
PLANNING & TRANSPORTATION REGULATORY PANEL 
PART I 

SECTION 1: APPLICATIONS FOR PLANNING PERMISSION  

 

APPLICATION No: 20/76684/FUL 

APPLICANT: PPG Worrall Street Ltd. 

LOCATION: Land at Worrall Street, Salford, M5 4TH  

PROPOSAL: Demolition of existing buildings and erection of two 7-storey 

buildings comprising 164 no. residential units together with 

public realm, landscaping, car parking and associated works 

WARD: Quays 

 

 
Figure 1 – Site Location Plan 

 

Description of Site and Surrounding Area 
 
The application relates to a circa 0.31ha site located to the north of Worrall Street in Ordsall. The site currently 

comprises two commercial units - the southern building operates as the base of a freight distribution company 
(Warton Freight Services Northern Ltd.) and the northern building is occupied by a commercial blinds & curtain 
specialist (Pentel Contracts). 

 
The site sits within the Ordsall Riverside area and therefore sits within an evolving context, with this section of the 
corridor transitioning from a previously industrial area to a residential neighbourhood. North-east of the site is 

Bridgewater Point, a completed 6 to 8-storey residential-led scheme (220 dwellings) comprising two blocks linked 
by a central podium. North-west of the site is the site subject of planning permission for 196 homes within a 7 to 
9-storey residential development known as ‘Merchant’s Wharf’ 221-223 Ordsall Lane (ref. 17/70278/FUL). West 

of the site is a collection of units used for a variety of commercial enterprises. South-west of the site is an 8 to 9-
storey development currently under construction known as ‘The Waterhouse’ (ref. 18/71363/FUL), comprising 86 
dwellings.  

 
Further west of the site, west of Fairbrother Street, are two developments currently under construction - ‘Dock 5’ 
and ‘Bridgewater Wharf’. Further east of the site, east of Everard Street, are Renolds House, Slater House and 



  

Steele House (Lamba Court) together with the recently completed ‘Bridgewater Gate’ and ‘Downtown Manchester’  

on Woden Street. 

 
Figure 2 – Schemes within the immediate surrounding context 

 

The Manchester Ship Canal (MSC) sits to the south of the site, separated by Worrall Street itself, together with 
the emerging ‘The Waterhouse’ block and commercial units at 16 Worrall Street. Pomona Island sits on the 
opposite side of the MSC, within the Borough of Trafford. 

 
The site was historically (since the late 1700s) the site of J and JM Worrall’s Dye Works, together with associated 
worker’s housing, a company which was renowned globally as one of the largest and most influential velvet dyers 

and printers in the textile industry. The dye works closed in 1964 and, in tandem with the closure of Manchester 
Docks in the 1980s, the site was redeveloped with the warehouses seen on site today.  
 

Background 
 
The site was previously the subject of a planning application (ref. 17/70046/FUL), which also included the land 

currently being developed as ‘The Waterhouse’ to the south of Worrall Street, for demolition of the existing 
buildings and erection of three buildings (ranging from 7 to 9 storeys in height) comprising 232 residential units 
together with public realm, landscaping, car parking and associated works (“the 2017 scheme”). The 2017 scheme 

was presented to the Planning and Transportation Regulatory Panel in November 2017, at which point Members  
resolved to grant planning permission for the development subject to the completion of a s.106 agreement.  
 

As a result of issues relating to the necessary land assembly  required to deliver the 2017 scheme and resulting 
delays to progression, a separate application for 89 dwellings was submitted to the Council in 2018 for ‘The 
Waterhouse’ scheme (ref. 18/71363/FUL). The 2018 application was considered by Panel in May 2018, with 

Members resolving to grant planning permission; a s.106 agreement was subsequently completed and the 
permission issued in June 2018. 
 

The 2017 planning application was subsequently withdrawn by the applicant in October 2018. 
 
  



  

Description of Proposal 

 
The application seeks full planning permission for the demolition of all existing buildings within the site and the 
subsequent erection of two seven-storey buildings comprising a total of 164 dwellings. The two buildings would 

sit to the western and eastern edges of the site and would be separated by a new area of public realm, providing 
a continuation of Dyer Street from its current terminus at the northern boundary of the site, connecting to Worrall  
Street to the south. ‘Block A’ would sit to the west of the new Dyer Street and would contain 111 dwellings; the 

smaller ‘Block B’ would sit between the eastern side of Dyer Street and Bridgewater Point and would contain 53 
dwellings.  
 

The full accommodation mix is shown in the following table:  

Accommodation Type Floorspace (sq. m) Number of Units Mix % 

1-bed apartments Avg. 45.6 | Min. 38.3 82 50% 

2-bed apartments Avg. 65.3 | Min. 57.2 61 37.2% 

3-bed apartments Avg. 77.1 | Min. 73.4 10 6.1% 

2-bed townhouse Avg. 77.6 | Min. 75 9 5.5% 

3-bed townhouse Avg. 94.6 | Min. 85.9 2 1.2% 

  164 

 
The ground floor of Block A would be entirely comprised of 2 and 3-bedroom townhouse units, with terraced 
amenity areas fronting onto Worrall Street and the new section of Dyer Street; each of these units would have an 

upper floor level containing the bedrooms. 3-bedroom units are then distributed across the remainder of the 
scheme, with a focus on provision on the top (sixth) floor of both blocks on the Dyer Street elevations, with 
provision of substantial private terraces.  

 

 
Figure 3 – Proposed Site Layout (rev. M) 

 



  

A total of 26 car parking spaces (including 2 disabled spaces) would be provided within the scheme – these would 

be located within the undercroft car park at the base of Block A, with access via a secure entranceway opening 
onto Worrall Street. Each block would contain separate bin stores and cycle parking (40 cycle parking spaces in 
each). 

 
A communal external terrace, including an area of under-cover space, would be provided on the sixth floor of 
Block A, at the north-western corner of the block.  

 

 

 

 
Figure 4 – Proposed Elevations: Worrall Street (T), Block A Dyer Street (M), Block B Dyer Street (B)  

 



  

 
Figure 5 – Development CGI (Dyer Street) 

 
Environmental Impact Assessment 
 

The proposed development has been screened under Regulation 8 of The Town and Country Planning 
(Environmental Impact Assessment) Regulations 2017, as the proposal falls under the definition of ‘Schedule 2 
Development’, specifically Category 10(b) ‘Urban development projects’  (Application ref. 19/73410/SCI). 

 
Having had regard to the selection criteria in Schedule 3 of the regulations, the likelihood of significant  
environmental effects from the proposed development is considered to be low. An Environmental Statement was 

therefore deemed not to be required. 
 
Relevant Site History 

 
17/70046/FUL 
Demolition of existing buildings and erection of three buildings ranging from 7 to 9 storeys in height comprising 

232 residential units together with public realm, landscaping, car parking and associated works  
 
The Planning and Transportation Regulatory Panel resolved to grant planning permission subject to 

completion of a s.106 legal agreement on 16 November 2017 – the legal agreement was not completed 
and the application was withdrawn in October 2018. 

 

Publicity 
 
Site Notice: Non HH Article 15  



  

Reason: Wider Publicity 

 
Press Advert: Manchester Weekly News Salford Edition Date Published: 21 January 2021 
Reason: Article 15 Standard Press Notice 

 
Neighbour Notification 
 

343 properties were notified of the application. 
 
Representations 

 
Four letters of objection have been received together with two neutral representations, summarised as follows: 
 

 C – Comment received         R – Officer response 

C The area already struggles with on-street parking and the development will add more cars 

to Worrall Street and Everard Street. 

R The proposals include for provision of 26 car parking spaces for residents of the 
development. In addition, the proposals include provision of 80 secure cycle parking 
spaces to facilitate and encourage use of active travel.  

The Council, as Local Highway Authority, is currently in the process of developing an 
area-wide Traffic Management Scheme to address existing issues of high levels of on-
street car parking within the surrounding area. 

Planning obligations are to be secured to provide funding for the provision of a car club, to 
reduce reliance on privately-owned vehicles, and towards the provision of improved or 
additional bus services in the vicinity of the site. Agreement of a Travel Plan, to include 

incentives for use of public and active travel modes, is to be secured by way of condition. 
In light of the above measures, it is not considered that the development would give rise to 
any severe residual impacts on the surrounding highway network. 

C Concern regarding noise from demolition and construction, particularly whilst surrounding 

residents are home-working, together with impacts of road and footway closures to 
facilitate construction. 

R A degree of noise and disruption is inevitable as a result of all construction and 
development projects. It is acknowledged that the site lies within an area subject of 

ongoing, substantive change in character and relevant mitigation is required in order to 
seek to protect the amenities of residents of existing developments within the surrounds - 
a condition is therefore recommended requiring agreement of a Construction 

Environmental Management Plan prior to commencement.  

C The development will block views from Bridgewater Point and allow less sunlight into the 
flats. 

R The loss of a view is not a material planning consideration. The impact of the development 
on the amenity of occupiers of neighbouring properties is considered in detail in the 

relevant Analysis section below. 

C Wildlife may be affected by the development. 

R The application is accompanied by an Ecological Appraisal, which has been subject of 
consultation with the Greater Manchester Ecology Unit – further detail is set out in the 
relevant Analysis section below. 

C The area is part of Salford’s industrial history, which is constantly getting eroded by 

unsympathetic, unaffordable developments – Salford needs affordable homes. 

R The site was historically occupied by J and JM Worrall’s Dye Works  (later Ordsall Dye 
Works), which sat to the west of the Manchester Ship Canal and opposite Pomona Docks, 
and therefore previously formed an important part of the industrial heritage in Salford. The 

dye works was demolished in the 20th Century and the site is currently occupied by 
purpose-built industrial sheds which are of low design quality and which are not worthy of 
retention for any architectural/aesthetic reasons. The design merits of the proposal are 

otherwise explored within the relevant Analysis sections below. 
The matter of provision of Affordable Housing is considered within the Planning 
Obligations Analysis section below. 

 

  



  

Consultations 

 
Air Quality, Noise, Contaminated Land 
Air Quality 

The site is not within the GM Air Quality Management Area, however, parts of the surrounding road network are. 
The development itself has relatively few parking spaces; as such increases in local road traffic as a result of this 
development are likely to be modest. There is also potential for fugitive dust emissions during construction. 

