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

 
 
 

APPLICATION No: 20/76306/FUL 

APPLICANT: English Cities Fund 

LOCATION: Plot A3, New Bailey, Salford, M3 5EN  

PROPOSAL: Demolition of existing on-site structures and the development 

of an office building including ground floor unit (for shop, 

financial/professional services, restaurant/cafe, drinking 

establishment, hot food takeaway, business or leisure use) 

together with associated landscaping, highways and other 

works. 

WARD: Ordsall 

 

 
 
Background 
 
This application relates to a site within zone A of the approved Salford Central masterplan area 
(09/57950/EIAHYB, 16/68325/OUT and updated by 18/72788/NMA) and is known as plot A3. Plot A3 is one of 
the later plots within zone A to be developed by English Cities Fund.  
 



In relation to plot A3, application 09/57950/EIAHYB granted outline consent for a commercial building with 
mixed used at ground and offices above and set the following parameters:  

- Maximum footprint of 1500m2 (+/- 10% and subject to total cap across all of zone A); 
- Maximum height of 49m; 
- Maximum of 10 storeys. 

 
A further outline application was permitted in 2017 (ref:16/68325/OUT) that accommodated completed/approved 
plots A4, A5 and A6 with all future zone A plots to be delivered under 16/68325/OUT. 
 
Application 16/68325/OUT was then amended by application 18/72788/NMA which relates to zones A and C of 
the masterplan area. Application 18/72788/NMA set the following parameters for plot A3: 

- Maximum footprint of 600m2 (+/-10% and subject to total cap across all of zone A) apartment building 
with ground floor flexible use; 

- Maximum height of 99.5m; 
- Maximum of 33 storeys. 

 
The outline consent also set parameters for maximum floor space for use classes across zone A. 
 
This current application is submitted as a separate stand-alone full application as it proposes a 12 storey 
building which does not sit within the parameters of the previous outline consents. That said, it  does sit 
somewhere in between the parameters set down across the previous consents with the proposed height at 12 
storeys, approximately 61.5m at its highest point and with a footprint of approximately 1230m2 (excluding the 
overhang that sits to the north/east and southern elevations.) 
 
Notwithstanding the approval of 16/68325/OUT (and subsequent non material amendment 18/72788/NMA) for a 
residential scheme on the site, ECF are now proposing to introduce a commercial element to the west side of 
New Bailey at the application plot as an alternative to residential on the basis that the office market is presently 
performing well at New Bailey.  
 
Development Agreement 
 
The Council and ECF entered into an overarching Development Agreement for Central Salford in December 
2006. The agreement set out the objectives, responsibilities and the process by which the regeneration of the 
Salford Central area would be brought forward in a comprehensive manner. 
 
The establishment of the Development Trust Account (DTA) is enshrined in the agreement. The primary 
purpose of the DTA is to enable the development of sites within the boundary, which would not be viable without 
cross subsidy from successful phases of development. 
 
The S106 agreement associated with hybrid planning consent (ref: 09/57950/EIAHYB) and more recent outline 
consent (ref: 16/68325/OUT) also required the creation of the DTA, thereby mirroring the provisions for a DTA 
contained within the Development Agreement. The S106 agreement provides for surplus development receipts 
to be applied in a particular order of priority: 
 
• To cross-subsidise phases of the development that would not otherwise occur but for the cross-subsidy 

and therefore promote comprehensive regeneration; 
• For the provision or enhancement of infrastructure and/or public realm; 
• For affordable housing; and 
• Other such items that may be required by the Planning Obligations SPD 
 
In light of the existing legal agreements outlined above, a further Section 106 legal agreement attached to this 
application is not necessary or justified as it would duplicate existing agreements already in place. 
 
 
 
 
 
 
 
 



Description of Site and Surrounding Area  
 
The application site extends to approximately 0.13 hectares and is identified with a red star on the aerial image  
below. The site sits at the junction of Irwell Street and Trinity Way and is currently used as a site compound for 
other ongoing developments in the vicinity. Zone B of the masterplan area sits to the east on the opposite side 
of Irwell Street.  

Application site 

 
To the north is Trinity Way and the grade II* listed Southern railway viaduct and colonnade. To the south the site 
is bounded by Stanley Street with development plots A4-A7 on the opposite side which comprise of a hotel and 
residential towers, and to the west is plot A2 which is occupied by a multi storey car park. Plot A1 is yet to come 
forward. To the south east on the opposite side of Irwell Street is the locally listed Riverside House and further 
south is the grade II listed Irwell Street bridge.  

    



Description of Proposal  
 
Planning permission is sought for the erection of a 12-storey office building including ground floor unit (for shop, 
financial/professional services, restaurant/cafe, drinking establishment, hot food takeaway, business or leisure 
use) together with associated landscaping, highways and other works. 
 
The proposed building would have a footprint of approximately 1230m2 and proposes a 117m2 commercial unit 
at ground floor with office space above.  

 
The footprint of the proposed development would largely fill the plot and would be curved at the north west 
corner to mirror the curvature of the junction between Irwell Street and Trinity Way. The ground floor would be 
set back by approximately 2m resulting in an overhang of the upper floors over parts of Trinity Way, Irwell Street 
and Stanley Street. It is envisaged that this would open up the pedestrian area at ground floor level to provide a 
more usable public realm area and soften the building massing at street level.  
 
The building would incorporate a core to the western elevation that would sit proud of the main western 
elevation adjacent to the multi storey car park at plot A2. Lower levels of this core (first floor to north and south 
of main core) would include green/brown roofs and the main core itself would include photovoltaics and plant 
areas at roof level. The core would project above the roof of the main building and would incorporate louver 
screening around its perimeter to screen plant and photovoltaics. The area between the western elevation of the 
building and the eastern elevation of the multi storey car park would be closed off to the public and gated for 
secure managed access only and would be utilised for servicing of the building and as an emergency 
access/egress if required. Green/brown roofs on parts of the core would be accessible for maintenance only. 
The submitted documents confirm that the core includes a dedicated firefighting lift and escape stairs which can 
potentially be utilised as a wheelchair-accessible evacuation lift. The firefighting lift can also be used as a goods 
lift serving all levels, including the plant space at roof level. 
 
The commercial unit at ground floor would be sited to the north east corner of the building with access provided 
directly from Irwell Street. Access to the commercial unit would also be provided internally from within the 
building via the reception area. The ground floor would also accommodate a large reception area as well as 
cycle storage, changing rooms, refuse and back of house equipment including refuse store and MEP 
(mechanical, electrical and public health) plant rooms. 
 
The main entrance to the building would be to the south west off Irwell Street. Plant room access would be 
provided to the northern side of the building off Trinity Way and refuse areas would be accessed from the 
passageway to the rear of the building.  
 
No car parking spaces are proposed as part of the development, however there is a multi-storey car park 
immediately adjacent to the site at plot A2 and also one on the opposite side of Irwell Street at plot B1.  
 
The reception area would be double height with the remainder of the ground floor having a mezzanine above 
which would accommodate a smaller office area as well as a multiuse/ well-being space, facilities management 
(FM) rooms, and back of house (BoH) MEP plant rooms. 
 

Upper floors at levels 1-11 would accommodate offices. They have been designed to enable a two tenancy split 
if required and the side core arrangement maximises accessible window space to the users inside, particularly 
on the north, east and south sides. 
 

At roof level (level 12) an amenity area would be provided to the southern part of the building including seating 
and planting as well as a 1.5m glass balustrade. The remainder of the roof level would accommodate plant with 
a 3.5m louver screen and an access walkway provided to the perimeter of the building around both the plant 
and amenity area. The roof is proposed to be constructed as an inverted roof with falls for surface water runoff. 
 
A total of 154 cycle spaces are proposed internally together with lockers and showers to support and encourage 
the use of cycling as a means of travel to the building. A further 20 external cycle spaces are proposed for 
visitor use, with 10 proposed adjacent to the building main entrance and 10 proposed further along Irwell Street 
adjacent to the proposed commercial unit. Direct access to the internal cycle store would be provided from 
Stanley Street. The cycle storage area would also link through to changing and shower areas as well as the 
main reception area. 
 



Whilst the building largely fills the plot, some areas of hard and soft landscaping are proposed immediately 
around the building within the extent of the red line. There are also wider public realm improvements proposed 
within the vicinity and improved pedestrian and cycle areas particularly at the Trinity Way and Irwell Street 
junction. These sit outside the scope of this planning application with the public realm improvements proposed 
here limited to the red line area. The submission documents set out that the closure of the left hand land is 
proposed as part of this planning application. However things have progressed since the submission and the left 
hand closure is now a committed development being implemented by Salford City Council in conjunction with 
TFGM, with works due to commence mid-February. 
 
The proposed site layout plan and extent of the upper floors overhang is shown below: 
 
 

  
 
It is proposed that the building is finished with a green wall to all elevations with the exception of the core area. 
The proposed green wall will assist in the applicant’s aspirations to create the most sustainable, carbon efficient 
building they can develop with a BREEAM ‘excellent’ rating. The supporting documents set out that the inclusion 
of the green walls would “create a strong visual connection to the local green spaces as well as providing 
numerous benefits to the users and local environment, including helping with carbon absorption in the city 
centre and improving general air quality. It would also reduce noise from the adjacent roads, and help regulate 
the internal temperatures of the building, providing health and wellbeing benefits to the end users. 
 
Publicity 
 
Site Notice: Non HH Article 15 Date Displayed: 10 November 2020 
Reason: Article 13 
 
Site Notice: Non HH setting of listed building Date Displayed: 10 November 2020 
Reason: Affecting setting of Listed Building 
 
Press Advert: Manchester Weekly News Salford Edition Date Published: 12 November 2020 
Reason: Article 15 Standard Press Notice 



Affecting setting of Listed Building 
 
Neighbour Notification  
 
233 neighbouring occupiers have been notified of the application. 
 
Representations  
 
None received to date.  
 
Relevant Site History 
 
18/72788/NMA - Application for a non-material amendment to planning permission 16/68325/OUT for revised 
Development Schedule and amended wording of conditions 3, 7, 8, 25 and 37. Permitted 11/2/2019 
 
17/71155/NMA - Application for non-material amendment to planning permission for 09/57950/EIAHYB to 
amend wording of conditions and parameters of approved Development Schedule to reflect approvals at Zones 
A, C and D and progress on plans for Zone E. Permitted 22/2/2018 
 
16/68325/OUT - Outline application for the comprehensive phased regeneration of Zone A/C of the Salford 
Central masterplan area for a residential led (maximum 843 dwellings) mixed use development including tall 
building (up to 100 metres / 33 storeys) and ground floor commercial units with potential for offices, retail, food 
and drink, entertainment and leisure uses (Use Classes A1, A2, A3, A4, A5, B1 and D1) together with 
associated car parking, landscaping and infrastructure. Permitted 6/10/2016 
 
15/67002/NMA - Application for a non-material amendment to planning permission 09/57950/EIAHYB for 
substitution of document 18 Development Schedule Version 6 with Version 7 in condition 5 and to replace 15 
storeys (residential use) with 16 storeys (residential use) in condition 9 (point k). Permitted 18/9/2015 
 
09/57950/EIAHYB - Outline application for a comprehensive phased regeneration of Salford Central, including 
selective demolition, for a mixed-use development of new,  improved, altered and replacement buildings, for 
offices/commercial use (use classes A2 and B1, maximum 197,010sq.m), retail, food and drink and 
entertainment (use classes A1, A3, A4 and A5, maximum 24,255sq.m), leisure (class D1), hotels (class C1 
maximum 140 and 250 bedrooms) and residential use (maximum 849 dwellings) together with associated car 
parking, landscaping and infrastructure. Detailed application for highway and associated works to Chapel Street 
(between Oldfield Rd and Trinity Way) and the laying out of public space at Stanley Street. Permitted 21/1/2010 
 
Consultations 
 
Design For Security - Recommend a condition to reflect the physical security specifications set out in section 
four of the Crime Impact Statement should be added, if the application is to be approved. 
 
