Planning Policy Framework. 

 



  

Notes to Applicant 
 
1. This permission does not grant consent under the Town and Country Planning (Control of 

Advertisements) Regulations 2007 for the advertisement(s) shown on the submitted plan, nor does 
it imply that such consent would be forthcoming. 

 
2. This development is subject to the planning obligation entered into by the applicant under Section 

278 of the Highways Act 1980. 
 
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. 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. 

 
 
 

 
 