 
No objection to the findings of the submitted Air Quality Assessment;  based on the model output, the impacts are 
considered negligible in accordance with IAQM guidance. In line with the GM Air Quality Action Plan, and with 

consideration of the cumulative impact of development within the City region, recommend baseline mitigation 
measures in the form of electric vehicle charging points should be secured by condition. Recommend standard 
Construction Environmental Management Plan condition. 

 
Noise 
The proposed development is in an area with a mix of residential and industrial uses. A  Noise Impact Assessment 

(NIA) has been undertaken which outlines a potential mitigation package. No objections to the findings of the NIA; 
recommend conditions requiring noise mitigation measures and maximum noise limits for fixed plant. 
 

Land Contamination 
The site has a number of historic uses including a dye works and warehousing (current use). The submitted desk  
study report concludes there is a moderate risk of ground contamination and a high risk of ground gas – an 

intrusive investigation is recommended. The conclusions of the report are accepted, and no objection is raised 
subject to standard site investigation conditions being attached. 
 

Canal and River Trust 
Confirm that the application falls outside of the scope for consultation under CRT statutory consultee provisions.    
 

Design for Security 
No objection. Recommend a condition to reflect physical security specifications set out in the Crime Impact 
Statement.   

 
Drainage and Flood Risk  
The SFRA requires a reduction in surface water runoff to 50% of the existing. The applicant has provided a 

drainage strategy with accompanying plans and calculations, which indicate that SuDS are not possible at this 
site owing to unsuitable ground conditions.  The drainage strategy notes that surface water flows are connected 
to the public surface water sewer system which discharges to the River Irwell after a short distance.  Surface 

water discharge will be connected to the public surface water sewer with flow restricted to 50% of existing 
discharge rates for the corresponding event. Recommend a standard condition requiring development to be 
undertaken in accordance with the submitted drainage strategy.  

 
N.B. Previous guidance provided with respect to the location of the site in Flood Zone 2 no longer applies given 
the recent (May 2021) updates to the Environment Agency Flood Map for Planning.  

 
Environment Agency 
No objection, subject to conditions. The previous use of the proposed development site as a dye works and the 

presence of large above ground storage tanks on site presents a ‘Medium Risk’ of contamination that could be 
mobilised during construction to pollute controlled waters. Controlled waters are particularly sensitive in this area 
since the site is underlain by a Secondary A and principal aquifers. The site is also situated close to the 

Manchester Ship Canal (MSC) which in vicinity of the development site is thought to be cut into the underlying 
principal aquifer. The report submitted with the application provides confidence that it will be possible to suitably 
manage the risk posed to controlled waters and therefore recommend conditions regarding site investigation,  

remediation and verification. 
 
Greater Manchester Archaeological Advisory Service 

The dyeworks formerly occupying this site was a very early example of a dyeworks, renowned for its products, 
and with subsequent iterations of the works having a worldwide influence following the completion of the 
Manchester Ship Canal in the late 19th century. There is the additional interest of workers' housing depicted on 

the site on historic mapping. Archaeological investigations to the south-west of the site, at Fairbrother Street, have 



  

demonstrated excellent survival of archaeological remains of a 19th century printing and dyeworks beneath 20th 

century buildings. 
 
The lack of a desk-based assessment (DBA) poses a potential risk to the timetable for redevelopment, as 

archaeological interests are undefined; however remains on site will be of no more than regional significance and 
it is accepted that they can be removed so long as a full record is made prior to development ground works taking 
place. In this case any on-site archaeological works will likely take place following demolition of the existing 

building, but should the DBA suggest the potential that archaeological remains are present on site then foundation 
slabs or footings should not be removed without an archaeological contractor in attendance.  
 

Recommend a condition requiring a Written Scheme of Investigation (WSI) of archaeological works. 
 
Greater Manchester Ecology Unit 

Bats 
The buildings on site have negligible bat roosting potential. Individual bats can turn up in unexpected locations 
and an informative is recommended reminding the developer of legal responsibilities regarding bats.    

 
Nesting Birds 
The site is assessed as having negligible bird nesting potential, restricted to the odd butterfly bush growing out of 

walls. Recommend an informative reminding the development of legal responsibility under the Wildlife and 
Countryside Act. 
 

Proximity to River Irwell 
The drainage report and preliminary investigations indicate that all surface water collected on site enters surface 
water drains that discharge directly to the River Irwell/Manchester Ship Canal. There is a risk, primarily during 

construction, of pollutants and sediment entering this system. Protection measures for the construction period 
should be required by condition. 
 

Post development drainage should seek to achieve a reduction in direct drainage to the river/canal and to have 
less sediment and pollutants. As the site is currently 100% impermeable, reducing run-off should not be an issue 
and the risk of pollutants and sediment entering surface water systems is likely also to be reduced.  

 
Contributing to and Enhancing the Natural Environment 
Satisfied that the soft landscaping proposed would result in net gain and welcome the use of a native tree species. 

Suggest that more could be done to enhance the site for wildlife through inclusion of bird and bat boxes on the 
new build - the details can be conditioned. 
 

Greater Manchester Fire and Rescue Service 
No comments received to date. 
 

Highways (incorporating comments from Transport for Greater Manchester)  
No objection subject to mitigation comprising financial contributions towards additional/enhanced bus service 
provision, car club provision and amendments to Traffic Regulation Orders on Worrall Street to facilitate layby 

provision. The proposed level of car parking provision is considered acceptable, provided measures are secured 
to encourage take-up of sustainable transport modes. Comments provided with respect to access arrangements ,  
servicing arrangements and cycle parking provision N.B. These matters have been addressed either by way of 

amendments to the plans or by application of conditions as recommended below.  
 
Trafford MBC 

No objection. 
 
United Utilities 

United Utilities request that surface water drains to the 225mm SW sewer and not the 150mm SW sewer as 
currently shown. In addition, it is requested that a non-return valve be considered as mitigation for sewer 
surcharge back flow from the receiving public 300mm combined sewer within Dyer Street. Recommend standard 

conditions requiring agreement of a drainage strategy, based on assessment of site conditions, prior to 
commencement. 
 

  



  

Planning Policy 

 
Development Plan Policy 
 

Following the publication of the National Planning Policy Framework (NPPF) it is necessary to consider the weight  
which can be afforded to the policies of the Council's adopted Unitary Development Plan (paragraph 213 NPPF 
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.  
 
City of Salford Unitary Development Plan 

Unitary Development Plan ST1  -  Sustainable Urban Neighbourhoods 
Unitary Development Plan ST5  -  Transport Networks 
Unitary Development Plan ST9  -  Retail, Leisure, Social Community Provision 

Unitary Development Plan ST10  -  Recreation Provision 
Unitary Development Plan ST12  -  Development Density 
Unitary Development Plan ST13  -  Natural Environments Assets 

Unitary Development Plan ST14  -  Global Environmental 
Unitary Development Plan ST15  -  Historic Environmental 
Unitary Development Plan MX1  -  Development in Mixed-use Areas 

Unitary Development Plan DES1  -  Respecting Context 
Unitary Development Plan DES2  -  Circulation and Movement 
Unitary Development Plan DES3  -  Design of Public Space 

Unitary Development Plan DES4  -  Relationship Development to Public Space 
Unitary Development Plan DES6  -  Waterside Development 
Unitary Development Plan DES7  -  Amenity of Users and Neighbours 

Unitary Development Plan DES9  -  Landscaping 
Unitary Development Plan DES10  -  Design and Crime 
Unitary Development Plan H1  -  Provision of New Housing Development 

Unitary Development Plan H4  -  Affordable Housing 
Unitary Development Plan H8  -  Open Space Provision with New Housing 
Unitary Development Plan E5  -  Develop. in Established Employment Areas 

Unitary Development Plan A2  -  Cyclists, Pedestrians and the Disabled 
Unitary Development Plan A8  -  Impact of Development on Highway Network 
Unitary Development Plan A10  -  Provision of Car, Cycle, Motorcycle Park 

Unitary Development Plan EN9  -  Wildlife Corridors 
Unitary Development Plan EN17  -  Pollution Control 
Unitary Development Plan EN18  -  Protection of Water Courses 

Unitary Development Plan EN19  -  Flood Risk and Surface Water 
Unitary Development Plan EN22  -  Resource Conservation 
Unitary Development Plan EN23  -  Environmental Improvement Corridors 

Unitary Development Plan CH5  -  Archaeology and Ancient Monuments 
Unitary Development Plan R2  -  Provision of Recreational Land Facilities 
Unitary Development Plan DEV5  -  Planning Conditions and Obligations 

 
Emerging Plans 
 

The National Planning Policy Framework (NPPF) paragraph 48 establishes that local planning authorities may 
give weight to relevant policies in emerging plans according to: 

(a) The stage of preparation of the emerging plan (the more advanced its preparation, the greater the 

weight that may be given); 
(b) The extent to which there are unresolved objections to relevant policies (the less significant the 

unresolved objections, the greater the weight that may be given); and 

(c) The degree of consistency of the relevant policies in the emerging plan to the NPPF (the closer the 
policies in the emerging plan to the policies in the NPPF, the greater the weight that may be given). 
 

There are currently two emerging plans to consider. 



  

Places for Everyone 

Places for Everyone Publication Plan 2021, the joint Development Plan Document for nine districts in Greater 
Manchester, which was published for consultation under Regulation 19 of the Town and Country Planning (Local 
Planning) (England) Regulations 2012 on 9 August 2021. Representations are currently being invited until 3 

October 2021. The emerging policies which are relevant to this application are discussed where applicable in this 
report with appropriate weight being afforded in accordance with NPPF paragraph 48.  
 

Local Plan (SLP:DMP) 
The Publication Salford Local Plan: Development Management Policies and Designations (SLP:DMP), which was 
published on 27 January 2020 and comments were invited until 20 March 2020.  An Addendum was published 

on 5 February 2021 and comments were invited on this until 19 March 2021. The Publication SMP:DMP and the 
Addendum were submitted to the Secretary of State for examination on 30 June 2021 and the examination 
hearings are expected to take place in November 2021. The Publication SLP:DMP policies as modified through 

the Addendum is the version of the plan that the city council would like to adopt. The plan has been subject to a 
significant amount of public consultation in previous stages of its production and the city council has considered 
the comments made to determine the extent to which there are unresolved objections to its policies. Those policies 

(i.e. the Publication SLP:DMP policies as modified through the Addendum) which are relevant to this application 
are discussed where appropriate in this report with appropriate weight being afforded in accordance with NPPF 
paragraph 48. 