The physical security section of the Crime Impact Statement largely relates to specifications such as secure 
access, alarms, windows, doors etc. This level of technical detail is beyond the scope of planning control and as 
such an informative is recommended to draw the applicant’s attention to the recommendations made by Design 
for Security. 
 
Air Quality, Noise, Contaminated Land - No objections subject to conditions in relation to noise standards, 
construction environmental management plan and requiring the submission of a phase 2 site investigation, 
remediation strategy where required and verification. Conditions are recommended in this regard. Please refer 
to the relevant sections of the report for further discussion.  
 
Highways (incorporating TFGM comments) - No objections subject to conditions in relation to cycle storage, 
servicing and waste management, highway works, travel plan and construction environmental management 
plan. Please refer to highways section of the report for further discussion.  
 
Senior Drainage Engineer – No objections, subject to conditions in relation to flood resilient construction and the 
development to be carried out in accordance with the submitted drainage strategy. Please refer to flood risk and 
drainage section of report for further discussion.  
 



Environment Agency – No objections subject to conditions in relation to infiltration control and contaminated 
land. Please refer to contaminated land and flood risk and drainage sections of the report for further discussion.  
 
Greater Manchester Archaeological Advisory Service (GMAAS) – The site has been subject to previous 
archaeological investigation which established that potential archaeological remains relating to early workers 
housing had been mostly destroyed by the later development of a railway warehouse. GMAAS consider 
therefore that no further archaeological mitigation is required for this development site. 
 
Greater Manchester Ecological Unit – No objections subject to conditions in relation to ecological enhancement 
measures and protection of the river Irwell. Please refer to ecology section of report for further discussion.  
 
Landscape Design - No objections subject to conditions. Please refer to landscaping section of the report for 
further discussion.  
 
City of Manchester - No comments received to date   
 
United Utilities – No objections. Recommend a condition requiring the development to be carried out in 
accordance with the submitted drainage strategy. Please refer to flood risk and drainage section of report for 
further discussion.  
 
Planning Policy 
 
Development Plan Policy 
 
Unitary Development Plan A10  -  Provision of Car, Cycle, Motorcycle Park 
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 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 CH2  -  Dev. Affecting Setting of Listed Buildin 
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 CH7  -  Manchester, Bolton and Bury Canal 
This policy states that planning permission will be granted for the restoration of the Manchester, Bolton and Bury 
Canal. Development that would prejudice the reinstatement of the canal and its towpath will not be permitted. 
Developer contributions will be sought where the restoration or improvement of the canal or towpath is necessary 
to enable development. 
 
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 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 DES2  -  Circulation and Movement 



This policy states that the design and layout of new development will be required to be fully accessible to all 
people, maximise the movement of pedestrians and cyclists through and around the site safely, be well related to 
public transport and local amenities and minimise potential conflicts between pedestrians, cyclists and other road 
users. 
 
Unitary Development Plan DES3  -  Design of Public Space 
This policy states that development should include the provision of public space; designed to have a clear role 
and purpose which responds to local needs; reflects and enhances the character and identify of the area; is an 
integral part of and provide appropriate setting and an appropriate scale for the surrounding development; be 
attractive and safe; connect to establish pedestrian routes and public spaces and minimise and make provision 
for maintenance requirements. 
 
Unitary Development Plan DES5  -  Tall Buildings 
This policy states that tall buildings will be permitted where: the scale of the development is appropriate; the 
location is highly accessible; the building would positively relate to adjacent public realm; is of high quality 
design; makes a positive contribution to the skyline; would not detract from important views; would not cause 
unacceptable overshadowing or overlooking, detrimental to the amenity of neighbouring occupiers; be no 
unacceptable impact on the setting of a listed building or value of a conservation area; be no unacceptable 
impact on microclimate; be no unacceptable impact on telecommunications; and there would be no 
unacceptable impact on aviation safety. 
 
Unitary Development Plan DES6  -  Waterside Development 
This policy states that all new development adjacent to the Manchester Ship Canal will be required to facilitate 
pedestrian access to, along and, where appropriate, across the waterway. Schemes should incorporate a 
waterside walkway with pedestrian links between the walkway and other key pedestrian routes and incorporate 
ground floor uses and public space that generate pedestrian activity. Where it is inappropriate to provide a 
waterside walkway, an alternative route shall be provided. Development should protect, improve or provide wildlife 
habitats; conserve and complement any historic features; maintain and enhance waterside safety; and not affect 
the maintenance or integrity of the waterway or flood defenses. All built development will face onto the water, and 
incorporate entrances onto the waterfront; be of the highest standard of design; be of a scale sufficient to frame 
the edge of the waterside; and enhance views from, of, across and along the waterway, and provide visual links 
to the waterside from surrounding areas. 
 
Unitary Development Plan DES7  -  Amenity of Users and Neighbours 
This policy states that all new development, alterations and extensions to existing buildings will be required to 
provide potential users with a satisfactory level of amenity in terms of space, sunlight, daylight, privacy, aspect 
and layout.  Development will not be permitted where it would have an unacceptable impact on the amenity of 
occupiers or users of other development. 
 
Unitary Development Plan DES9  -  Landscaping 
This policy states that hard and soft landscaping should be provided where appropriate that is of a high quality 
and would enhance the design of the development, not detract from the safety and security of the area and would 
enhance the attractiveness and character of the built environment. 
 
Unitary Development Plan 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 EN18  -  Protection of Water Courses 
This policy states that development will not be permitted where it would have an unacceptable impact on surface 
or ground water. 
 



Unitary Development Plan EN19  -  Flood Risk and Surface Water 
This policy states that any application for development that it is considered likely to be at risk of flooding or increase 
the risk of flooding elsewhere will need to be accompanied by a formal flood risk assessment. It should identify 
mitigation or other measures to be incorporated into the development or undertaking on other land, which are 
designed to reduce that risk of flooding to an acceptable level. 
 
Unitary Development Plan EN22  -  Resource Conservation 
This policy states that development proposals for more than 5,000 square metres of floorspace will only be 
permitted where it can be demonstrated that the impact on the conservation of non-renewable resources and on 
the local and global environments, has been minimised as far as practicable; and full consideration has been 
given to the use of realistic renewable energy options, and such measures have been incorporated into the 
development where practicable. 
 
Unitary Development Plan EN5  -  Irwell Valley 
This policy states that development within the Irwell Valley will not be permitted where it would result in the 
fragmentation of the open land resource; reduce the public accessibility existing and proposed routes within the 
valley; have an unacceptable impact on the landscape or wildlife; result in the unacceptable loss of land of 
acknowledged existing or potential recreation value; have an unacceptable impact on important views; have an 
unacceptable effect on water quality; have an unacceptable impact on the visual quality of the river frontage; or 
have an unacceptable impact on the amenity of other valley users. 
 
Unitary Development Plan EN9  -  Wildlife Corridors 
This policy states that development that would affect any land that functions as a wildlife corridor, or that provides 
an important link or stepping stone between habitats will not be permitted. Conditions and planning obligations 
may be used to protect, enhance or manage to facilitate the movement of flora and fauna where development is 
permitted. 
 
Unitary Development Plan H4  -  Affordable Housing 
This policy states that in areas that there is a demonstrable lack of affordable to meet local needs developers will 
be required by negotiation with the city council to provide an element of affordable housing of appropriate types. 
 
Unitary Development Plan H8  -  Open Space Provision with New Housing 
This policy states that planning permission will only be granted where there is adequate and appropriate provision 
for formal and informal open space and its maintenance over a twenty-year period. Standards to be reached will 
be based upon policy R2 and guidance contai8ned within Supplementary Planning Documents. 
 
Unitary Development Plan 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 ST1  -  Sustainable Urban Neighbourhoods 
This policy states that development will be required to contribute towards the creation and maintenance of 
sustainable urban neighbourhoods. 
 
Unitary Development Plan 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. 
 
Unitary Development Plan ST12  -  Development Density 
This policy states that development within regional centres, town centre and close to key public transport routes 
and interchanges will be required to achieve a high density appropriate to the location and context. 
 
Unitary Development Plan E3  -  Knowledge Capital 
This policy states that a Knowledge Capital will be developed, focusing upon the “Arc of Opportunity” around the 
University of Salford. The provision of financial and professional services and other office based uses; creative, 
cultural and media industries; communications; research and development; and higher education will be 
emphasised. 
 
 



 
Other Material Planning Considerations 
 
National Planning Policy 
 
National Planning Policy Framework  
National Planning Policy Guidance  
 
Local Planning Policy 
 
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  -  Nature Conservation and Biodiversity 
This policy document expands on the policies of the Unitary Development Plan relating to the issues of nature 
conservation and biodiversity and seeks to ensure that all stakeholders have a clear understanding of how 
those policies should be implemented and their desired outcome. 
 
Supplementary Planning Document  -  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. 
 
Planning Guidance -  Flood Risk and Development 
The overarching aim of the planning guidance is to ensure that new development in areas at risk of flooding in 
the city, is adequately protected from flooding and that the risks of flooding are not increased elsewhere as a 
result of new development. 
 
Planning Guidance -  Salford Central Development Framework 
This Development Framework promotes a comprehensive approach to regenerating Salford Central to ensure 
that the vision is delivered and that Salford is indeed transformed from the ‘World’s first industrial city to city 
beautiful’. 
 
Planning Guidance -  Irwell City Park 
This guidance relates to the intention to establish the Irwell City Park as an exciting and unique waterfront 
location within the Regional Centre. 
 
It is not considered that there are any local finance considerations that are material to the application 
 
Appraisal  
 
The Revised Draft Greater Manchester Spatial Framework (‘GMSF’) was subject to public consultation at the 
start of 2019. The next version of the plan is expected to be published in for a period of representations in 
November 2020. In accordance with paragraph 48 of the National Planning Policy Framework it is considered 
that very limited weight can be given to the policies in the GMSF. 



  
The Publication Salford Local Plan: Development Management Policies and Designations (‘Local Plan’) was 
published on 27 January 2020 and comments 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. 
 
