
 

APPLICATION No: 21/78164/FUL 

APPLICANT: English Cities Fund 

LOCATION: 311 - 313 Chapel Street, Salford, M3 5JY,  

PROPOSAL: Erection of a part 7 storey and part 9 storey building to provide 

96, 1-2 bed affordable apartments with ancillary ground floor 

commercial, and associated access, resident car parking, 

public electric vehicle parking and public realm works. 

WARD: Ordsall 

 

 
 
Background  
 

This application relates to a site within zone E of the approved Salford Central masterplan area 
(09/57950/EIAHYB) and is known as plot E6.  
 

In relation to plot E6 application 09/57950/EIAHYB (as updated by 18/72787/NMA) granted outline consent for a 
mixed use building and set the following parameters:  

- Maximum footprint of 1195m2 (+/- 10% and subject to total cap across all of zone E); 

- Maximum height of 26 metres; 
- Maximum of 7 storeys (excluding mezzanine). 

The outline consent also set parameters for maximum floor space for use classes across zone E.  

 
The development proposed under this application is submitted as a stand-alone full application given it sits 
outside the height parameters of the outline consent as set out above. The proposed building would have a 



  

footprint of 937.5sq.m, would be part 7 and part 9 storeys and would have a maximum height of between 29.2m 

and 30.5m (due to the variance in the external levels along Islington Street.) 
 
Development Agreement 

 
The Council and ECF entered into an overarching Development Agreement for Central Salford in December 
2006. The agreement set out the objectives, responsibilities and the process by which the regeneration of the 

Salford Central area would be brought forward in a comprehensive manner.  
 
The establishment of the Development Trust Account (DTA) is enshrined in the agreement. The primary 

purpose of the DTA is to enable the development of sites within the boundary, which would not be viable without 
cross subsidy from successful phases of development.  
 

The S106 agreement associated with hybrid planning consent (ref: 09/57950/EIAHYB) also required the 
creation of the DTA, thereby mirroring the provisions for a DTA contained within the Development Agreement.  
The S106 agreement provides for surplus development receipts to be applied in a particular order of priority:  

 
• To cross-subsidise phases of the development that would not otherwise occur but for the cross-subsidy 
and therefore promote comprehensive regeneration; 

• For the provision or enhancement of infrastructure and/or public realm;  
• For affordable housing; and 
• Other such items that may be required by the Planning Obligations SPD 

 
In light of the existing legal agreements outlined above, a further Section 106 legal agreement attached to this 
application is not necessary or justified as it would duplicate existing agreements already in place. 

 
Description of Site and Surrounding Area  
 

This application site sits at the junction of Chapel Street and Islington Way and extends to approximately 0.3 
hectares. 
 

The site is bounded to the north by Chapel Street, to the west is Islington Way with the Vimto Gardens 
development beyond. To the south is North Star Drive and to the east is Islington Street with plot E7/E8 of the 
Salford Central masterplan area beyond which is currently under construction.  

 
The supporting information submitted with the application confirms that whilst the site is relatively flat, there is a 
1m level change along Chapel Street and 2m from the North East to South West corners.  

 
The site is currently being used as a site compound and marketing suite for the adjacent Atel lier development 
on plot E7/E8 with a small area also used to provide car parking for the Coop store within Vimto Gardens to the 

western side of Islington Way.  
 
On the opposite side of Chapel Street is the Adelphi Bexley Square conservation area as well as a number of 

listed and locally listed buildings including St Johns Cathedral and attached Cathedral House (grade II*), its 
railings, walls, gates and piers (grade II), the former education offices (grade II), St Philips Place (grade II*) 
Bexley Square Town Hall (grade II listed), 266/268 Chapel Street and Bexley Square which are locally listed.  

 
Description of Proposal  
 

Planning permission is sought for the erection of a part 7 storey and part 9 storey building to provide 96, 1-2 bed 
affordable apartments with ancillary ground floor commercial, and associated access, resident car parking, 
public electric vehicle parking and public realm works. 



  

 

The building would comprise two 
adjoining blocks which would sit 
within an L shaped configuration. 

 
The building would be set well 
back from Islington Way behind 

an area of public realm and the 
car parking provision to the 
eastern side of Islington Way 

which serves the Co-op within 
Vimto Gardens would be retained 
but the bays would be 

reorientated to sit perpendicular 
to Islington Way. One additional 
bay would also be provided 

meaning the total number would 
be increased from 5 to 6. Of 
these spaces, 4 would also 

provide EV charging.  
 
A small car park to serve the 

development is proposed to the 
southern side of the site and would be accessed off North Star Drive. It would provide 5 accessible bays and 3 
standard parking spaces. An area of semi private space is proposed to the eastern side of car park area for 

residents of the proposed development. 
 