 
Other Material Planning Considerations 
 

National 
National Planning Policy Framework 
National Planning Practice Guidance 

 
Local Planning Policy 
Supplementary Planning Document  -  Sustainable Design and Construction 

Supplementary Planning Document  -  Design 
Supplementary Planning Document  -  Established Employment Areas 
Supplementary Planning Document  -  Nature Conservation and Biodiversity 

Supplementary Planning Document  -  Design and Crime 
Supplementary Planning Document  -  Planning Obligations 
Supplementary Planning Guidance  -  Ordsall Riverside 

Supplementary Planning Guidance  -  Shaping Central Salford’s Spaces 
Supplementary Planning Guidance  -  Housing 
Supplementary Planning Guidance  -  Flood Risk and Development 

Supplementary Planning Guidance  -  Irwell City Park 
 
It is not considered that there are any local finance considerations that are material to the application.  

 
Appraisal  
 

Principle of Development 
 
The application site is located within a ‘Mixed-Use’ area, as designated under the provisions of Unitary  

Development Plan Policy MX1/4 (Ordsall Lane Riverside Corridor); the policy identifies the area for development 
as a vibrant mixed-use area with a broad range of uses and activities including housing.  The 100% residential 
floorspace proposed within the development is considered acceptable, given that the site sits within the ‘Regent  

Road Quarter Character Area (South)’ and not within those areas of the Quarter where Policy OR11 of the SPG 
requires 50% of floorspace to comprise non-residential uses, and also taking into account: the context formed by 
surrounding developments, the size of the site, and the potential to ensure natural surveillance of the proposed 

extension to Dyer Street. 
 
The site also sits within an Established Employment Area (UDP Policy E5); Policy EMP7 of the accompanying 

Established Employment Areas SPD deals specifically with employment areas falling within the areas identified 
by UDP Policy MX1 and only requires that the development must not compromise the operating conditions of 
other remaining employment uses. In terms of the development’s potential impact on remaining employment uses , 

it is noted that the vision for the area is principally one of residential-led development. There are recent residential 
developments adjacent to the site with further such development with planning permission and, in principle, no 



  

objection is raised in this regard. No objections have been raised by the Council’s Environmental Consultant with 

respect to the location of a residential use on this site, within the surrounding context – further consideration is 
given to noise with respect to amenity in the relevant analysis section below. Similarly, no concerns have been 
raised by the Local Highway Authority regarding relationships with surrounding employment uses with respect to 

potential access or highways impacts. Accordingly, no conflict is identified with the relevant provisions of Policy 
E5 of the UPD, nor with the accompanying guidance within the Established Employment Areas SPD. 
 

Policy OR1 of the Ordsall Riverside planning guidance also deals with employment uses. At paragraph 6.46, it 
confirms that the guidance comprises ‘an approved regeneration strategy’ for the purposes of criteria 2c of UDP 
Policy E5 and that the purpose of Policy OR1 is to “establish the circumstances in which re-use or redevelopment 

of employment sites will be considered to  contribute to the implementation of the strategy”. For a residential 
scheme to be acceptable, Policy OR1 requires that all reasonable attempts have been taken to relocate existing 
businesses and that the development complies with other policies in the guidance.  

 
In respect of the relocation of existing businesses the applicant has provided correspondence from the current  
occupiers of both employment sites which sit within the application site boundary; the correspondence confirms 

that all businesses will be transferring to new premises once completion of the land purchase by the developer 
has taken place (subject of mutually agreed notice periods), with one of the companies expressly confirming their 
intention to relocate within the City. No conflict is therefore identified with Policy OR1 of the SPG. 

 
The site comprises previously developed (brownfield) land that is located in a highly accessible location; the 
analysis above demonstrates that the proposals comply with the relevant policies of the Development Plan and 

would serve to facilitate the delivery of the Council’s overall strategy for Ordsall Riverside as set out within the 
planning guidance, and the principle of residential development on the site is therefore considered acceptable.  
 

Housing Mix 
 
Policy HOU1 of the Housing planning guidance acknowledges that the Ordsall Lane Riverside Corridor offers the 

opportunity to provide a broader mix of housing types than in other parts of the Regional Centre, including houses 
as well as apartments, to complement and supply the development of a sustainable mix of housing in the wider 
Ordsall neighbourhood.  

 
Policy OR2 of the Ordsall Riverside planning guidance describes that “in order to ensure that the Ordsall Lane 
Corridor offers a broader mix of dwelling types than in other parts of the Regional Centre, a significant proportion 

of family orientated dwellings should be provided”.  
 
Policy HOU2 of the Housing planning guidance sets out that where apartments are proposed, they should provide 

a broad mix of dwelling sizes, both in terms of the number of bedrooms and the net residential floorspace of 
apartments. Small dwellings (i.e. studios and one bedroom apartments) should not predominate, and a significant  
proportion of three bedroom apartments should be provided wherever practicable. The reasoned just ification to 

Policy HOU2 adds that the majority of apartments in new development should normally have two or three 
bedrooms, with a floorspace and layout that makes them adaptable to changing needs (typically 57sqm or above).   
 

The Ordsall Riverside guidance does not prescribe a specific definition for ‘significant’ in relation to the proportion 
of family orientated dwellings. The difficulties in providing family accommodation within high-density schemes are 
recognised and paragraph 6.60 of the Ordsall Riverside guidance specifically states that “It is recognised that not 

every site will be suited to the development of family orientated dwellings, or at the levels normally required by 
this Policy”. In response to feedback from the LPA, the applicant has sought to capitalise on the opportunity  
presented by the site to provide additional townhouse units on the lower levels, fronting onto the proposed Dyer 

Street extension. In addition, the upper floors of the buildings would be host to larger three-bedroom units which 
benefit from provision of private outdoor terraces facing out towards Dyer Street. The proportion of three-
bedroomed dwellings sits towards the median of the comparable proportions achieved in other recent schemes 

along Ordsall Lane, and the 12 units to be provided will add to the supply of larger dwellings coming forward within 
the corridor. As such, in this instance, and recognising that there is no proportion set in policy, the proportion of 
three-bedroom dwellings is considered acceptable. Otherwise, small apartments do not dominate the mix and all 

of the two and three-bed apartments would have a floorspace greater than 57 sq. m, in accordance with Policy 
HOU2. The housing mix is therefore considered to accord with UDP Policy H1 and both the Housing and Ordsall 
Riverside planning guidance. 

 
  



  

Layout and Design 

 
Layout 
The Ordsall Riverside Masterplan, which informed and is integrated into the Ordsall Riverside planning guidance,  

promotes the extension of Dyer Street and promotes one large block of development bounded by Dyer Street, 
Worrall Street, Ordsall Lane and the riverfront (see Figure 6).  There have been a number of material changes in 
circumstance since preparation of the Masterplan and the planning guidance, and the potential options for 

development of the application site are now driven and constrained by development which has occurred in recent 
years in the immediate surrounds. 
 

 
Figure 6 – Extract from Ordsall Riverside Masterplan (site location circled) 

 
Policy OR4 of the planning guidance recognises that the extension of routes  across Ordsall Lane to the riverside 

is an important component in the creation of a sustainable extension to the Ordsall neighbourhood. The position 
of the two blocks on site would provide for an extension of Dyer Street southwards towards Worrall Street, creating 
a new area of public realm and a pedestrian & cycle route through the development, which is welcomed. The 

smaller of the two blocks would, in essence, complete the perimeter block of the Bridgewater Point development 
and this, together with the siting of the larger block, would provide for active frontages onto the Dyer Street link. 
Both blocks would also provide frontages onto Worrall Street, which is to be retained on its current alignment.  

 
The Masterplan shows land including Worrall Street to the west of Dyer Street as being developed in a singular 
block. Given the fragmented land ownership in this area and that the development of this site and adjoining parcels 

of land are being bought forward separately, it would now be impossible to realise the Masterplan entirely in its 
originally proposed form, including the frontages set out at Map 7 of the guidance. 
 

Nonetheless, the Reasoned Justification to Policy OR4 of the planning guidance (para 6.98) states, in light of the 
fragmented nature of land ownership in the area, that planning permission will not be given for incremental 
development which would unacceptably hamper or reduce the development options for the wider corridor, in 
accordance with Policy DEV 6 of the UDP. Proposals for development of smaller sites in isolation must 



  

demonstrate that their implementation would not prejudice or unduly constrain options for redevelopment of 

adjacent sites.  
 
The proposed urban form has been found to be acceptable by the Local Planning Authority previously, in resolving 

to grant planning permission for the development of the site in 2017, at which point an exercise was undertaken 
to understand the potential relationship between buildings should the neighbouring site, to the west, be bought  
forward for development with a footprint similar to that proposed on the application site. It is considered, on 

balance, that the proposal would not unduly constrain development on the site to the west.  
 
Vehicle access into the car park situated on the ground floor level of the larger block is to be taken from Worrall  

Street. The Dyer Street extension is to be accessible to pedestrians and cyclists only, with servicing of the 
development to take place from Worrall Street, with an on-carriageway loading/servicing bay to be provided by 
virtue of a planning obligation. Positioning the entrances into the buildings and the provision of ‘townhouse’ units 

with small, private terrace spaces at ground floor level along Dyer Street and Worrall Street is supported, given 
that it results in provision of active frontages and a high degree of natural surveillance.  
 

Overall, in respect of layout, whilst the proposals do not strictly accord with the Masterplan set out in the Ordsall 
Riverside planning guidance, it is acknowledged that the development accords with key principles set out within 
the guidance, including the provision of the Dyer Street extension, and that  the scheme seeks to work with the 

constraints of the site and the context which has emerged over recent years arising from the building-out of a 
number of adjacent sites.  
 