The main planning issues to be considered in this pre application request are as follows: -   
 

 Principle of development 

 Design  

 Green wall 

 Impact on heritage assets 

 Amenity 

 Air Quality 

 Noise 

 Contaminated Land 

 Flood risk and drainage  

 Ecology  

 Landscaping  

 Highways 

 Accessibility 

 Sustainability 

 Planning Obligations 

 Other matters: - Cleaning and maintenance 
           - Waste management 

 
Principle of Development 
 
Notwithstanding that full planning permission has been applied for, the principle of development of the 
application site has previously been established by way of planning consent 09/57950/EIAHYB which gave 
outline consent for plot A3 for a commercial building with mixed uses at ground floor and offices above, as is 
proposed under this current application. The parameters for plot A3 under application 09/57950/EIAHYB were 
as follows: 
- Maximum footprint of 1500m2 (+/- 10% and subject to total cap across all of zone A); 
- Maximum height of 49m; 
- Maximum of 10 storeys. 
 
A further outline consent was permitted under application 16/68325/OUT which was a predominantly a 
residential led scheme and for plot A3 proposed up to 33 storeys. This was later updated again by application 
18/72788/NMA which for plot A3 set the following parameters for an apartment building with ground floor flexible 
use: 
- Maximum footprint of 600m2 (+/-10% and subject to total cap across all of zone A) apartment building with 

ground floor flexible use; 
- Maximum height of 99.5m; 
- Maximum of 33 storeys. 
 



The proposed development is submitted as a stand-alone full application as it does not sit within the parameters 
of the previous outline consents. The proposed height is 12 storeys, approximately 61.5m at its highest point 
and with a footprint of approximately 1230m2 (excluding the overhang that sits to the north/east and southern 
elevations.) The height and footprint therefore sits somewhere in between parameters previously accepted for 
the site under the two outline consents. 
  
This current application proposes one commercial unit at ground floor level with all upper floors for office use. 
This moves away from the most recent outline consent for the site having regard to the success and demand of 
other new office buildings in the vicinity and the location of the site in proximity to these newly established 
commercial buildings in the New Bailey area.  
 
The site is located within the Chapel Street East Mixed use area and knowledge capital as identified on the UDP 
proposals map and within UDP Policies MX1 and E3. Policy MX1 sets out a range of uses considered 
appropriate in allocated mixed use areas and includes offices as well as retail and food and drink uses, where 
consistent with the retail and leisure policies of the UDP. The reasoned justification states that single-use 
developments are only likely to be acceptable in a limited number of circumstances. 
 
The amount of commercial floor-space is considered to be appropriate, having regard to the size of the 
individual unit and existing/consented mix of uses within the zone A.  It broadly accords with the aspirations of 
both UDP Policy MX1 and the parameters previously set down in the outline consent which although sits outside 
of this current full application is still extant and a material consideration in the assessment of this application.  
 
Both policies MX1 and E3 of the UDP relating to Chapel Street and Knowledge Capital identify offices as an 
appropriate use. The application site is also closely linked to zone B, New Bailey which is now one of the city’s 
key office locations and part of the commercial core of the city Centre. Although the site falls within the 
boundary of the Knowledge Capital (policy E3), the focus for knowledge-based employment, education-related 
uses, cultural facilities, and other complementary uses, is largely around the University of Salford. 
 
The scheme includes a ground floor commercial unit. The proposed uses of the unit include shop, 
financial/professional services, restaurant/cafe, drinking establishment, hot food takeaway, business or leisure 
use. The proposed uses could fall within the definition of main town centre use as defined by NPPF. For the 
purpose of the NPPF and retail planning policy, the application site is out of centre.  
 
The closest designated centre is the City Centre in Manchester with the site being a distance from the nearest 
town/neighbourhood centre in Salford, as defined with UDP Policy S1. NPPF paragraph 86 sets out that local 
planning authorities should apply a sequential test to planning applications for main town centre uses that are not 
in an existing centre and are not in accordance with an up-to-date local plan. The applicant has not provided a 
sequential site search exercise nor a locational requirement argument. However it is acknowledged that the 
principle of a commercial building on the site has been established with the granting of the 2009 outline permission 
and with the 2017 outline granting also granting up to 680 sqm of mixed uses including retail, commercial, financial 
and professional uses, restaurant and café, drinking establishments and hot food takeaways within Zone A within 
which this site falls. The site also falls within the Chapel Street mixed use area to which policy MX1 of the UDP 
relates and which includes offices as an appropriate use within the area. The proposed ground floor commercial 
use of this application would amount to 118 sqm and as such would accord the parameters of the extant 
permissions. Having regard to this and the small scale of the commercial element of the proposed development 
it is considered that there would not be a substantial impact on the vitality and viability of other town and 
neighbourhood centres.  
 
Having regard to all of the above the principle of the proposed development and its general scale and massing 
is considered acceptable subject to compliance with other relevant planning policies that are considered 
throughout the remainder of this report.  
   
Design 
 
The site marks the gateway to zone A of the Central Salford masterplan area and occupies a prominent corner 
plot at the junction of Irwell Street and Trinity Way. Whilst the building footprint largely fills the plot it does retain 
small areas around the building for the incorporation of landscaping and an opportunity to enhance the 
pedestrian environment along Stanley Street, Irwell Street and Trinity Way. The proposed green walls would 
add to the overall landscaping of the site and adjacent sites. 
 



  
 
The height and footprint of the proposed building is considered to appropriately respond to the surrounding 
context, scale and massing of other new developments within the immediate surrounding area whilst providing 
variation across the roof scape and within the street scene with its unique design and appearance. 
 
The character of zone A as with other zones within the Central Salford masterplan area is such that no two 
developments are the same. A further unique design is proposed for this Plot A3 building and whilst it would sit 
on the western side of Irwell Street, as well as being viewed in context with the other zone A developments 
along Stanley Street it would also link to the collective of unique commercial buildings within zone B on the 
opposite side of Irwell Street, all of which are of high quality design, with high quality materials and linked by 
their commercial offerings and public realm between the buildings, providing pedestrian links between New 
Bailey Street, Irwell Street and beyond. 
 
The supporting documents show how various iterations of design have been considered before reaching the 
final proposal. The building behind the green wall is proposed as a simple wall and window facade system, 
selected for its high U-Value properties, contributing towards the applicants net zero carbon goals. The simple 
form of the building behind the green wall is what has enabled the developer to limit its embodied and whole life-
cycle carbon emissions, whilst considering flexibility and adaptability. This includes the emissions associated 
with the raw materials, the manufacture and transport of building materials, installation / construction, operation, 
maintenance, fit outs, minor and major refurbishments, and eventual disposal.  
 
The character of this area is such that each of the buildings are of very high quality and are different in terms of 
their design and appearance. The proposed building at plot A3 would contribute the diverse range of 
architecture within the vicinity and proposes living green walls which would encase the façades of the building 
meaning that the façade system of the building would not be visible. The green walls would not extend to the 
core of the building however this area would be largely hidden from view due to the proximity and scale of the 
adjacent multi storey car park at plot A2. The passageway between the application building and the multi-storey 
car park at plot A2 is intended to be closed off with controlled access for authorized persons only and would be 
utilized for building servicing and refuse arrangements. 
 
The proposed materials are acceptable in principle however no samples have been provided to date and as 
such a condition is recommended to ensure samples of materials are provided for review and written approval 
prior to any above ground works. 
 
The building would be cut back at the entrance lobby which would be located to the south east corner of the 
building adjacent to the junction of Stanley Street and Irwell Street. Internally the building would have a double 
height reception area. This would provide a clear entrance point with visual connections to the adjacent 
pedestrian routes through New Bailey. A ground floor active frontage would be provided to the Trinity Way/Irwell 
Street junction and to Irwell Street. Full height glazing to the reception and commercial areas would add activity 
and interest to the pedestrian environment and street scape in these areas. 
 
The site is difficult to ensure active frontages to all roads given that three of its four sides are bounded by roads. 
The development requires a level of back of house facilities that need to be accommodated and this together 
with the presence of three roads bounding the site requires a balanced approach. A large amount of the 



required plant is proposed at mezzanine and roof levels however there is still some required at ground floor 
level alongside refuse facilities and other back of house facilities. 
 
The proposed development sits at the prominent junction of Trinity Way and Irwell Street. It is considered that 
this is the primary elevation and therefore it is right that activity is directed here. Activity from the commercial 
unit would expand around the corner to also extend part way along the Trinity Way and Irwell Street frontages. 
The main entrance to the building would be further down Irwell Street and would therefore continue the active 
frontage along this elevation. The elevation to Stanley Street accommodates the cycle storage entrance. There 
is a balance here to be had between providing activity but also ensuring the facility is secure. Consideration has 
been given to opening up the entrance to the cycle store but this would detract and confuse from the main 
entrance to the building given its proximity.  
 
It should also be acknowledged that the other developments along this part of Stanley Street are lacking in 
terms of an active frontage and whilst this current proposed development needs to address Stanley Street it is 
not appropriate for it to also make up for the shortfall for other adjacent developments. 
 
The glazing to the mezzanine would provide an element of natural surveillance and hard and soft landscaping 
would look to open up and encourage pedestrian use of this part of Stanley Street together with the cycle store 
entrance also providing an element of activity. To further assist in activating this frontage, the applicants have 
developed the elevation to incorporate a glass frit design that would provide detailing to the elevation and also 
allow an element of light from the cycle storage area to pass through. 
 

 
The frit pattern would be applied to the back painted glass at ground floor level along Stanley Street with other 
areas of back painted glass at ground and mezzanine level at various points along the elevations. The design of 
the frit pattern relates back to the ivy plants cladding the building façade and although final details have not 
been provided to date, it is considered acceptable in principle. Full details/samples will be required to be 
submitted for the written approval of the Local Planning Authority through the recommended materials condition. 
 



The 12th floor of the proposed building would provide a usable outdoor area to its southern side overlooking 
Stanley Street. The amenity space would be set back behind the building parapet and maintenance walkway 
and would be bounded by a 1.5m high glass balustrade. The remainder of the roof would provide a plant 
enclosure. Again, this would be set back behind the building parapet and maintenance walkway and would also 
be screened by a plant louvre. Green/brown roofs are also proposed to the lower roof levels to the sides of the 
core as well as solar panels to the roof of the core. 
 
The New Bailey area has seen significant transformation over recent years with a number of high-quality 
developments now complete and occupied and others currently under construction. The new developments 
within zone A, which this site forms part of, and zone B which sits to the eastern side of Irwell Street are not of 
one overarching design but are all unique in their appearance and use of differing materials.  
 
The unique design and prominent location will enable the building to act as a landmark and gateway to this 
zone. The development will provide a continuation of the successful commercial quarter at zone B and will 
continue to promote pedestrian links along Stanley Street between the zone A and B developments and 
beyond. 
 
It is considered that the siting of the proposed building, it scale, massing and visual appearance is acceptable 
and would add to the ongoing regeneration of the area which has seen significant changes over recent years. 
 
Green walls 
 
As set out above, the building frame is proposed to be a simple wall and window facade system finished with 
highly insulated black metal panels. The façade system has been chosen for its high U value properties, 
contributing towards the applicants net zero carbon goals.  
 
Living green walls are proposed to the upper floors of the building, on all elevations with the exception of the 
core that sits adjacent to the multi storey car park at plot A2. The green walls are intended to cover the cladding 
and form the overarching design and appearance for the building. 
 
As well as the other submitted documents that make reference to the green walls, a façade strategy report has 
been provided which sets out details in relation to management, maintenance and replacement of elements of 
the green wall.  
 