Scale, Height and Design 
 
Policy OR4 of the Ordsall Riverside Planning Guidance relates to the matter of building heights and sets out that 

new development within the corridor must adhere to the hierarchy of building heights set out in Map 6 of the SPG, 
unless in exceptional circumstances; in this case, the SPG sets a maximum height parameter of “6+1 storeys” for 
development in the Regent Road Quarter Character Area (South) - “+1” in this context relates to an additional 

storey at roof level set back from the main frontage. Exceptions are allowed in the guidance with respect to key 
corners and particular landmark plots. 
 

There are a variety of building heights in the area surrounding the application site; to the west the area is 
characterised by two-storey warehouse/office buildings fronting Worrall Street and Ordsall Lane whilst to the east 
is Bridgewater Point, which ranges in height from six to eight storeys, and beyond this are the Lamba Court  

apartment blocks which are four to six storeys in height.  The development site to the north-west, ‘Merchant’s 
Wharf’, benefits from planning permission for a 7 to 9-storey form.  
 

Upon submission, the application sought planning permission for a 7-storey smaller block (presented as “6+1”) 
and an 8-storey larger block (presented as “6+2”), albeit with minimal set -back at the upper floors, particularly on 
the Worrall Street frontage. This was, in part, driven by the scale of the ‘minded to grant’ scheme from 2017 for 

the site. Concerns were raised with the applicant that the submission scheme did not comply with t he SPG height  
parameters, and that the detailed design of the building did not provide mitigation which sufficiently addressed 
the visual impact of the proposed scale.  

 

 
Figure 7 – Timeline comparison of scale and height 

 



  

As a result, the applicant has worked positively with Officers of the LPA to evolve the scheme (see Figure 7), 

reducing the height of the larger block by one-storey and developing a more appropriate form to the upper-most  
floors of the building. The site forms a central component of the block between the two ‘arms’ of Worrall Street 
and the scheme is now considered to comprise buildings of appropriate height which should ‘nestle’ between the 

Bridgewater Point development and any scheme which may come forward on the adjacent land to the west. In 
addition, the use of the inset balconies and a set-back to the elevations of the upper-most floor on both blocks 
assists in reducing the perceived height and bulk of the buildings when read from ground level on Worrall Street 

and along the central Dyer Street extension. 
 
The proposed scheme is contemporary in appearance but would make use of facing brickwork in order to provide 

a nod to the historic use of the site and also to tie in well with neighbouring buildings, which are predominantly  
brick. The brick colour is shown indicatively as being a predominantly red tone; it is acknowledged that there are 
a variety of brick choices within the immediate context, and the colour may provide a counterbalance to the grey 

of Bridgewater Point, and therefore no objection is raised in principle to this proposal – ultimately, a final brick 
choice will be a matter to be determined by way of a recommended condition, with a need to provide sample 
panels to ensure that a high-quality brick is chosen. 

 
The bulk of the building has been reduced not only through the integration of the ‘sawtooth’ cut-away terraces at 
upper-floor level but also through the employment of a variation in brick tone and pattern moving up the building.  

This is considered to be a contemporary and sensitive way in which to differentiate the upper-floor of the building,  
stepping away from the commonly-found use of standing seam grey cladding etc. on upper floors of buildings.  
Interest is added to the facades by using vertical recessed features to create distinct bays across the elevations ,  

by recessing the lower floors of the building slightly, in order that a shade-line is created above the townhouse 
units, and also by introducing two bold horizontal features of vertically-laid brickwork at the top and bottom of the 
main section of the elevations. The proposed balconies would be enclosed by decorative metal railings, which 

have a relatively slender profile, in order to reduce the visual impact of the protrusions from the body of the 
building. A materials condition is recommended to agree all external finishes which will  ensure that the 
development will be of the highest quality. 

 
Overall, it is considered that the development would have its own distinct identity, but one which would assimilate 
well with the emerging context, and would have a positive impact on the visual amenity of the surrounding area 

in accordance with Policies DES1 and DES4 of the City of Salford Unitary Development Plan, Policy D2 of the 
emerging SLP:DMP and the relevant design policies within the National Planning Policy Framework.  
 

Crime and Design 
The application is accompanied by a Crime Impact Statement  (CIS), prepared by Design for Security, which 
contains an analysis of the scheme in accordance with the principles of ‘Crime Prevention Through Environmental 

Design’. The CIS notes that the proposals are generally acceptable and in keeping with developments in the 
surrounding area. It also touches on a number of the positive elements of the scheme including secure cycle and 
car parking; the prominence of main entrances; and the arrangements to the townhouse frontages either side of 

Dyer Street and on Worrall Street.  
 
Design for Security have been consulted on the application itself and have raised no objections to the scheme. 

An informative is recommended, drawing the applicant’s attention to the physical security specifications set out 
within the CIS and recommending that such measures are included in the construction of the development.  
 

Landscape and Public Realm 
 
The scheme includes for the provision of a new area of public realm, in the form of an extension to Dyer Street 

running centrally between the two proposed residential blocks.  This new area of public realm is to be delivered 
by the developer partially in lieu of a financial contribution towards public realm, and permissive rights of way are 
to be secured as part of the s.106 legal agreement. A landscaping plan has been submitted with the application,  

which provides an indication of how this public realm is to be laid out and treated. The plan shows that along Dyer 
Street the landscaping will primarily be hard-surfacing (high-quality paving laid in mixed-colour bands), with areas 
of ornamental, rain garden and tree planting. In addition, areas of hedge are to be provided in strategic areas and 

along the frontages of the private, raised terraces to the townhouse units. Several timber-topped seats are to be 
installed, to provide some ‘dwell space’, and a feature, coloured paving band is to run through the centre of the 
site to provide a wayfinding pathway and encourage use of the through-route. A small number of cycle stands are 

proposed to be provided as capacity for visitors.  
 



  

Whilst in principle the scheme is acceptable, careful thought needs to be given to detailed planting proposals and 

careful consideration given to how this area is designed so that it functions both as an amenity space and as a 
pedestrian/cycle route, whilst also ensuring the privacy and amenity of townhouse occupants . A detailed and 
comprehensive landscape scheme for the site will be secured by  condition and subject to this the scheme is 

considered to accord with UDP Policy DES9. 
 
Heritage and Archaeology 

 
The site was formerly host to J and JM Worrall’s Dye Works and the Ordsall Dye Works, which later encompassed 
the site. The dyeworks formerly occupying this site was a very early example, renowned for its products, and with 

subsequent iterations of the works having a worldwide influence following the completion of the Manchester Ship 
Canal in the late 19th century. There is the additional interest of workers' housing depicted on the site on historic 
mapping. Archaeological investigations to the south-west of the site, at Fairbrother Street, have demonstrated 

survival of archaeological remains of a C19th century printing and dyeworks beneath C20th buildings. 
 
The application is not accompanied by an archaeological desk-based assessment (DBA) and therefore potential 

archaeological interests within the site are undefined. Consultation has been undertaken with the Greater 
Manchester Archaeological Advisory Service (GMAAS), who have confirmed that any remains on site would have 
no more than regional significance and it is therefore accepted that they could be removed so long as a full record 

is made prior to groundworks taking place.  
 
A condition, suggested by GMAAS, is therefore recommended requiring, prior to development, the agreement of 

an archaeological Written Scheme of Investigation including a phased programme and methodology of 
investigation and recording, including a desk-based assessment to inform further phases, if necessary, of 
archaeological investigation and mitigation. It is considered, subject to such a condition, that the proposals would 

not conflict with Policy CH5 nor Section 16 of the NPPF. 
 
Amenity Standards 

 
The proposed development would share an important relationship with the neighbouring development to the north 
east, Bridgewater Point, which consists of a perimeter block fronting Ordsall Lane, Everard Street, Worrall Street 

and Dyer Street with amenity space at podium level above the central car parking provision. The smaller block 
within this scheme has been designed to infill the final section of the perimeter block, creating the extension of 
Dyer Street as per the Ordsall Riverside planning guidance. 

 
There are habitable room windows within the gable elevations of the Bridgewater Point development which directly 
face the application site. There are two bedroom windows at first floor, one which serves the fourth bedroom within 

a duplex unit fronting Dyer Street and the second within the third bedroom of a duplex unit fronting Worrall Street. 
Both of these windows are the only window to the room they serve. On the floors above within the gable of the 
Worrall Street block of the Bridgewater Point development there are secondary living room windows, but these 

rooms have large windows in the front elevation, which is the main source of outlook and light to these rooms. All 
other windows within these facing elevations serve communal access corridors.  
 

The smaller block would be positioned circa 3m from these two bedrooms windows and therefore this scheme 
would significantly restrict light to and outlook from the bedrooms. Whilst this is not ideal, it is noted that these 
windows have relied solely on land outside of their ownership or control for light and outlook. These units have 

three/four bedrooms, with the other bedrooms within each unit benefitting from an acceptable level of light and 
outlook. The smaller block ultimately provides an element of completion to the perimeter block, already formed 
by Bridgewater Point, and complies with the Ordsall Riverside guidance, with respect to delivering the extension 

of Dyer Street. Providing a full separation distance between the existing windows and a building on the application 
site would entirely sterilise the development potential of the plot. On balance, it is not therefore considered that 
this harm would represent a sustainable reason for refusal and is instead an element of harm which must be 

weighed in the wider planning balance. 
 
The applicant has submitted a Daylight and Sunlight report containing an analysis of the impacts of development 

on the site with respect to neighbouring developments (Bridgewater Point, ‘Merchant’s Wharf’ and ‘The 
Waterhouse’, based on the methodologies set out within the Building Research Establishment (BRE) Guidelines 
entitled ‘Site Layout Planning for Daylight and Sunlight – A Guide to Good Practice (2011)’. Although the scale of 

Block A has been reduced since production of the report, the findings remain relevant given that the amendments  
to the scheme result in an improvement to any results within the report.  



  

 

The published targets within the BRE Guidance are based on low-rise, suburban development. The National 
Planning Practice Guidance (NPPG) recognises this and states that: 

“All developments should maintain acceptable living standards. What this means in practice, in relation to 

assessing appropriate levels of sunlight and daylight, will depend to some extent on the context for the 
development as well as its detailed design. For example, in areas of high-density historic buildings, or city 
centre locations where tall modern buildings predominate, lower daylight and sunlight levels at some windows 

may be unavoidable if new developments are to be in keeping with the general form of their surroundings.” 
Paragraph 007 Reference ID: 66-007-20190722 

 

In accordance with the BRE Guidance, the applicant has adopted an assessment methodology centred around 
consideration of “mirror-image” development baseline, on the basis that existing buildings have windows which 
are unusually close to the site boundary.  

 

 
Table 1 – Summary of Daylight and Sunlight analysis results [‘Dyer Street’ – Bridgewater Point; ‘Worrall Street’ – ‘The Waterhouse’; ‘221-

223 Ordsall Lane’ – ‘Merchant’s Wharf’]  

 
The daylight and sunlight information submitted with the application shows that the proposed scheme will impact 

upon the levels of daylight and sunlight reaching sections of the existing, occupied Bridgewater Point buildings.  
This impact will principally be to the units fronting Dyer Street and the reduction in light will be most apparent at 
the lower levels, particularly in the duplex units. The duplex units in the Bridgewater Point scheme are dual -aspect,  

with a rear aspect overlooking the decked podium. The daylight/sunlight report ultimately concludes that there is 
either no appreciable difference in the overall daylight and sunlight levels within the Bridgewater Point 
development, or they are better, with the proposed development in place, than they would be if the proposed 

development matched the height and mass of the Bridgwater Point development (‘mirror-image’) and therefore 
that the daylight/sunlight levels are considered acceptable. A similar conclusion is also reached with respect to 
the ‘Merchant’s Wharf’ and ‘The Waterhouse’ developments  which have not yet been built-out/occupied; this 

conclusion is broadly accepted.  
 
In terms of the amenity of future occupiers all habitable room windows within the development itself would have 

sufficient outlook. The daylight/sunlight information submitted with the application shows that across the site, 
particularly at lower levels, the units will be below BRE standards in respect of sunlight and daylight. The standards 
improve higher up in the building. As discussed earlier in this report the buildings across the site have been laid 

out such as to facilitate the Dyer Street extension, in accordance with the Ordsall Riverside planning guidance 
and the scale of the buildings has been driven by providing an appropriate response to the scale of buildings 
found within the immediate context. It is acknowledged that this is a new development and residents would be 

buying into this arrangement therefore, on balance, it is considered that the regeneration benefits of the scheme 
far outweigh the amenity impact and as such the scheme is considered to be appropriate in this regard.  
 

Privacy 
The smaller block would include windows in the rear elevation at second floor and above, which would be 
positioned to overlook the podium level of the Bridgewater Point scheme; this arrangement is considered to be 

acceptable in terms of privacy, given the extent of separation to facing windows on the opposite side of the podium 
and the way in which the podium level is laid-out for use (with a principal focus on soft-landscape areas nearest  
the western edge). The separation distance between the Worrall Street elevation and the facing elevation of ‘The 

Waterhouse’ would stand at circa 13m; this is less than the typical standard separation between principal 
elevations but is relatively typical of separation distances in higher-density urban areas across a highway and, 
when taking into account the need for the development to appropriately address the Worrall Street frontage in 

urban design terms, is considered acceptable. The development would share an acceptable relationship with the 
‘Merchant’s Wharf’ scheme to the north, given the fenestration arrangements within the respective schemes. The 



  

proposed communal roof terrace within the scheme would sit at the north-west corner of the plot; it would provide 

views down onto the communal terrace and private terraces at first floor level at ‘Merchant’s Wharf’, however, the 
extent of lateral and vertical separation is such that the relationship is considered acceptable. Additionally, the 
terrace would be sufficiently separated from facing principal windows in the ‘Merchant’s Wharf’ scheme at upper 

floor levels such that it would not have an unacceptable impact on privacy for future occupiers. In looking at the 
future relationship with the potential development site to the west, a condition is recommended requiring 
agreement of a scheme for the provision of a parapet or suitable privacy screening to the roof terrace to ensure 

that the development does not unduly fetter the development potential of the adjacent land.  
 
Land to the west of the application site is still within commercial/industrial use, therefore there are no direct 

amenity impacts resulting from the proposed development. The Local Planning Authority is satisfied that the 
proposed development would not fetter the potential of this adjacent site, with respect to potential future residential 
development, in accordance with previous determinations of the Council and subject to the above recommended 

condition. 
 
In light of the above analysis it is not considered that the proposal would, overall, conflict with the provisions of 

UDP Policy DES7. 
 
Noise 

The application is accompanied by a Noise Impact Assessment, which contains the results of a detailed 
environmental noise survey undertaken to establish the prevailing noise climate at the site. The dominant noise 
source during the survey period was understood to be vehicle movement on Ordsall Lane and the surrounding 

road network. 
 
The results of the NIA include minimum preliminary acoustic performance specifications for the windows and 

ventilators to habitable rooms to achieve the requisite internal ambient noise criteria, which demonstrate that such 
criteria should be achievable in all habitable rooms.  
 

Elements of the scale and design of the scheme have evolved since initial production of the NIA, and the report  
in any event does not identify final detailed acoustic façade specifications, which will be produced through further 
detailed design work. The Council’s Environmental Consultant has reviewed the NIA and raised no concerns with 

the findings. Conditions are recommended with respect to submission of a detailed scheme for noise mitigation 
measures and also to impose maximum noise limits for any fixed plant associated with the development; subject 
to such conditions, it is considered that a suitable level of amenity would be afforded to future occupiers with 

respect to noise in accordance with Policies DES7 and EN17 of the City of Salford Unitary Development Plan and 
the relevant considerations of the NPPF. 
 

Accessibility and Highways Impact 
 
The application is accompanied by a Transport Statement (TS), which contains an assessment of the scheme 

with respect to existing conditions on the local highway network,  the access, servicing and parking arrangements ,  
accessibility of the site by means other than private car, and the potential impact of the scheme with respect to 
traffic generation.  

 
Vehicular Access, Servicing and Cycle Parking Provision 
The proposed access to the car park from Worrall Street has been subject of amendments in accordance with 

Local Highway Authority feedback. It is recommended that a condition is applied, requiring agreement of a 
detailed, construction-level design, prior to commencement of above ground works, to ensure that the final design 
meets with LHA requirements. 

 
Servicing of the development is to be facilitated by way of provision of an on-carriageway service/loading bay to 
the front of the site, on Worrall Street. Provision of the bay will require amendments to the existing Traffic  

Regulation Orders along Worrall Street, and a financial contribution from the developer is to be secured by way 
of the s.106 legal agreement to fund this work. A condition is also recommended requiring agreement of a 
waste/servicing management strategy, to ensure that refuse collection etc. is undertaken in a safe and convenient  

manner which reduces the potential impact on the surrounding highway network and on the new area of public 
realm along Dyer Street.  
 

The proposals include for provision of 80 secure cycle parking spaces for residents within the buildings (40 within 
each block). This equates to 49% provision, which the Local Highway Authority has recommended is acceptable,  



  

given that it exceeds the standards set out within the Unitary Development Plan. A condition is recommended 

requiring submission and agreement of a detailed plan and specification for the cycle stores.  
 
Accessibility 

 
The site is located within a relatively accessible location (Greater Manchester Accessibility Level 7 – out of 
maximum 8) and benefits from proximity to a wide range of facilities, amenities and wider transport links , as 

detailed within the TS, which are accessible by walking and cycling. However, the Council’s Housing planning 
guidance (para 4.8) recognises that the Ordsall Lane Riverside Corridor has generally lower public transport  
accessibility than other areas of the Regional Centre.  

 
The nearest bus stop to the site is 0.5km to the north on Oldfield Road. Current bus services in the vicinity of the 
site are of limited frequency. Additional services are available in other areas of Ordsall and on Regent Road,  

which involves walking over 800m from the site. The scheme provides for 26 car parking spaces, 2 of which are 
allocated for disabled use; this equates to 16% provision across the development. The level of car parking 
provision is such that it may serve to deter future occupiers of the development from owning or using a private 

car, thereby reducing future private car trip-generation from the development. However, such a level of car parking 
provision is only considered acceptable in the event that sufficient measures are provided to encourage uptake 
of alternative, sustainable modes of travel – by public transport, walking or cycling. 

 
The Local Highway Authority is of the view that it is necessary for the scheme to provide opportunities for people 
to have access to high quality public transport facilities, in order to enhance the sustainability of the development 

and to reduce the impact to the local highway network. The LHA and TfGM consider that the bus services in the 
vicinity of Ordsall Lane are no longer sufficient to serve the growing neighbourhood along the corridor, and that 
there is a need to provide viable alternatives to residents to reduce traffic congestion in the area and reduce the 

burden arising from on-street parking pressures. 
  
The LPA has therefore requested that the developer contribute towards funding enhanced or additional bus 

services within the vicinity of the development. In addition, the developer has been requested to provide funding 
towards the provision of the car club along the Ordsall Riverside corridor. Additional detail on these matters is set 
out within the Planning Obligations section of this report. 

 
In addition to the above the developer is also expected to provide incentives for future occupiers, to encourage 
the use of sustainable transport modes. A condition is recommended in respect of requiring a Full Travel Plan, 

which will be submitted within six months of first occupation of the development first being occupied, to include 
details of the public transport incentives to be offered to residents . 
 

Subject to securing the mitigation as proposed, the residual impacts of the development are not considered t o be 
‘severe’, as defined within the NPPF, and no objection is raised or conflict identified with the provisions of Policies 
A2, A8 and A10 of the City of Salford Unitary Development Plan, Policies A1 and A2 of the emerging SLP:DMP, 

and the relevant paragraphs within the NPPF.  
 
Flood Risk and Drainage 

 
The site is located within Flood Zone 1, following updates to the Environment Agency Flood Map for Planning 
(May 2021) carried out in light of the most recent modelling of flood risk from the Manchester Ship Canal. The 

development is classed as ‘more vulnerable’ in flood risk terms, given that it comprises residential uses. The 
National Planning Policy Guidance confirms that this is an acceptable vulnerability classification to be introduced 
into Flood Zone 1. In any event, the proposals have been designed in accordance with the previous Flood Zone 

2 designation washing over the site, and the finished floor level of the development was set at 600mm above the 
100yr+35%CC flood event. 
 