Ivy is intended to be used for all the planters, with a mix of species proposed, and has been chosen as it is a 
hardy, evergreen species which is easy to grow, shade tolerant, hardy in nature and with an ability to have a 
long life. The submitted façade strategy report sets out that the design team have been working with specialist 
green façade suppliers and installers to develop the façade design detail and this engagement has informed the 
selection of the following ivy likely to be used: 
 

 
 
These specialists have advised on the species that they believe are appropriate and most resilient for use on 
this specific project given the location and scale of the building. For the upper levels of the facade where the 
building is most exposed it is recommended to primarily use the Helix Woerner species as it is one of the most 
resilient ivy species available. At the lower levels the mix of the other species will be greater. The mixing up of 
the selection will provide subtle colour and texture variations in the foliage. This will further adapt and respond to 
local and seasonal changes contributing to the aesthetics of the building. 
 



The building façade would include an extended slab which would be insulated and then over clad with a black 
metal fascia finished to match the façade panels. Planter boxes would then sit on the perimeter ledge created 
by the extended slab. A black metal facia panel would cover the front face of the planter box to provide a 
visually continuous piece for the ivy to grow over and drape down. 
 

 
 
For the vertical bands, stainless steel cables have been designed to span between the floors for ivy climbers to attach 
to. 
 

 
 
The planter boxes would be located around the perimeter of the office floor plates to provide even coverage of 
the ivy across the elevations. The planter boxes would be independent to the facade in that they can be 
manually lifted on to the ledge position with a captive fixing to hold in place. The planters would typically be 



1500mm in length, 450mm in width and 450mm in height and would therefore be of a manageable size and 
weight for manually placing in to position onto the façade.  
 
The Ivy is grown within PPC black ship-grade aluminium boxes and is encouraged to either trail over the side of 
the planter boxes or climb on the steel cables to grow vertically. The ivy is pre-grown within the boxes for circa. 
12 months at the nursery. As well as providing immediate impact following installation this also reduces the risk 
of failures. 
 
Irrigation 
 
A rainwater harvesting tank fixed to a drip feed system 
is proposed to irrigate the ivy plants and a backup 
separate water tank would also be provided. 
 
Drainage pipes are to be fixed to the underside of the 
planter boxes to ensure any excess water is efficiently 
removed. These pipes would be concealed from view 
behind the fascia panel to the ledges. 
 
Diluted agricultural grade fertilizers will be used to feed 
the ivy and the façade strategy report sets out that this 
is commonly used within the industry and has a 
minimal environmental impact. 
 
The drip feed system would be controlled and 
monitored remotely using electronically operated 
valves which will enable specific parts of the facade 
to be watered as required and can be turned on and 
off as and when needed. 
 
Sensors are to be installed within the planter boxes to 
provide real-time data and feedback on the irrigation 
system, temperatures and moisture content. The data 
will be sent to a maintenance team who are able to 
remotely change all irrigation settings to ensure the 
plants are regulated and kept healthy throughout the 
year. 
 

Maintenance 
 
The façade strategy report sets out that visual inspections of the ivy will be carried out typically nine times a 
year and sets out the following formats for these inspections: 
 
1) Full inspection: Typically three full inspections will be carried out during the ivy growing season between April 
and August. (Note: During the winter, the plants will be dormant and will not grow). Each planter box will be 
inspected by the maintenance team close up through the use of the davit arm and cradle system to access the 
facade. A thorough checking of plants for disease, and manually trimming of the ivy. Care will be taken to 
ensure that during maintenance works the ground area is kept in a tidy and safe condition. Any cuttings will be 
taken off site by the maintenance team for either responsible disposal or to be regrown. 
 
2) Drone inspection: Typically 6no. times per year and co-ordinated to space around the full inspections. This 
will involve using a drone to inspect the plants at all levels and on all façades. Live footage from the drone will 
be reviewed and recorded enabling a detailed review and documentation of the facade to be undertaken in the 
most efficient and safest way. Any issues found would then be specifically addressed and remedied.  
 
In addition to the full and drone inspections, the sensors within the planter boxes enable the moisture content of 
the planter boxes to be remotely monitored and this is intended to be continuously monitored by the 
maintenance team with the irrigation flow rate adjusted remotely as required. During each visit an inspection of 
the irrigation system will also be carried out. 

 



As with other details, the final specifics of the maintenance strategy will be developed with the final contractor, 
supplier and installer who will prepare a more detailed maintenance strategy which will set out their detailed 
maintenance strategy for ensuring the life and longevity of the façade. 
 
Replacement 
 
Each planter box would be accessible via a cradle suspended off davit arms. As set out above the planter boxes 
are independent to the facade to enable them to be manually lifted on the to the ledge position with a captive 
fixing to hold in place. The head fixing of the climber cables are also to be removable to enable the climber 
boxes and cables to be removed and replaced as a unit. 
 
In the event that an area of ivy should fail the planter box will be removed and replaced. Spare boxes, planted 
with established ivy are to be kept in reserve at the nursery. The submitted facade strategy report sets out that 
there will be a minimum of 5% planted ivy boxes including both trailing and climbing ivy planter boxes in 
reserve. With use of the cradle, the failed planter box can be manually lifted off of the facade ledge and replaced 
with a new pre grown planted ivy box. The irrigation drip feed pipes would have modular, easy click connections 
between the boxes to enable independent removal of boxes and re-connection of a new box into the system. 
The drainage pipe in the bottom of the box sleeves into a larger pipe fixed to the façade allowing a lift on and off 
connection. 
 
The façade strategy report sets out that trailing planter boxes would contain approximately 15 plants and the 
climbing planter boxes would contain approximately 25 plants. It goes on to say that should 50% of the plants 
fail in a box this would be the trigger for the box to be replaced. Additionally should any disease or infestation be 
found in any box then this would be immediately removed. With the continuous monitoring of the facade and its 
irrigation system, unexpected failures should be rare and therefore planter replacement should be typically able 
to be coordinated with full inspections. However in the unlikely event that over 80% fail then the box will be 
replaced as a priority for the maintenance team at their next visit for a full or drone inspection which is typically 
on a monthly repeat. 
 
As well as the visual effects, the report sets out that use of the green walls will also offer the following benefits: 

- Remove air pollutants including carbon; 
- Reduce urban temperatures; 
- Thermal benefits to the building; 
- Improve biodiversity; 
- Attenuate rain water; 
- Reduce noise 
- Increase productivity and creativity; 
- Improve sense of wellbeing 
- Health benefits 

 
It is acknowledged that the aesthetics of the building is in the green wall and that the building that sits behind it is 
very simple. However, the building façade has been selected for its high U-Value properties, contributing towards 
the applicants net zero carbon goals and having regard to the fact that only very limited parts of the building would 
be visible.  
 
Through a series of discussions with the developers, the submitted façade strategy report has been updated 
and provides indicative details of management, maintenance and replacement of planters and climbers as set 
out above. Whilst the current submitted document is fairly detailed and considered acceptable in principle, it is 
acknowledged that the final specifics of the installation and maintenance strategy will not be known until such 
time as a contractor, supplier and installer are appointed. As such a condition is recommended requiring the 
submission of an updated façade strategy, in accordance with the principle of the documents submitted to date.  
Therefore, in the event that parts of the green wall do start to fail the Local Planning Authority would have 
control mechanisms in place to ensure they can be quickly and effectively maintained or replaced where 
appropriate to ensure the building continues to provide maximum green impact and a landmark development at 
the site.  With these controls in place the ambitious proposal to deliver large scale green walls is supported and 
carries significant positive weight in the determination of the application.  
 
Impact on heritage assets 
 



There are a number of heritage assets within the vicinity of the application site, namely; Riverside house (locally 
listed); Irwell Street Bridge (grade II listed); Southern Railway Viaduct and colonnade (grade II listed) and the 
proposal will form part of the setting of these assets from a number of vantage points.  The principle of 
development, with a number of particular parameters on the site, has been established through the granting of 
the planning permission 09/57950/EIAHYB and 16/68325/OUT (updated by 18/72788/NMA).  
 
The site is located to the north of the Irwell Street Bridge (grade II listed), to the north west of Riverside House 
which is included on the local list and to the south of the Southern railway viaduct and colonnade (grade II 
listed). Given the intervening separation distance and also taking into consideration the recent development 
within the immediately surrounding area as well as the previous permissions on this site, it is not considered that 
the proposed development would have a detrimental impact upon the setting and significance of these heritage 
assets in accordance with the NPPF and policies CH2 and CH8 of the UDP.   
 
Amenity 
 
The application site is not immediately bound by residential properties with the closest being at the Slate Yard at 
plots A5, A6 and A7. Plot A5 is the closest of the Slate Yard buildings and sits to the south west of plot A3, 
being offset and separated by Stanley Street. 
 
The residential units within plot A5 that sit closest to Stanley Street, and the proposed development, have their 
main outlook and balconies within the eastern elevation overlooking the rear part of the hotel site at plot A4. 
There are some windows in the northern elevation overlooking Stanley Street but these are predominantly 
secondary bedroom windows with a small number providing principal windows to bedrooms. 
 
The siting of the majority of principal habitable room windows in the east elevation together with the proposed 
building at plot A3 being sited further northeast at a distance of approximately 32m means that the development 
would not result in an unacceptable impact on the amenity of current or future occupiers of plot A5 and would 
not result in an unacceptable loss of light and overshadowing. 
 
The proposed building is to include a private roof terrace at level 12. The roof terrace will provide an external 
amenity space for building occupants and includes mixed planting and seating. The roof terrace would be 
bounded by a 1.5m balustrade and given the use of the building, would likely be used for short periods at a time. 
Having regard to this, together with the separation and offset that would exist between the building and the 
nearest residential properties at plot A5 it is not considered that it would result in an unacceptable impact on the 
amenity of current or future occupiers.  
 
Flexible commercial use is proposed for the ground floor unit. This unit is located at the corner of the Trinity 
Way/Irwell Street junction and as such is a distance from the closest residential units with the building itself 
providing a barrier between the two. In addition it is acknowledged that the site is located within a mixed use 
area and in close proximity to Manchester City Centre and that existing mixed commercial uses currently 
operate alongside residential uses in the vicinity which is common within city centre type locations such as this. 
Air quality and noise are considered in the following sections in this report and no objections are raised subject 
to conditions including a requirement for a proposed extract ventilation scheme for any proposed E class 
restaurant or takeaway uses that may occupy the unit in the future and noise rating levels for external plant. 
 
A wind microclimate report has been submitted in support of the application. The report presents the results of 
the study to compare the pedestrian-level wind environment around the proposed development against comfort 
and safety criteria. The study focuses on pedestrian areas around the building and entrances as well as the 
terrace area at level 12. The report also takes account of other surrounding developments including plot C1 which 
is currently under construction. 
 
An assessment of the existing baseline is not included in the wind report. The report does however set the 
context of the site and advises; approach wind speeds are moderate; as the development only slightly protrudes 
above the immediate existing buildings only minor downdrafts are likely; the proposed development is sheltered 
from the prevailing sector by plot A6 and Plot A7 which are of a similar scale and the building is orientated 
positively with respect to the prevailing southerly sector.  
 