The applicant has submitted an outline drainage strategy and SuDS Assessment. This sets out that infiltration of 
surface water (the most sustainable method in the drainage hierarchy) has been considered, however, the site 
geology comprises made ground over clays, which are likely to have low permeability. In addition, the previous 

industrial uses of the site indicate that large areas of infiltration are unlikely to be feasible without increasing the 
risk of migration of contamination to receptors and adjacent sites. The nearest watercourse is the Manchester 
Ship Canal/River Irwell; direct connection to the watercourse is not feasible, however, two public United Utilities 

surface water sewers are present within Worrall Street which discharge to the MSC.  
 



  

The proposals for the development are therefore to collect surface water within the site and limit the discharge 

rate to 15.3 l/s (50% betterment), with attenuation provided by way of cellular storage beneath the public realm 
forming the extension to Dyer Street. The outline strategy sets out that, subject to confirmation of contamination 
testing of made ground on site, localised areas of soft landscaping and porous paving will be permitted provided 

that drainage by infiltration does not cause a pathway for migration of contamination to sensitive receptors.  
Surface water would be discharged to the existing United Utilities surface water sewer on Worrall Street; foul 
water would be discharged to the existing UU foul water sewer on Dyer Street. 

 
The Council’s Flood Risk and Drainage Officer has recommended that a condition be attached requiring the 
development to be carried out in accordance with the submitted drainage strategy. United Utilities has raised 

concerns with the proposed connection point on Worrall Street, and it is noted that the strategy is provided in 
outline only, with further detail regarding additional SuDS elements to be determined in light of the additional site 
investigation work to be undertaken on site. A standard condition requiring agreement of a full and detailed 

drainage strategy, substantially in accordance with the outline detail provided, is therefore recommended. Subject 
to application of such a condition, it is considered that the development would accord with Policies EN18 and 
EN19 of the City of Salford Unitary Development Plan and the relevant considerations of the National Planning 

Policy Framework.  
 
Ecology 

 
The application is accompanied by an Ecological Appraisal, which contains a desk study of potential ecological 
constraints. The report concludes that the site is of minimal ecological value, that further survey work in respect 

of protected species is not required, that the site has a biodiversity unit score of zero (calculated using the DEFRA 
metric).  
 

Consultation has been undertaken with the Greater Manchester Ecology unit, which has raised no objection to 
the proposals. The buildings on site have negligible bat roosting and bird nesting potential; informatives are 
recommended reminding the developer of their legal responsibilities with respect to both species. The drainage 

report and preliminary investigations indicate that all surface water collected on site enters surface water drains  
which discharge directly to the River Irwell/Manchester Ship Canal (a designated Wildlife Corridor); it is noted that 
this creates a risk, primarily during construction, of pollutants and sediment entering this system. Protection 

measures for the Irwell during the construction period are to be required within the recommended Construction 
Environmental Management Plan condition. 
 

Given the current nil contribution of the site towards biodiversity, the proposed soft landscaping within the scheme 
along the Dyer Street extension will result in a tangible net gain for biodiversity; the final landscaping scheme is 
expected to include native species, with final details to be determined by way of a condition. An additional 

condition is also recommended requiring the agreement of a scheme of biodiversity enhancement measures for 
the development, including provision of bird and bat boxes. In light of the above, and subject to the conditions as 
recommended, it is considered that the proposals comply with Policies EN9, EN17 and EN18 of the City of Salford 

Unitary Development Plan, Policy GI3 of the emerging SLP:DMP and the National Planning Policy Framework. 
 
Environmental Considerations 

 
Air Quality 
The site is not within the GM Air Quality Management Area; however, parts of the surrounding road network are. 

The development itself has relatively few parking spaces, as such increases in local road traffic as a result of this 
development are likely to be modest. There is also, however, the potential for fugitive dust emissions during 
construction. 

 
An Air Quality Assessment has been submitted which includes the results of an atmospheric dispersion model, 
verified against local monitoring data, to predict the impact of increased emissions on local air quality. The model 

input parameters have been reviewed by the Council’s Environmental Consultant and they are considered to be 
realistic. Based on the model output, the impacts are considered negligible in accordance with Institute of Air 
Quality Management guidance. The construction phase has also been assessed and, with appropriate mitigation 

(in the form of best practice dust control measures) the impact on neighbours will be minimised. 
 
In line with the Greater Manchester Air Quality Action Plan, and with consideration of the cumulative impact of 

development within the City region, mitigation measures are recommended to be secured by condition in the form 
of electric vehicle charging points and a standard Construction Environmental Management Plan condition.  



  

 

Land Contamination 
The site has been host to a number of historic uses including a dye works and warehousing (current use). The 
application is therefore accompanied by a Phase 1 Desk Study Assessment Report in respect of ground 

conditions. The historic uses of the site have the potential to leave legacy pollutants within soils or underlying 
groundwater, and the desk study report 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 a high 

risk of ground gas. An intrusive site investigation is recommended.  
 
The conclusions of the report have been assessed by the Council’s Environment Consultant and are accepted; 

no objections are raised to the proposals in this regard, subject to the application of standard conditions requiring 
the carrying out of further intrusive site investigation works and submission of associated reports and a 
remediation strategy to the LPA for approval. Subject to compliance with the recommended conditions, this aspect 

of the development is considered to be in compliance with Policy EN17 of the City of Salford UDP.  
 
Sustainability 

 
The application is accompanied by an Energy Statement, which details the energy efficiency measures included 
within the design of the development in order to reduce the energy consumption and CO2 emissions associated 

with the operational phase of the development. The development is to follow a ‘fabric-first’ approach, including 
enhanced insulation to the building envelope to exceed Building Regulations requirements, an engineered façade 
design (minimising thermal losses through use of high-performance glazing) and reduced air permeability  

standard. All dwellings are to be fitted with highly efficient heating, ventilation and hot water s ystems including 
provision of local heat recovery ventilation systems. Overall, the proposed development is considered to accord 
with the Council’s sustainability aspirations and the requirements of its Sustainable Design and Construction SPD. 

 
Planning Obligations 
 

The application proposes the redevelopment of a site currently or historically used for employment purposes, to 
provide 164 units of residential accommodation (11 of which are considered as ‘houses’ for the purposes of the 
Council’s relevant guidance). Given the scale of the development an assessment of its impact on nearby transport  

infrastructure, public realm, open space and education provision is required, in accordance with UDP Policy DEV5 
and the Planning Obligations SPD (2019). 
 

It is noted that, in accordance with the NPPF, planning obligations should only be sought where they are 
considered necessary to make a development acceptable in planning terms; are directly related to the 
development; and fairly and reasonably related in scale and kind to the development. 

 
The construction of 164 units of residential accommodation in this location is considered to give rise to impacts 
which require mitigation by way of planning obligations related to open space, public realm, education,  

transport/highways infrastructure and affordable housing, in accordance with the Planning Obligations SPD. 
 
The applicant, whilst in agreement to provide a financial contribution, has advised that for reasons of financial 

viability the development cannot support the maximum contribution being requested by the Council. The applicant  
has submitted a viability appraisal in support of their position.  
 

The applicant’s viability appraisal was reviewed by the Council’s consultant surveyors. This review has concluded 
that the applicant’s assertions that the scheme cannot support the maximum contribution are sound. The Council 
has, however, successfully negotiated a total planning obligations contribution value of £570,000. 

 
The applicant is to undertake works on site, comprising the extension of Dyer Street to connect with Worrall Street,  
in lieu (in part) of a financial contribution towards public realm provision. The cost of these works has been agreed,  

between the applicant’s and the Council’s surveyors, at £78,500. The provision of this section of public realm is 
considered to be an initial priority, as it would contribute towards achieving the strategic vision set out by the 
Council within the Ordsall Riverside Planning Guidance. The landscaping condition will secure the final detailed 

design of the public realm and a timetable for its implementation. It is recommended that a clause be included in 
the Section 106 agreement to secure the proposed pedestrian/cycle route through the site connecting Dyer Street 
with Worrall Street and the permissive rights of way along this route. 

 



  

In light of the delivery of public realm works by the developer in lieu of a financial contribution, the remaining 

planning obligations contribution balance to be apportioned across other matters stands at £491,500. As noted 
within the Accessibility and Highways section of this report, it is considered that improvements to public transport  
services in the vicinity of the Ordsall Lane corridor, specifically in the form of new or enhanced bus service 

provision, are required to create a truly sustainable form of development where residents are not reliant on 
travelling by private car. Financial contributions are therefore considered necessary towards the provision of 
new/enhanced bus services in the vicinity of the development (£278,800), together with a contribution towards 

the provision of the Ordsall Lane corridor car club (£23,125) and a smaller contribution (£5,000) to cover the costs 
associated with new/amended Traffic Regulation Order(s) along Worrall Street to facilitate the provision of the on-
carriageway service/loading bay to the development frontage. 

 
Following deduction of the above obligations, the remaining balance is £183,475 (once the £1,100 obligations 
monitoring fee is deducted) – officers recommend that this sum is directed towards projects for improvement of 

open space at Irwell River Park, Ordsall Park and/or the grounds of Ordsall Hall.  
 
It is recommended that a clawback mechanism be included in the s.106 legal agreement. This would secure a 

further contribution from the applicant, up to the maximum contribution identified, should the viability of the 
development increase in the future. It is recommended that any clawback monies be directed towards the delivery  
of affordable housing, improvement of open space and/or education provision. 

 
The above planning obligations are considered to be acceptable and will make a significant, positive contribution 
towards the ongoing transformation of Ordsall Riverside into a genuinely sustainable neighbourhood, by enabling 

the delivery of high-quality public realm, access to sustainable transport provision and provision of enhanced open 
space.  
 

Planning Balance and Conclusion 
 
This application seeks to redevelop an area of previously developed land to create a residential development 

which includes a proportion of accommodation suitable for occupation by families. The scheme is considered to 
accord in principle with the relevant provisions of the Development Plan, including UDP Policy MX 1, and the 
Ordsall Riverside and Housing planning guidance. The scheme represents delivery of a key parcel of the wider 

urban block and, insofar as now feasible given the changing context of the site, meets with the ambitions and  
aspirations of the Ordsall Riverside planning guidance with respect to the creation of a new route linking Dyer 
Street and Worrall Street; delivering a comprehensive urban block; providing active frontages to key routes; and 

delivering development of an appropriate scale. The proposals would not fetter the development opportunities of 
remaining sites within the immediate area.  
 