At ground level the report sets out that safety criteria will be met and that the wind environment would allow for 
short term standing (the second lowest category on the scale) or better on thoroughfares and entrances. This is 
considered acceptable and as such no mitigation is required. 



  
At rooftop level the report sets out that safety criteria will be met and that the wind environment would allow for 
short term standing (the second lowest category on the scale) or better at entrances with predominantly a 
mixture of long-term and short-term standing/sitting in the roof garden during summer, with substantial areas 
suitable for short-term sitting or better during spring and autumn; suitable for general recreational activities. 
 
The exception to this being ‘strolling’ conditions (the third lowest category on the scale) towards the centre of 
the terrace outside of summer. This may be acceptable for the proposed use for an occasional external space 
for fresh air and lunch. Further mitigation measures have been proposed. 
 
The terrace is to be provided with a 1.5m high perimeter balustrade and in response to the wind assessment 
results mitigation in the form of raised backs and higher landscaping to the rear of some of the seating areas are 
proposed, which are effective mitigation measures that will help to reduce wind speeds within the terrace. 
Having regard to the proposed mitigation the report sets out the following in relation to the use of the seating 
and social space at roof top level: 
 

 Seating at 1, 3, 4, 5, 6, 7 and 8 - suitable for short periods of 
sitting from spring to autumn; 

 Seating at 2, 9 and 11 - suitable for short periods of sitting in 
summer. In spring and autumn these locations are suitable for 
short periods of sitting for ~90% of the time.; 
Social space at 10 - suitable for standing in summer. In spring 
and autumn this location is suitable for short periods of sitting for 
~90% of the time.  
 
As set out above, the report suggests that wind conditions will 
vary across spring, summer and autumn but that comfortable 
areas will be provided for short periods of sitting and standing for 
the majority of the time t should also be noted that whilst the roof 

terrace area would provide an outdoor space for users of the building, given that the proposed development is 
for offices it is not intended that the roof terrace would provide amenity space in the true sense of the word but 
would provide users of the building with an outdoor space and likely to be used for limited amounts of time for 
breaks, eating lunch etc.  
 
Having regard to all the above, and subject to a condition requiring the development to be carried out in 
accordance with the submitted wind report and to ensure that mitigation measures are implemented prior to the 
first use of the terrace area and retained thereafter it is not considered that the development would have an 
unacceptable impact on microclimate and would comply with criteria ix of UDP Policy DES 5.  
 
 
Should the use of the roof top area evolve in the future to a degree that long term sitting is required then further 
mitigation in the form of increased balustrade height, increased height and density of landscaping, relocation of 
some of the sitting areas and the use of structures such as pergolas to protect small areas could be used to 
ensure the area continues to provide a comfortable area for users. This will be self-managing to some degree 
by the building management and future tenants of the building.  
 
Air Quality 
 
The development lies within the Greater Manchester Air Quality Management Area (AQMA). The main source of 
the air pollution (in this case) is road traffic emissions from Trinity Way and Irwell Street. The UK air quality 
objectives are shown in the table below; 

   Table 1:  UK Air Quality Limit Values 

Pollutant Limit Value (µg/m3 ) Averaging Period 

NO2 

40 Annual Mean 

200 
1-hour mean not to 
be exceeded more 



than 18 times per 
year 

PM10 

40 Annual Mean 

50 

24-hour mean not to 
be exceeded more 
than 35 times per 
year 

PM2.5 25 Annual Mean* 

* NB.  The PM2.5 Objective is classed as a ‘Target Value’, as of 2020 European Obligations were still under negotiation. 

For planning purposes, the objectives in table 1 above do not apply to offices or other places of work, due to the 
reduced exposure time for occupants. 

Despite this, the application is supported by an air quality impact assessment which uses detailed dispersion 
modelling, verified against local monitoring, to assess whether there will be a significant impact of the 
development against IAQM and EPUK guidance  “Land-Use Planning and Development Control: Planning for 
Air Quality”, 2017. 

It should be noted traffic data is based on a baseline of annual flows from 2019, as 2020 is not considered a 
representative year. Traffic data is then adjusted for the opening year (2022) based on nationally agreed 
formulae. The results of the dispersion model confirm there will be no exceedances of any of the air quality 
objectives at any façade.  The maximum (worst case) predicted concentrations are shown in Table 2 below. 

Receptor & Location Max NO2  

(Annual Mean µg/m3 ) 

Max PM10 

(Annual Mean µg/m3 ) 

Max PM2.5 

(Annual Mean µg/m3 ) 

P1 – Trinity Way 38.6 19.9 16.1 

P2 – Irwell Street 39.3 20.0 16.1 

P3 – Stanley street 39.1 20.0 16.1 

The assessment confirms there will be no exposure of any future occupants to air pollution above the UK 
objectives. As the development is essentially ‘car-free’ there will be no increases in road traffic emissions as a 
result of the development. 

In addition, it confirms the following elements will be incorporated into the design, which will help to improve air 
quality indoors and in the wider environment; 

 Mechanical Ventilation with input air taken from the roof (furthest from the road) 

 Installation of a number of electric cycle charging points to increase the uptake of active travel 

The report also recommends (if practicable) the incorporation of particulate filters in the MVHR system to further 
improve indoor air quality.  

Having regard to all of the above the Council’s Environmental Consultant raises no objections in relation to air 
quality subject to the attachment of a standard construction management plan condition. 

 
Noise 
 
The application site is in the city centre area of Salford, and subject to high levels of road traffic and rail noise. 
The application is supported by a noise impact assessment which considers the impact of noise on future 
occupants, together with noise limits for external plant/equipment associated with the development including air 
conditioning units and kitchen extract systems. 
 



Conditions are recommended to ensure noise from external plant and equipment, or odours from any required 
kitchen extract systems do not have an adverse impact on any neighbouring uses and as such no objections 
are raised in relation to noise. 
 
Contaminated Land 
 
The site has a number of historic uses including a marble works, goods sheds and railways. Such uses have the 
potential to leave legacy pollutants within soils or underlying groundwater. Where a pathway exists between a 
pollutant and a receptor (human health or the wider environment) a pollutant linkage may be created. 
The proposed end use is for a commercial development with associated soft landscaping, which are considered 
a sensitive end use with respect to land contamination risk. 
 
The desk study report submitted with the application has assessed the potential for a pollution linkage between 
any identified source, and a receptor. The assessment considers there is a moderate risk of ground 
contamination and ground gasses presenting a risk to future end users, and recommends an intrusive 
investigation is undertaken 
 
The conclusions of the report are accepted and as such the Council’s environmental consultant has no objection 
to the application subject to conditions requiring the submission of a phase 2 site investigation report and 
remediation strategy for the written approval of the Local Planning Authority.  
 
The submitted report has also been reviewed by the Environment Agency who have advised that controlled 
waters are particularly sensitive in this location because the proposed development site is located upon a 
Principal Aquifer and near to the River Irwell a potential sensitive receptor. In virtue of this, they require further 
detailed information before built development is undertaken and have recommended a condition requiring the 
submission of a remediation strategy.  
 
Flood risk and Drainage  
 
The application site is located within flood zone 2 as well as a critical drainage area and extends to 
approximately 0.13 hectares. The application is supported by a flood risk assessment and drainage strategy. 
The development is classed as less vulnerable owing to its commercial use and is deemed to be appropriate in 
this flood zone.  
 
The development proposes the re-development of a brownfield site. The submitted drainage strategy proposes 
source control measures through the use of green roofs and rainwater harvesting. The rainwater harvesting 
system would be used as irrigation for the green wall with drainage pipes fixed to the underside of the planter 
boxes to ensure any excess water is efficiently removed. This would be coupled with flow control and 
attenuation storage and then discharge of surface water to the public sewer at a reduced rate of 5l/s, which is a 
significant betterment than the predevelopment surface water flow of 22.66 l/s. The drainage of foul water to the 
combined sewer is subject to United Utilities approval. 
 
The submitted drainage strategy with accompanying plans and calculations, indicates that SuDS are not 
possible at this site owing to unsuitable ground conditions. The presence of existing services, together with the 
presence of surrounding built form and land ownership matters means that surface water disposal to a 
watercourse or by surface water sewer is not feasible.  
 
The flood risk assessment and drainage strategy have been reviewed by the council’s drainage engineer, 
United Utilities and the Environment Agency who have confirmed that they are acceptable. The council’s 
drainage engineer and United Utilities have recommended a condition to ensure the development is carried out 
in accordance with the approved drainage strategy. The Environment Agency recommend a condition to ensure 
that there is no infiltration of surface water to the ground. The recommended conditions are attached.  
 
It is proposed to discharge foul and surface water into the combined sewer.  
 
Ecology  
 
The application is supported by a preliminary ecological appraisal and landscape and ecological management 
plan and ecological mitigation strategy. These documents have been reviewed by the Greater Manchester 
Ecology Unit (GMEU) who confirm that there are no significant ecological issues associated with the 



development and that ecological enhancement measures can be dealt with by condition. Further discussion is 
provided below. 
 
Protected species: There are no protected species issues with this site. The site was previously hard standing 
and more recently a construction site, with this phase set back from the River Irwell. No further information or 
measures are required.  
 
Nesting Birds: Whilst the wider site originally included some potential bird nesting habitat this has now been 
removed. The risks of nesting birds on this plot are negligible. No further information or measures are required. 
 
Invasive Species: The proximity to the river means there is a risk of species such as Japanese knotweed, 
Himalayan balsam and giant hogweed being present. The consultants confirm however that none were located 
on this plot and therefore GMEU recommend an informative in this regard be attached to any permission. 
 
Proximity to River Irwell: The development site is approximately 50m from the River Irwell. Whilst this is 
sufficiently distant to mitigate from dust and debris, surface water run-off during heavy rain would likely drain 
towards the river given the lack of vegetation between the site and the river (though there is a building partially 
blocking drainage pathways). A construction and environmental management plan should be conditioned as 
part of any permission detailing measures to prevent polluted surface water leaving the site. The requirements 
of GMEU have been added to the recommended construction management plan condition. GMEU have 
confirmed that as drainage is proposed to the combined sewer then no further information is required in relation 
to surface water run off post development as this will not impact on the ecological potential of the River Irwell.   
 
Contributing to and Enhancing the Natural Environment: Section 170 of the NPPF 2019 states that the planning 
policies and decisions should contribute to and enhance the natural and local environment. Given the negligible 
ecological value of the site now and prior to site clearance, GMEU are satisfied that any form of soft landscaping 
would be sufficient to provide ecological enhancements. 
 
As well as the green walls, the scheme includes the provision of green/brown roofs, a roof top amenity area and 
a small area at ground level of mixed ornamental planting that would provide for ecological enhancements at the 
site. The submitted details are acceptable in principle with final details to be secured by condition.  
 
Landscaping  
 
Aside from the proposed green wall which has been discussed in detail earlier on in this report, and considered 
to be acceptable subject to conditions, there is limited space within the application red line boundary for 
landscaping. That said some landscaping and public realm improvements are proposed. 
 
These would introduce enhancements to the existing pedestrian footpaths and service routes around the site 
which would in turn contribute to the wider public realm and pedestrian links in the area. The permanent closure 
of the left-hand turn lane from Irwell Street onto Trinity Way, which has already been temporarily closed is now a 
committed development to be implemented by the council in conjunction with TFGM and works are due to 
commence mid-February. The closure of this left-hand turn provides an opportunity for improved pedestrian 
areas and activity from the ground floor commercial unit at this prominent corner and would open up the amount 
of space available at street level.   
 
Green sedum turf roofs are proposed to the lower roof levels either side of the core and a roof top amenity 
space is proposed that would include planting and seating areas. The two areas of green sedum turf roof would 
extend to approximately 138m2 in total and be formed from a pre-established sedum mat incorporating a mix of 
sedum species as well as moss and grass species. These roof areas would not be accessible other than for 
maintenance purposes. 
 
In addition, there are wider aspirations for improved connectivity between Chapel Street and Irwell Street, 
connecting into Irwell River Park along Stanley Street to include public realm and cycle improvements. These 
works sit outside of the red line boundary for this site and are not intended to be delivered as part of this 
development. The City Council is progressing with these proposals in conjunction with TFGM with recent 
funding bids being successful. These wider aspirations are shown on some of the supporting documents within 
the application for illustrative purposes only to identify how the development will fit within the wider context of 
these works.  
 



The river Irwell sits in close proximity to the site but is separated by Stanley Street and the other zone A 
developments that sit to the southern side of Stanley Street. The area immediately adjacent to the River Irwell is 
identified as a proposed strategic recreation route on the UDP proposals map and as such any landscaping and 
public realm works will assist in encouraging pedestrian activity in and around the area. 
 
The council’s landscape team have reviewed the proposed landscape plans and are generally supportive of the 
scheme and welcome the inclusion of the roof terrace for the benefit of building users and the green/brown roofs 
as a habitat area. 
 
Whilst the landscaping proposals are generally acceptable a landscaping condition is recommended requiring 
full details to be submitted for the written approval of the Local Planning Authority. The condition will require full 
details of planting numbers, species, materials, management and maintenance of the general landscaping as 
well as the brown roofs and roof terrace.  
 
Highways 
 
The quantum of development proposed here is not dissimilar to that considered under the previous outline 
consents and therefore the remainder of this section focuses on the proposed access arrangements, servicing 
and parking/cycle provision for the building.  
 
The development comprises of office space at upper floors and a ground floor commercial unit. No car parking or 
motorcycle spaces are proposed to serve the development, however it is noted that the site is within an accessible 
location with Irwell Street forming part of a bus route and Salford Central Station within close proximity on New 
Bailey Street. Tram stops are also further afield but within a reasonable walking distance from the site. 
 
There are also five public car parks providing over 2000 spaces in close proximity to the site (with the closest 
ones being immediately west of the application site at plot A2 and plot B1 to the north east of the site on the 
opposite side of Irwell Street) meaning that any traffic generated by the development would be distributed across 
the local road network.  
 
Having regard to this it is considered acceptable that no car or motorcycle parking is proposed on site. The 
submitted Transport Statement also confirms that disabled parking bays are provided within the NCP car parks 
(those at plots A2 and B1 are NCP car parks), New Bailey NCP having 33 disabled bays of a total 620 spaces 
and Salford Stanley Street having 20 of a total 635 spaces. 
 
The Transport Statement states that ‘the development is proposed to be orientated towards sustainable non-car 
travel method’ in acknowledgment of the lack of parking provision provided on-site. This accords with Salford City 
Council UDP policy A10 -  Provision of Car, Cycle and Motorcycle Parking in New Developments, which states 
‘Within town centres, mixed-use areas and major developments incorporating a range of employment and leisure 
uses, developers will be required to investigate the use of shared parking facilities that further reduce the need 
for car parking provision.’  
 
It is proposed that a management company will be responsible for moving bins from the storage area to the 
collection point which is acceptable in principle however limited information has been provided to date. As such a 
condition is recommended requiring the submission of a waste management plan for the written approval of the 
Local Planning Authority. The waste management plan will ensure that bins are not to be left on the adopted 
highway impeding pedestrian movements prior to or after collections. 
 
A layby is proposed to be provided on Stanley Street to facilitate servicing and deliveries to the building. Full 
details of the layby, such as road markings, any entry and exit tapers etc have not been provided to date and a 
condition is recommended to ensure full details are submitted to the Local Planning Authority for written approval 
prior to installation and for the layby to be implemented prior to first use of the building. 
 
There are concerns that the servicing strategy, as indicated in the submission, is reliant on third party land. At 
present, the TS shows that refuse and other service and delivery vehicles would need to turn around on Stanley 
Street, south-west of the proposed development site, using third party land at the entrance to the adjacent NCP 
car park. This area is also not considered ideal for turning given the potential for vehicle conflicts with vehicles 
entering or exiting the car park.  
 



The Local Highway Authority raised this as a concern and as a result a supplementary transport note has been 
provided by the applicants highways consultants which advises of two possible options which could be utilised 
for Plot A3 servicing and refuse vehicles. 
 
The Plot A7 turning head has been constructed as part of the recently completed New Bailey Plot A7 (Slate 
Yard) residential development. In its permanent arrangement, this turning head is sized to accommodate turning 
from a small rigid HGV. ECF have confirmed that this turning head remains within the ownership of the New 
Bailey estate management company, who will also manage Plot A3, and therefore can and will be available for 
vehicles servicing the Plot A3 building to turn and manoeuvre. 

 
Plot C1/C2 is currently under construction to the extreme west end of Stanley Street, and incorporates a turning 
head capable of accommodating an 11.2m refuse vehicle. Completion of the development including the 
associated turning head is anticipated in November 2022, which will be in advance of any occupation of Plot A3. 
Again, ECF have confirmed that once completed this turning head will remain within the ownership of the New 
Bailey estate management company, who will also manage Plot A3, and therefore can and will be available for 
vehicles servicing the Plot A3 building to turn and manoeuvre. 
 
Given that the turning head at plot C1/C2 has not yet been implemented, and is the only one of the two that could 
accommodate a larger vehicle, a condition is recommended to require full details of the proposed waste 
management and servicing arrangements for the building to be submitted and approved in writing by the LPA with 
any works to facilitate this to be implemented prior to first use of the A3 building and retained as such thereafter.   

 

The transport statement makes reference to the widening of footways and provision of cycleway along with Bee 
Network improvements on Stanley Street / New Bailey and Irwell Street which would benefit staff working at this 
development site. That said these works are not proposed to be delivered as part of this scheme and are yet to 
be determined. As such they have not been taken in consideration in reviewing this application;   
 
It is noted that 174 cycle parking spaces are proposed as part of the development; 154 within the building and 20 
outside of the building for visitor use. This exceeds both SCC and BREEAM requirements and is therefore 
considered acceptable. The masterplan contained within the Transport Statement (Landscape General 
Arrangement – 0804-RFM-XX-00-DR-L-001 Rev P02) shows 5 stands (accommodating 10 cycles) on the Irwell 
Street/ Stanley Street corner and another 5 on the Irwell Street frontage. Cycles parked at the Irwell Street stands 
would impede pedestrian movement on the footway. A minimum 2m clearance must be retained between the bike 
(not the stand) and the edge of the footway. The exact siting of the external cycle provision can be resolved 
through condition, as can the provision to charge electric bikes which the Design and Access Statement sets out 
will be provided.  
  
Shower facilities are proposed within the building (6 male, 6 female and 1 accessible) along with 154 lockers 
which is commendable and will encourage active travel.  
 
No trip generation exercise has been carried out for the development on the basis that no dedicated parking is 
proposed. It is assumed in the Transport Statement that there would be minimal traffic impact as a result of the 
city centre location and the options available to utilise non-car modes of travel. It is envisaged that some staff and 
visitors would drive to the building, however, the Local Highway Authority acknowledges that an assessment was 
carried out for the wider masterplan approval in recognition of such trips. 
 
An assessment has, however, been carried out as part of the Transport Statement to determine the impact of 
closing the left turn lane from Irwell Street to Trinity Way. The results of the ‘before’ and ‘after’ assessment are 
contained in Table 4.2 of the report and show a slight adverse impact on the operation of the junction. Transport 
for Greater Manchester have reviewed and provided comments (11th January 2021) on the capacity assessment, 
requesting changes to the traffic models.     
 
The Transport Statement states at para 4.5.5 ‘We are aware of the immediate aspirations of SCC to formalise the 
closure of the left turn lane from Irwell Street to Trinity Way, which is illustrated in drawing 010092-SCC-HGN-XX-
DR-C-0002 produced by Salford Council…’;  
 
Although the report details the removal of the left turn lane as forming part of the proposal it does recognise that 
it is possible that the change will have been implemented by Salford City Council. Salford City Council’s highway 
design team have been progressing this proposal for some time in discussions with TfGM and works are due to 



start on site in February 2021. It is therefore considered that these works will be completed, having already been 
designed and the implications considered, outside of this planning application. That said, it is considered that the 
works should still be conditioned as part of this development as they are necessary to deliver the scheme.  
 
A construction Environmental Management Plan condition is recommended which also includes a requirement 
for a comprehensive Traffic Management strategy to ensure no increase in risk to pedestrians and road users 
during the construction phase. An informative is also recommended to draw the applicant’s attention to the 
highways comments made in relation to construction requirements, permitting/licensing, the need to enter into a 
S278/S38 agreement, the requirement for a traffic regulation order for the loading bay and for the stopping up of 
the relevant parts of the highway.  

 
In conclusion the Local Highway Authority raises no objections to the proposed development subject to the 
recommended conditions as set out above.  
 
Accessibility 
 
Accessible facilities are to be provided, including for cycle storage (total capacity of 174), changing and shower 
facilities with level access throughout. The cycle storage will also cater for trikes and adapted bicycles. No 
vehicular access or car parking is proposed, however there are numerous public multi storey car parks within 
close proximity. In addition, Irwell Street is an established bus route, Salford Central train station is within close 
proximity and tram stops are present in the wider vicinity. 
 
The nearby train station at Salford Central is fully accessible as would be the route from the train station to the 
site. Entrances to the building would be level and step free. The existing pavements on Stanley Street and Irwell 
Street provide dropped kerbs, tactile paving and a pedestrian crossing to assist access. Wheelchair accessible 
lifts would be provided within the building as well as stair access to each floor and toilets to each floor. The roof 
top amenity space would also be step free and accessible by the core lifts and stairs. 
 

The office entrance consists of a glazed revolving door, which provides a minimum 1200mm clear opening. A 

1000mm wide automatic pass door has also been provided for use by mobility impaired people. The entrance 

will have a two-way communication system to the interior reception desk. The glazed revolving door and 

automatic pass door will have visible and permanent manifestations applied to the surfaces and tactile and 

visual circulation route signage will be provided. 
 

All entrances will have a slip resistant floor finish. A matwell will be provided at the entrances to aid the removal 

of moisture and soil upon entry; the surface of the mat will be level with the surface of the adjacent floor finish 

and will not impede wheelchair users. All entrances will be developed in accordance with the recommendations 

set out in Approved Document Part M and BS 8300. A separate fire-fighting/goods lift and fire-fighting stair have 

also been provided. The goods lift is not designed for passenger use. 
 