The development would not, on balance, give rise to unacceptable impacts on residential amenity, for existing or 
future residents, with respect to loss of light, privacy or outlook, or noise/air pollution. The proposals would also 
not have an unacceptable impact on the surrounding highway network and would provide for a sustainable form 

of development subject to the mitigation to be secured by way of planning conditions and obligations, including 
financial contributions towards additional/enhanced bus services, car club provision and amendments to TROs 
on Worrall Street. 

 
The development represents a notable opportunity to deliver real biodiversity net gain, given the current condition 
of the site, which may be delivered through delivery of the high-quality soft landscaping response within the new 

public realm along Dyer Street. Matters relating to the detailed landscaping of the site, protection of potentia l 
features of archaeological interest, surface water drainage and land contamination may be suitably addressed by 
way of application of conditions. 

 
Overall, it is considered that proposals would make a positive contribution to the regeneration of the Ords all 
Riverside area and represent a sustainable form of development that complies with the relevant policies within 

the City of Salford’s UDP, relevant policies of the emerging SLP:DMP and the National Planning Policy 
Framework. The application is therefore recommended for approval subject to the obligations and conditions 
detailed below. 

 
  



  

Recommendation 

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

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

a) A financial contribution of £491,500 comprising: 

i. £278,800 towards new or enhanced bus services in the vicinity of the development; 
ii. £23,125 towards the provision of a car club in the vicinity of the development; 
iii. £5,000 towards amendments to Traffic Regulation Orders on Worrall Street to facilitate 

provision of an on-carriageway service/loading bay 
iv. £183,475 towards improvement of Open Space at the following locations: 

 Irwell River Park; and/or 

 Ordsall Park; and/or 
 The grounds of Ordsall Hall. 

v.  £1,100 planning obligations monitoring fee 

b) Delivery by the developer of a scheme of public realm works to create a new pedestrian and cycle 
route, as an extension of Dyer Street, through the site and security of permissive rights of way 
along said extension, connecting the existing section of Dyer Street to the north of the site with 

Worrall Street to the south. 
c) A clawback mechanism to secure an increase in the level of contribution up to the maximum level 

required by the Planning Obligations SPD, should the viability of the development increase in the 

future as the scheme is delivered. Clawback monies to be directed towards the delivery of 
affordable housing, improvement of open space and/or education provision. 

 

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

 

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

 

Schedule of 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: 
- 1012_02_100 Site Plan rev. E 
- 1012_02_101 Site Location Plan rev. B 

- 1012_03_100 Ground Floor Plan rev. M 
- 1012_03_101 First Floor Plan rev. I 
- 1012_03_102 Second Floor Plan rev. H 

- 1012_03_103 Third Floor Plan rev. H 
- 1012_03_104 Fourth Floor Plan rev. H  
- 1012_03_105 Fifth Floor Plan rev. H 

- 1012_03_106 Sixth Floor Plan rev. H 
- 1012_03_107 Seventh Floor Plan rev. G  

 

- 1012_04_001 Building Strip Section rev. E 
 

- 1012_05_001 Dyer Street - South West rev. H 

- 1012_05_002 Dyer Street - North East rev. H 
- 1012_05_003 Worrall Street rev. H 
- 1012_05_004 Rear Elevation- Block A rev. H 

- 1012_05_005 Rear Elevation - Block B rev. H 
- 1012_05_006 North Elevation rev. G 
- 1012_05_101 Contextual Elevations rev. H 

 
- 1012_21_001 Dyer Street Section rev. E 



  

- 1012_21_002 Bolt-on Balcony Detail rev. E 

 
- Landscape General Arrangement ref. 157-LYR-XX-XX-DWG-L-0001 rev. 5 

 

Reason: For the avoidance of doubt and in the interests of proper planning.  
 
3. No development, except for works of demolition, shall take place until the applicant or their agents or 

successors in title has secured the implementation of a programme of archaeological works. The works are 
to be undertaken in accordance with a Written Scheme of Investigation (WSI) submitted to and approved in 
writing by the local planning authority. The WSI shall cover the following:  

a) A phased programme and methodology of investigation and recording to include:  
(i) an archaeological desk-based assessment 
(ii) informed by the above, a watching brief during the removal of any foundations or hardstanding 

over areas of potential archaeological significance 
(iii) targeted archaeological evaluation through trial trenching 
(iv) informed by the above, more detailed targeted excavation (subject of a new WSI) 

b) A programme for post investigation assessment to include: 
(i) production of a final report on the investigation results. 

c) Deposition of the final report with the Greater Manchester Historic Environment Record.  

d) Dissemination of the results commensurate with their significance. 
e) Provision for archive deposition of the report and records of the site investigation.  
f) Nomination of a competent person or persons/organisation to undertake the works set out within the 

approved WSI. 
 
Reason: In the interests of recording and advancing understanding of heritage assets impacted by the 

development and to make information about the heritage interest publicly accessible in accordance with Policy 
CH5 of the City of Salford Unitary Development Plan and the National Planning Policy Framework.  
 

Reason for pre-commencement condition: It is necessary to ensure that the WSI is approved in advance of 
commencement of works to ensure that all development activity is undertaken in accordance with the 
necessary phasing, protection and recording measures. 

 
4. No development shall take place, including any works of excavation or demolition, until a Construction 

Environmental Management Plan (CEMP) has been submitted to, and approved in writing by, the local 

planning authority. The approved CEMP shall be adhered to throughout the construction period. The CEMP 
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 including detailed measures for the protection of 

the Manchester Ship Canal / River Irwell, including the capping of existing surface water drains within 

the site; 
x. a community engagement strategy which explains how local neighbours will be kept updated on the 

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

appropriate representative of the developer, instances of unneighbourly behaviour from construction 
operatives.  The statement shall also detail the steps that will be taken when unneighbourly behaviour 
has been reported. A log of all reported instances shall be kept on record and made available for 

inspection by the local a planning authority upon request; and 
xi. an intended date for the commencement of development. 



  

 

Reason:  In the interests of the amenity of neighbours in accordance with Policies DES7 and EN17 of the 
Salford Unitary Development Plan and the NPPF. 
 

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

 
5. Prior to the commencement of development (except for demolition and enabling works) a Phase 2 Site 

Investigation report shall be submitted to and approved in writing by the Local Planning Authority. The 

investigation shall address the nature, degree and distribution of land contamination on site and shall include 
an identification and assessment of the risk to receptors focusing primarily on risks to human health, 
groundwater and the wider environment. 

 
Should unacceptable risks be identified the applicant shall also submit and agree with the Local Planning 
Authority in writing a contaminated land remediation strategy prior to commencement of development. The 

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

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

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

occupiers and harm to the environment, hence the initial investigation must be carried out before works 
commence. 
 

6. No piling using penetrative methods shall be carried out unless and until written consent has been obtained 
from the Local Planning Authority, in consultation with the Environment Agency; development shall be carried 
out in accordance with any mitigation measures approved pursuant to any request under the provisions of 

this condition.   
 
Reason: In the interests of ensuring that existing aquifers are not disturbed by piling works and that the 

development does not pose further risk to human health or the surrounding water environment, in accordance 
with Policy EN18 of the City of Salford Unitary Development Plan and the National Planning Policy 
Framework. 

 
7. No development, except for works of demolition, shall take place until details of existing and proposed finished 

site levels, together with proposed finished floor levels for each building, relative to off-site datum point(s) 

have been submitted to and approved in writing by the Local Planning Authority. The development shall be 
undertaken in accordance with the approved details.  
 

Reason: In the interests of amenity and in compliance with Policies DES 1, DES 7 and DES 9 of the City of 
Salford Unitary Development Plan and the National Planning Policy Framework.  
 

Reason for pre-commencement condition: The matters of existing and proposed levels must be fixed prior to 
commencement of ground works 
 

8. No development, except for works of demolition, shall take place until a scheme for surface water drainage 
for the site using sustainable drainage methods and which includes details of how water quality will be 
improved, and how existing surface water discharge rates reduced, has been submitted to and approved in 

writing by the Local Planning Authority. The approved scheme shall be implemented prior to first occupation 
or use of the development hereby approved unless alternative timescales have been agreed in writing as part 
of the strategy.   

 
Reason: To ensure a satisfactory method of surface water disposal to reduce the risk of flooding elsewhere 
in accordance with policy EN19 of the City of Salford Unitary Development Plan and seeks to provide 

betterment in terms of water quality and surface water discharge rates and meets requirements set out in the 
following documents: 



  

 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 

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

to works commencing on site as it could affect how underground works are planned and carried out. 
 
9. Notwithstanding any description of materials in the application no above ground construction works shall take 

place until samples or full details of materials to be used externally on the buildings have been submitted to 
and approved in writing by the Local Planning Authority. Such details shall include the type, colour and texture 
of the materials. A sample panel of each different area of facing brickwork, the size of which shall first be 

agreed in writing by the local planning authority, shall be erected on site prior to any discharge application 
relating to this condition being submitted and shall be available for inspection by the local planning authori ty. 
The sample panel shall include full details of the colour, type and design of jointing/coursing 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. 
 

10.  (a) Prior to the commencement of above-ground works a detailed noise mitigation scheme for the building 
envelope (roof, walls, windows) and internal features (ceilings, floors etc), substantially in accordance with 
the recommendations of the submitted Noise Impact Assessment Report ref. 26077/V2/NIA1 dated 7 

December 2020) and designed to ensure that noise levels within internal living, dining and bedrooms comply 
with BS8233:2014 (Guidance on Sound Insulation and Noise Reduction from Buildings), shall be submitted 
to, and agreed in writing by the Local Planning Authority.  

 
Ventilation measures designed in line with the ANC Acoustics Ventilation and Overheating Residential Design 
Guide should be identified and incorporated into the noise mitigation scheme. The ventilation measures 

identified should ensure the requisite acoustic standards are not compromised. 
 
The development shall be undertaken in accordance with the duly approved scheme, and retained as such 

thereafter. 
 