Provision would be made across the building to assist users with visual impairments including visual contrasts 
within confined areas such as colour and/or luminance contrasts to assist with navigation. Clear, concise and 
consistent signage suitable for those with visual impairments and learning difficulties are proposed within the 
building to assist with way finding.  
 
Whilst many of the measures proposed to be installed sit outside of planning controls the above gives comfort of 
the level of design quality sought by the development and indicates that the development has been designed 
having regard to inclusive access which is a further positive for the proposed development. 
  
Sustainability 
 
The application is supported by a Sustainability Statement and Energy Statement. These documents set out 
that the design of the proposed building has been developed to be net zero carbon in operation.  
 
The supporting documents set out that the green wall will help with carbon absorption in the city centre as well 
as reducing noise from the adjacent roads, and help regulate the internal temperatures of the building, providing 
health and wellbeing benefits to the end users. They go on to say that the proposed green facade treatment will 
provide the following combined benefits: 

- Remove air pollutants including carbon 



- Reduce urban temperatures 
- Thermal benefits to buildings 
- Improve biodiversity 
- Attenuate rain water 
- Reduce noise  
- Increase productivity & creativity 
- Improve sense of well-being 
- Health benefits 
 
As well as the proposed living wall to the majority of the external elevations, the development also proposes the 
inclusion of green/brown roofs and solar panels on the roof areas of the core as well as a small roof top amenity 
area for future users of the building.  
 
The documents set out how measures will be incorporated into the building with the following core strategies 
applied to the development: 

- Building envelope designed to perform significantly better than the Building regulation standards with 
low U-values, g-values and low air leakage rates; 

- Extensive analysis has been carried out to optimise the facades so that heat losses are minimised 
whilst the size and position of openings has been optimised to maximise the use of natural light within 
each space; 

- Office spaces will be mechanically ventilated throughout the year making use of heat recovery to reduce 
heating demands; 

- The use of a mixed mode ventilation strategy was investigated to enable the building to be naturally 
ventilated for a proportion of the year but the acoustic survey indicated that external noise levels are too 
high for this to be achieved. However openable windows will still be provided to enable occupancy 
choice; 

- Energy efficient services will be used such as high efficiency LED lighting with occupancy and daylight 
controls to reduce the lighting energy use; 

- Electrical and mechanical systems within the development will be tightly metered and controlled with a 
full building management system to enable energy use to be tracked and identify opportunities for 
efficiency improvements.  
 

In addition the development seeks to provide enhanced occupier health and wellbeing by incorporating a 
number of the WELL building standards which is the world’s first performance based system for measuring, 
certifying and monitoring features of the built environment that impact human health and wellbeing. The WELL 
building standards include areas such as air quality, water, light, fitness, comfort and mind. 
 
The development looks to assist in reducing reliance on private cars by encouraging, and providing appropriate 
facilities, for the use of cycles with a significant number of cycle storage facilities proposed as well as changing 
facilities and electronic chargers proposed.  
 
Planning Obligations 
 
In accordance with the National Planning Policy Framework (paragraph 204) 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 Planning 
Obligations SPD (2019) sets out the circumstances where planning obligations will be sought in Salford to 
mitigate the impact of development. 
 
For commercial developments of the scale proposed, site specific contributions may be required for transport / 
highway infrastructure and public realm improvements. The proposed development largely fills the plot but does 
include some limited public realm works immediately adjacent to the site.  
 
In addition, the Local Highway Authority have not identified a requirement for any highway works as a result of 
the proposed development. Therefore, it is considered that the development sufficiently mitigates its impact in 
respect of public realm and further planning obligations are not required. It is also important to note, as outlined 
in the development agreement section of this report, that the hybrid planning consent ref: 09/57950/EIAHYB for 
Salford Central was subject to a legal agreement in accordance with S106 of the Town and Country Planning 
Act 1990 as was the more recent outline consent which included plot A3, ref: 16/68325/OUT. This agreement 
requires developers to pay any profits realised over a certain percentage into a Development Trust Account 



(DTA). These monies would then be used to fund works elsewhere within the regeneration area. This includes 
subsidising the redevelopment of less viable plots, public realm works and the provision of affordable housing. 
 
Whilst the Section 106 agreement applies to applications for reserved matters only (as opposed to applications 
for full planning permission), the Section 106 mirrors the Development Agreement for Central Salford secured 
outside of the planning process. Therefore, in light of the existing legal agreement, is not necessary or justified 
to require a Section 106 agreement with this application as it would duplicate an existing agreement already in 
place. 
 
Other matters: 
 
Cleaning and maintenance 
 
The applicants envisage that cleaning will take place twice annually with access for general maintenance and 
inspection to take place twice a year. Access for planting maintenance and inspection will take place more 
frequently as set out in the green wall section above. 
 
Access for cleaning and maintenance of the facades of the building is proposed to be undertaken using a cradle 
suspended from Level 12 by davit arms, which will be fixed back to the roof slab. The davit arms would be 
temporarily installed only when required. 
 
The use of a roof mounted Building Maintenance Unit (BMU) was considered, however the supporting 
documents set out that with the MEP plant also located above the lift over runs, full 360 degree access cannot 
be provided. Having regard to these limitations and with further considerations to the regular maintenance 
required for the ivy the applicants consider that the use of cradle access from davit arms is the most suitable 
and feasible strategy. 
 
The solid insulated cladding panels to the core areas require infrequent access for cleaning and maintenance 
and subsequently a rope access strategy is to be provided to access these areas. 
 
Core windows would open inwards into the stair core for cleaning and would be internally glazed to enable glass 
replacement from the inside. The goods lift within the building is of a size large enough to accommodate window 
panes as well as replacement parts and components for roof level plant equipment. In the very infrequent event 
that a component or equipment is required to be replaced that is larger than the capacity of the goods lift, a 
mobile crane and will be required to lift the plant equipment off and / or on to the roof. 
 

Waste management  
 
An internal bin store is proposed at ground floor level to the north-west corner of the building. The location of the 
ground floor refuse store allows for bins to be taken from the store area down the rear of the building to Stanley 
Street ready for collection. The area to the rear of the building would not provide a pedestrian or vehicular route 
and would be closed off with authorized access only.  
 
The supporting information submitted with the application confirms that refuse collection will be managed under 
an estate management plan stating that on collection days the building management team will be responsible 
for wheeling bins to the lay by and back again. 
 
The submitted waste management strategy has been reviewed by the council’s waste team who have raised no 
concerns with the proposed waste facilities at the site. Given this and that the waste service will be managed by 
a management company to reflect the needs of the end tenants, no concerns are raised in this regard.  
 
Recommendation 
Approve 

 
Conditions: 
 
1. The development must be begun not later than three years beginning with the date of this permission. 
  
 Reason: Required to be imposed by Section 91 of the Town and Country Planning Act 1990 (as 

amended). 



 
2. The development hereby permitted shall be carried out in accordance with the following approved plans: 
  
 PA0100 Rev No.00 - Existing location plan  
 PA0101 Rev No.00 - Proposed location plan  
 PA0105 Rev No. 00 - Existing topography plan  
  
 PA2000 Rev No.01 - Proposed ground floor plan  
 PA2000M Rev No.01 - Proposed mezzanine floor plan  
 PA2001 Rev No.01 - Proposed 1st floor plan  
 PA2002 Rev No.01 - Proposed 2nd floor plan 
 PA2003 Rev No.01 - Proposed 3rd floor plan  
 PA2004 Rev No.01 - Proposed 4th floor plan 
 PA2005 Rev No.01 - Proposed 5th floor plan 
 PA2006 Rev No.01 - Proposed 6th floor plan 
 PA2007 Rev No.01 - Proposed 7th floor plan 
 PA2008 Rev No.01 - Proposed 8th floor plan 
 PA2009 Rev No.01 - Proposed 9th floor plan 
 PA2010 Rev No.01 - Proposed 10th floor plan  
 PA2011 Rev No.01 - Proposed 11th floor plan 
 PA2012 Rev No.01 - Proposed 12th floor plan 
  
 PA2013 Rev No.01 - Proposed roof plant plan plant enclosure above core 
 PA2014 Rev No.01 - Proposed roof plan  
  
 PA2200 Rev No.01 - Proposed North elevation  
 PA2201 Rev No.01 - Proposed South elevation  
 PA2202 Rev No.01 - Proposed East elevation  
 PA2203 Rev No.01 - Proposed West elevation  
  
 PA2210 Rev No.01 - Proposed south and north elevations in context  
 PA2211Rev No.01 - Proposed west and east elevations in context  
  
 PA2300 Rev No.01 - Proposed section A-A  
 PA2301 Rev No.01 - Proposed section B-B  
 PA2302 Rev No.01 - Proposed section C-C  
 PA6002 Rev No.01 - Cladding bay detail  
 SK-PA101 – Extent of fritted glass on ground floor plan 
 SK-PA102 – Extent of fritted glass on ground floor plan 
 
 Reason: For the avoidance of doubt and in the interest of proper planning. 
 
3. Notwithstanding any description of materials in the application, samples and full details of materials to be 

used externally on the building(s), including the proposed glass frit patterns, shall be submitted to and 
approved in writing by the Local Planning Authority prior to their installation. Such details shall include the 
type, colour and texture of the materials. Only the materials so approved shall be used, in accordance 
with any terms of such approval. 

  
 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. 

 
4. 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, to include details of the following: 
 - The timing and phasing of the works to be undertaken on site; 
 - Identification of potential risks and appropriate control measures to ensure no pollution is caused by or 

during on site works; 
 - The measures and methods to be used during development to minimise and prevent adverse 

environmental impacts arising from the works to be undertaken considering potential disturbances, the 
prevention of pollution events and how surface water runoff will be actively managed to protect existing 
drainage systems and the River Irwell; 

 - Details of how all staff on site will be made aware of and ensure adherence to pollution prevention 
requirements including silt runoff precautions. 

 (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;  

 (xi) comprehensive Traffic Management strategy to ensure no increase in risk to pedestrians and road 
users during the construction Period; and 

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

  
 Reason: To safeguard the amenity of the area and neighbours, to prevent pollution of the water 

environment and to ensure the safe development of the site in accordance with policies DES1, DES7 and 
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 harm the amenity of neighbouring 

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

 
5. Prior to the first occupation of any Class E restaurant or hot food takeaway use full details of the 

proposed extract ventilation scheme including the installation of equipment and a flue to control the 
emission of fumes and smell from the premises shall be submitted to and approved in writing by the local 
planning authority and the approved scheme shall be implemented in full as part of the development. All 
equipment installed as part of the approved scheme shall thereafter be operated and maintained in 
accordance with the manufacturer's instructions 

  
 Reason: To safeguard the amenity of existing and future occupants of neighbouring properties and future 

occupants of the development hereby approved in accordance with policies DES7 and EN17 of the City 
of Salford Unitary Development Plan and the National Planning Policy Framework. 

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

situations such as standby generators, smoke extract equipment etc) associated with the development 
shall be designed so as not to exceed the following noise rating levels; 

 - 07:00 - 23:00 - 42 dB LAr,Tr 
 - 23:00 - 07:00 - 40 dB Lar,Tr 
 Measured 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: To safeguard the amenity of existing and future occupants of neighbouring properties and future 
occupants of the development hereby approved in accordance with policies DES7 and EN17 of the City 
of Salford Unitary Development Plan and the National Planning Policy Framework. 