(b) No part of the development shall be first occupied until such time as a site completion report, confirming 

that all necessary noise attenuation measures required in accordance with the provisions of this condition 
have been implemented, has been submitted to and approved in writing by the Local Planning Authority.  
 

Reason: To safeguard residential amenity, in accordance with Policy EN17 of the City of Salford Unitary  
Development Plan and the National Planning Policy Framework.  
 

11.  Notwithstanding the details shown on the plans hereby approved, no above ground construction works shall 
be undertaken until drawings of the window and door details at a scale of 1:20, fenestration specification and 
full details (including samples where relevant) of the materials to be used externally on the building(s) have 

been submitted to and approved in writing by the Local Planning Authority. Details concerning the materials 
shall include their type, colour and texture.  The development shall be constructed in accordance with the 
materials and details so approved. 

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

Policy Framework. 
 

12.  Pursuant to the provisions of Condition 5 of this permission; and prior to first use or occupation, a verification 

report, which validates that all remedial works undertaken on site were completed in accordance with those 



  

agreed with the Local Planning Authority, shall be submitted to and approved in writing by the Local Planning 

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

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

13.  No above ground construction works shall take place until such time as a full construction-detail scheme for 
the vehicular access point to the scheme from Worrall Street has been submitted to and approved in writing 
by the Local Planning Authority, in consultation with the Local Highway Authority.  

 
The car parking, servicing and other vehicular access arrangements, shown on the approved plans and 
approved pursuant to the provisions of this condition, to serve the development hereby permitt ed, shall be 

made fully available for use prior to the development being first brought into use and shall be retained 
thereafter for their intended purpose. 
 

Reason: In the interest of highway safety and the free flow of traffic and in accordance with Policies A2, A8 
and A10 of the City of Salford Unitary Development Plan and the National Planning Policy Framework.  
 

14.  (a) Notwithstanding the details shown on the approved plans, the development hereby permitted shall not be 
occupied until full details of both hard and soft landscaping works (based substantially on the detail shown on 
plan ref. 157-LYR-XX-XX-DWG-L-0001 rev. 5), including for the approved extension of Dyer Street, have 

been submitted to and approved in writing by the Local Planning Authority. The details shall include the 
formation of any terraces, walkways or other earthworks, hard surfaced areas and materials, boundary  
treatments, external lighting, planting plans, specifications and schedules (including planting size, species 

and numbers/densities), works to communal amenity terraces, and a scheme for the timing / phasing of 
implementation works. 

 

(b) The landscaping works shall be carried out in accordance with an approved scheme for implementation.  
 

(c) Any trees or shrubs planted or retained in accordance with this condition which are removed, uprooted,  

destroyed, die or become severely damaged or become seriously diseased within 5 years of planting shall be 
replaced within the next planting season by trees or shrubs of similar size and species to those originally  
required to be planted. 

 
Reason:  To ensure that the site is satisfactorily landscaped having regard to its location and the nature of 
the proposed development and in accordance with Policies DES1 and DES9 of the City of Salford Unitary 

Development Plan and the National Planning Policy Framework.  
 
15.  The development hereby approved shall not be brought into first occupation until a Landscape Management 

Plan has been submitted to, and approved in writing by, the Local Planning Authority. The Management Plan 
shall include a timetable for the implementation of the works detailed within it.   
 

Reason:  To ensure that the site is satisfactorily landscaped and maintained, having regard to its location and 
the nature of the proposed development and in accordance with Policies DES1 and DES9 of the City of 
Salford Unitary Development Plan and the National Planning Policy Framework. 

 
16.  No part of the development shall be occupied until such time as details of the type, siting, design and materials 

to be used in the construction of boundaries, screens or retaining walls, including a scheme for the provision 

of a boundary treatment to the south-west boundary of the site, have been submitted to and approved in 
writing by the Local Planning Authority and the approved structures have been erected in accordance with 
the approved details. The structures shall thereafter be retained.   

 
Reason: In the interests of amenity and in compliance with Policies DES1 and DES10 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework.  

 
17.  Notwithstanding the details shown on the drawings hereby approved, no part of the development shall be first 

occupied until such time as full detail and specification of the secure cycle parking within the development, as 

outlined on plan ref. 1012_03_100 rev. M, has been submitted to and approved in writing by the local planning 
authority. No block shall be first occupied until such time as the duly approved cycle parking facility to serve 



  

that block has been constructed in accordance with the approved detail and has been made available for its 

intended use; the cycle parking shall be retained as such 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.  
 
18.  The development hereby approved shall not be brought into first use or occupied until a scheme for the 

provision of infrastructure for electric vehicle charging (as a minimum, capable of “fast” 7kV charging) has 
been submitted to and approved in writing by the Local Planning Authority. The duly approved scheme shall 
be implemented in accordance with a timetable that has first been agreed in writing by the Local Planning 

Authority. 
 

Reason: To encourage the uptake of ultra-low emission vehicles and ensure the development is sustainable, 

and to safeguard residential amenity, public health and quality of life, having regard to Policy EN17 of the City 
of Salford Unitary Development Plan and the National Planning Policy Framework.  
 

19.  No part of the development shall be first occupied until such time as a Travel Information Pack and details of 
the Travel Plan Co-ordinator have been submitted to the Local Planning Authority and approved in writing.  
This 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 residents. The agreed Pack 
shall be issued to all residents upon occupation of the development. 
 

(b) Within 6 months of first occupation of 50% of the dwellings hereby approved (or an alternative timeframe 
which has been agreed in writing by the Local Planning Authority), a Full Travel Plan (FTP) shall be submitted 
to the Local Planning Authority for approval in writing. The FTP should include results of travel surveys, targets 

for modal shift, an action plan, Travel Plan budget details and real incentives and measures to encourage use 
of non-car modes of travel. The duly approved 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 Policy A8 of the City of Salford Unitary Development 

Plan and the National Planning Policy Framework. 
 

20.  Notwithstanding any details submitted to date, no part of the development shall be first occupied until such 

time as a Deliveries, Servicing and Waste/Recycling Management Plan has been submitted to and approved 
in writing by the Local Planning Authority. Thereafter the development shall be managed in accordance with 
the details within the duly approved Plan. 

 
Reason: In the interests of pedestrian and highway safety, having regard to Policies A2 and A8 of the City of 
Salford Unitary Development Plan and the National Planning Policy Framework.  

 
21.  No part of the development shall be first occupied until such time as a site-wide Biodiversity Enhancement 

Scheme, including, but not limited to, provision and integration of bird and bat boxes, including a timetable for 

implementation, has been submitted to, and approved in writing by, the Local Planning Authority.  The duly 
approved Scheme shall be implemented in accordance with the timetable embodied therein. 
 

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

22.  No part of the development shall be first occupied until such time as a detailed scheme for the provision of 
screening to the perimeter of the roof terrace, as shown on plan ref. 1012_03_106 rev. H, has been submitted 
to and approved in writing by the Local Planning Authority. The screening shall be erected in accordance with 

the duly approved detail prior to the roof terrace first being brought into use.  
 
Reason: In the interests of amenity and privacy, and to ensure that the development does not fetter options 

for the development of the adjacent site in accordance with Policies DES 7 and DEV 6 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework.  
 



  

23.  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 free-field noise rating levels; 

 07:00 – 23:00 - 37 dB LAr,Tr 

 23:00 – 07:00 – 33 dB LAr,Tr 
 
Determined 1m from the nearest noise sensitive premises, in accordance with BS 4142:2014+A1:2019 with 
corrections applied for any plant emitting noise of a tonal or irregular quality.  

 
Reason: To safeguard residential amenity, in accordance with Policy EN17 of the City of Salford Unitary  
Development Plan and the National Planning Policy Framework.  

 
Notes to Applicant 
 

Bats 
All species of bats found in the UK receive a high level of legal protection under the terms of the Wildlife & 
Countryside Act 1981 and the Conservation of Habitats and Species Regulations 2010.  Bats roost in a variety of 

places and will use cracks, crevices and holes in trees. They are mobile in their habits and can turn up in the most 
unlikely places at any time of year.  Precautions should be taken throughout works, at any time of year, with the 
possible presence of bats borne in mind.  If bats are found at any time during works, then work should cease 

immediately and advice sought from Natural England or a suitably qualified bat worker.  
 
Birds 

The Wildlife and Countryside Act 1981 (as amended) makes it an offence (with certain limited exceptions and in 
the absence of a licence) to intentionally to kill, injure or take any wild bird, or intentionally to damage, take or 
destroy its nest whilst it is being built or is in use, or to take or destroy its eggs. Further, the Act affords additional 

protection to specific species of birds listed in Schedule 1 of the Act. In respect of these species it is unlawful to 
intentionally or recklessly to disturb such a bird whilst it is nest-building or is at or near a nest with eggs or young; 
or to disturb their dependent young.  You are therefore advised to seek the advice of a suitably qualified ecologist 

before commencing works on site. 
 
Land Contamination  

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. 
 
Gas Protection Measures 

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+A1:2019 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. 

 
Electric Vehicle Charging 
In relation to condition 18 the applicant’s attention is drawn to paragraph 5.10 of the 'Land-Use Planning & 

Development Control: Planning for Air Quality' document, bullet point 1 under the heading 'Operational Phase' 
which states ' The provision of at least 1 Electric Vehicle (EV) "rapid charge" point per 10 residential dwellings 
and/or 1000m2 of commercial floor space. Where on-site parking is provided for residential dwellings, EV charging 

points for each parking space should be made.' 
 
For the avoidance of doubt the reference to '1 point per 10 residential dwellings' is in relation to apartment type 

development and the reference to 'where on-site parking is provided for residential dwellings, EV charging points 
for each parking space should be made' is in relation to dwelling houses.  
 



  

Environment Agency Advice 

The Applicant’s attention is drawn to the advice provided by the Environment Agency in their response to 
consultation on the application dated 2 February 2021 (ref. SO/2021/120886/01-L01). 
 

Crime Impact Statement 
The Applicant’s attention is drawn to the recommendations of Design for Security set out at sections 3.3 and 4 
of the submitted Crime Impact Statement (ref. 2017/0877/CIS/01). 

 

 
 