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

be occupied until full details of hard and soft landscaping, including full details of the brown roofs and roof 
terrace area, 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 and future maintenance. 

   
 (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, to secure 

opportunities for the enhancement of the nature conservation value of the site and to support protected 
species in accordance with Policies DES1 and DES9 of the City of Salford Unitary Development Plan, the 
Nature Conservation and Biodiversity Supplementary Planning Document and the National Planning 
Policy Framework. 

 
8. Notwithstanding the details shown on the approved plans, full details of the internal and external cycle 

parking provision, including quantity, type location, charging ability for electric bikes and size of provision 
shall be submitted to and approved with the Local Planning Authority. The approved cycle parking shall 
be implemented and made available for its intended use prior to the occupation of the development 
hereby approved and shall be retained thereafter. 

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

of the City of Salford Unitary Development Plan and the National Planning Policy Framework. 
 
9. Prior to first occupation of the development hereby permitted a travel information pack with information 

detailing incentives to encourage use of non-car modes and the details of the Travel Plan coordinator for 
the site shall be submitted to and approved in writing by the Local Planning Authority. The travel 
information pack shall detail all modes of sustainable transport available to the site including cycleways, 
footways, public transport and any other local options as well as full incentives available to staff/residents. 
The agreed pack shall be issued to all persons on appointment to work/occupy the development hereby 
permitted. 

  
 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. 

 
10. Pursuant to condition 9, within 6 months of first occupation (or alternative timeframe which has been 

agreed in writing with the Local Planning Authority), a full travel plan (FTP) shall be submitted to and 
agreed in writing with 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. The agreed Travel Plan shall be implemented and reviewed in 
accordance with the timetable embodied therein. 

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

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

 



11. Prior to above ground works, a scheme shall be submitted to and agreed in writing by the Local Planning 
Authority to detail highway works and a timetable for their implementation. Those works shall include, but 
are not limited to: 

 - Creation of loading bay on Stanley Street to facilitate servicing and waste collection for the building;  
 - Closure of the left turn lane from Irwell Street to Trinity Way, to accommodate the building and a suitable 

footway to be created.  
 The scheme shall be implemented in accordance with the approved details and timetable and shall be 

retained thereafter. 
  
 Reason: In the interests of the safe and efficient operation of the highway network and to minimise 

potential conflicts between pedestrians, cyclists and other road users in accordance with policies DES2, 
A2 and A8 of the City of Salford Unitary Development Plan and the National Planning Policy Framework. 

 
12. The development hereby permitted shall be carried out in accordance with an external lighting scheme, 

the details of which shall be submitted to and agreed in writing by the Local Planning Authority prior to 
installation. Such scheme shall include full details of the locations, design, luminance levels, light spillage 
and hours of use of, and columns for, all external lighting within the site with particular regard to the 
pedestrian area and cycle store entrance along Stanley Street. The approved scheme shall be 
implemented in full prior to the first use of the development and retained as such thereafter.  

   
 Reason: To safeguard the amenity of the area in accordance with policy DES9 of the City of Salford 

Unitary Development Plan and to safeguard the amenity of neighbouring residents and/or future users of 
the development in accordance with policy DES10 of the City of Salford Unitary Development Plan. 

 
13. Notwithstanding the details shown on the approved plans, prior to installation of any solar panels, full 

details and elevation plans shall be submitted and approved in writing by the Local Planning Authority. 
The solar panels shall be erected in accordance with the approved details. 

   
 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. 

 
14. The drainage for the development hereby permitted shall be carried out in accordance with the Drainage 

Strategy by Woolgar Hunter, V1.00 dated 20.10.2020, project no. GL 20206003. The drainage strategy 
shall be implemented prior to first use of the development hereby permitted. For the avoidance of doubt, 
surface water must drain at the restricted rate of 5 l/s.  

  
 Reason: To ensure a satisfactory method of surface water disposal to reduce the risk of flooding 

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

 - NPPF,  
 - Water Framework Directive and the NW River Basin Management Plan 
 - The national Planning Practice Guidance and the Non-Statutory Technical Standards for Sustainable 

Drainage Systems (March 2015) 
 - Manchester, Salford, Trafford Strategic Flood Risk Assessment (SFRA) (2011) and associated technical 

guidance 
 - Environment Agency Pollution Prevention Guidelines (now withdrawn) 
 - Flood Risk Assessment/SuDS Requirements for new developments (Salford's SuDS Checklist) 
 
15. No drainage systems for the infiltration of surface water to the ground are permitted other than with the 

written consent of the local planning authority. Any proposals for such systems must be supported by an 
assessment of the risks to controlled waters. The development shall be carried out in accordance with the 
approved details. 

  
 Reason: To ensure that the development does not contribute to and is not put at unacceptable risk from 

or adversely affected by, unacceptable levels of water pollution caused by mobilised contaminants. This 
is in line with paragraph 170 of the National Planning Policy Framework. 

 



16. Prior to first use of the development hereby approved, a servicing and waste management strategy shall 
be submitted to and approved in writing by the Local Planning Authority. The strategy shall be supported 
by plans where necessary and shall include, but not be limited to: 

 - Access and turning provision for vehicles; 
 - full details of storage provision; 
 - where bins will be temporarily located (a 'holding area') immediately prior to and post refuse collection; 
 - how bins will be moved to and from holding area(s); 
 - who will be responsible for moving bins to holding area(s); 
 - recycling facilities and bulky waste storage; 
 - where refuse vehicles will park to collect bins from the identified holding area(s); 
 - the maximum size of vehicle that scheme is designed for; and 
 - a collection schedule to demonstrate that the bin stores are of sufficient size. 
 The development shall be operated in accordance with the approved strategy which shall be implemented 

prior to first use of the building and retained as such thereafter.  
  
 Reason: To ensure that the development is adequately serviced and in the interests of pedestrian and 

highway safety in accordance with policies DES1, A2 and A8 of the Salford Unitary Development Plan 
and the National Planning Policy Framework. 

 
17. The development shall be carried out in accordance with the submitted wind microclimate report by 

Arcaero dated 22nd October 2020. The mitigation measures set out in the report, including the 1.5m high 
balustrade to the roof terrace, shall be implemented prior to first use of the roof terrace and shall be 
retained as such thereafter. Should the use of the roof terrace evolve and require further mitigation then 
full details shall first be submitted to and approved in wiring by the Local Planning Authority.  

  
 Reason: To safeguard the amenity of future residents and users of the commercial units / surrounding 

public realm, in accordance with Policy DES5 of the City of Salford Unitary Development Plan and the 
National Planning Policy Framework 

 
18. 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. 

This strategy will include the following components: 
  
 1. A preliminary risk assessment which has identified: 

     - all previous uses 
     - potential contaminants associated with those uses 
     - a conceptual model of the site indicating sources, pathways and receptors 
     - potentially unacceptable risks arising from contamination at the site 

  
 2. A site investigation scheme, based on (1) to provide information for a detailed assessment of the risk to 

all receptors that may be affected, including those off-site. 
  
 3. The results of the site investigation and the detailed risk assessment referred to in (2) and, based on 

these, an options appraisal and remediation strategy giving full details of the remediation measures 
required and how they are to be undertaken. 

  
 4. A verification plan providing details of the data that will be collected in order to demonstrate that the 

works set out in the remediation strategy in (3) are complete and identifying any requirements for longer-
term monitoring of pollutant linkages, maintenance and arrangements for contingency action. 

  
 The development shall thereafter be carried out in full accordance with the duly approved remediation 
 strategy or such varied remediation strategy as may be agreed in writing with the Local Planning 
 Authority. 
  



 Reason: To prevent pollution of the water environment, to protect the underlying Principal Aquifer and 
River Irwell 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. 

 
19. Pursuant to condition 18 and prior to first use, a verification report, which validates that all remedial works 

undertaken on site were completed in accordance with those agreed with the Local Planning Authority 
and the effectiveness of the remediation shall be submitted to and approved in writing by the Local 
Planning Authority. The report shall include results of sampling and monitoring carried out in accordance 
with the approved verification plan to demonstrate that the site remediation criteria have been met. 

  
 Reason: To ensure that the site does not pose any further risk to human health or the water environment 

by demonstrating that the requirements of the approved verification plan have been met and that 
remediation of the site is complete 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. 

 
20. Prior to installation of the green wall, an updated façade strategy report shall be submitted to and 

approved in writing by the Local Planning Authority. The updated report shall be based on the principles 
of the submitted green façade strategy Rev 00 dated 22.01.21 by make architects. The green wall shall 
be implemented prior to first occupation of the development and shall be maintained thereafter in 
accordance with the agreed details. 

 
 Reason: In order to ensure a satisfactory appearance in the interests of visual amenity, ensure that the 

site is satisfactorily landscaped and to secure opportunities for the enhancement of the nature 
conservation value of the site in accordance with Policies DES1 and DES9 of the City of Salford Unitary 
Development Plan, the Nature Conservation and Biodiversity Supplementary Planning Document and the 
National Planning Policy Framework. 

 
21. Prior to installation, full details of the fire doors to the rear of the building (along the passageway with the 

adjacent multi storey car park) shall be submitted to and approved in writing by the Local Planning 
Authority.  The doors shall be installed in accordance with the approved details prior to the first use of the 
building and retained as such thereafter.  

 
Reason: 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. 

 
Notes to Applicant 
 
1. STANDING ADVICE - DEVELOPMENT LOW RISK AREA 
  
 The proposed development lies within a coal mining area which may contain unrecorded coal mining 

related hazards.  If any coal mining feature is encountered during development, this should be reported 
immediately to the Coal Authority on 0345 762 6848. 

  
 Further information is also available on the Coal Authority website at: 
 www.gov.uk/government/organisations/the-coal-authority  
  
 Standing Advice valid from 1st January 2021 until 31st December 2022 
 
2. The applicant's attention is drawn to the comments from design for security set out in the submitted 

Crime Impact Statement and in particular the recommendations set out in sections 3.3 and 4 of the 
statement. 

 



3. It is an offence under the Wildlife & Countryside Act 1981, as amended to introduce, plant or cause to 
grow wild any plant listed in Schedule 9 part 2 of the Act. Species such as Japanese knotweed, giant 
hogweed and Himalayan balsam are included within this schedule. If any such species will be disturbed 
as a result of this development a suitably experienced consultant should be employed to advise on how 
to avoid an offence. 

 
4. The applicant is advised the development is within the Greater Manchester Air Quality Management 

Area (AQMA), and future occupants of the offices (particularly lower floors) are likely to be exposed to 
levels of air pollution above UK health-based limit values. As such it is recommended consideration is 
given to the installation of ISO PM10/PM2.5 filters on any mechanical ventilation equipment serving the 
offices. 

 
5. 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. 

  
 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. 

 
6. The applicant's attention is drawn to the comments from united utilities dated 14th January 2021.  
 
7. The applicant's attention is drawn to the comments from the Local Highway Authority dated 19th 

January 2021 in relation to construction requirements and permitting/licencing. 
 
 

 
 