The building would also be set back from Chapel Street. It’s frontage would be stepped with the 9 storey part of 

the building being closest to the Chapel Street and Islington Way junction and the 7 storey part being set further 
back from Chapel Street behind a public square, referred to as St John’s Place.  This space would also extend 
over the most northern part of Islington Street where it abuts the pavement area of Chapel Street.  

 
The development would provide a total of 96 affordable apartments comprising the following mix: 

- 44 x 1 bed 

- 52 x 2 bed 
 
The main entrance to the apartments would be within the Chapel Street elevation of the 7 storey block with a 

secondary entrance provided to the rear from the car park area. Four accessible units would be provided at 
ground floor level with upper floors accommodating 13 units within a typical floor plan and 7 units on the 7 th and 
8th floors. 

 
A central, residential lobby would connect the two entrances to the north and south of the building and would 
provide access for residents to the private corridor housing the 4 wheelchair adaptable apartments at ground 

floor level and to the upper floor apartments via the circulation core.   
 
A retail unit (class E) is also proposed to part of the ground floor of the 9 storey part of the building which would 

extend to approximately 194m2. The remainder of the ground floor of this block would accommodate plant, 
refuse, and cycle storage with the ground floor of the 7-storey part of the building accommodating the four 
accessible residential units. A separate entrance to the ground floor commercial unit would be provided to the 

front of the building from Chapel Street via the public realm area that sits immediately to the front of the building.  
 
A cycle store with capacity for 74cycles would be provided at ground floor level accessed from the public realm 

to the western side of the building.  
 
The proposed building would be finished in a buff coloured brick with bronze powder coated aluminium window 

frames and perforated metal vents to the head and matching spandrels panel where full height glazing is not 
required. 
 

Publicity 
 



  

Site Notice: Non HH Within Conservation Area Date Displayed: 21 September 2021 

Reason: Planning App in Conservation Area 
 
Site Notice: Non HH Article 15 Date Displayed: 21 September 2021 

Reason: Article 13 
 
Site Notice: Non HH setting of listed building Date Displayed: 21 September 2021 

Reason: Affecting setting of Listed Building 
 
Press Advert: Manchester Weekly News Salford Edition Date Published: 23 September 2021 

Reason: Article 15 Standard Press Notice 
Affecting setting of Listed Building 
Planning App in Conservation Area 

 
Neighbour Notification  
 

602 neighbouring occupiers have been notified of the application.  
 
Representations  

 
Fifteen representations have been received in response to the application publicity. Of these 13 are objections, 
one is in support and one is a neutral representation. 

 
Objections: 

 
Amenity/pollution 
- Loss of light 
- Impact on health conditions of existing surrounding residents 

- Loss of outlook 
- No green space for residents of surrounding properties to sit out on nice days  
- Increased noise 

- Increased rubbish in the area and rats  
- Why cant it just be a small park/open space 
- Loss of privacy/overlooking to Vimto Gardens 

- Disruption of construction sites  
- The area should be reserved for residents to enjoy and relax in  
- Chapel Street is already looking dark due to the 3 new apartment blocks constructed over the past 2 years  

 
Design/appearance 
- Height of building too large for this location 

- 7 and 9 storeys is not acceptable in this location – it isn’t city centre 
- The height should be no taller than 6 storeys 
- If the development was 4/5 storeys it would be much more in keeping with developments next to it  

- Impact on the city’s skyline 
- The element of public realm appears to possibly have receded  
- Great public realm or a fuller square opposite the cathedral should be provided 

- Height is out of keeping with Chapel Street and would obscure the view of some of the adjacent flats  
- Impact on the Cathedral  
- The development will overshadow the cathedral. There will be no natural light showing on the cathedral.  

- Impact on the conservation area opposite 
- Chapel Street has had an influx of apartments and a 9 storey block opposite the cathedral should not be 

considered 

- Not in keeping with what is already in place/does not take account of the local surroundings 
- The precedent for maximum development heights has been established as part of the outline consent  
- Salford Central Development Framework and Salford Central Planning Guidance set out the acceptable 

development parameters for the Salford Central redevelopment area and indicate the maximum 
development heights considered acceptable in this location are 4+1 to 5+1 storeys (Figure 15 of the Salford 
Central Development Framework). 

 
Trees/Biodiversity  



  

- Loss of trees 

- Nature conservation/Impact on birds 
 
Highways 

- Impact on roads/increased traffic 
 
Other 

- The development is not needed 
- The buildings on the online models for the area were no more than 6/7 storeys  
- Other people’s comments aren’t visible on the public comments page on public access  

- Small, overpriced units no good for real people and families  
- Increased crime  
- We need some greenbelt to enjoy and were told that’s what this would be after knocking down t he local 

community shop 
- Fill the existing empty units rather than creating more  
- This is about maximising the money property and building developers can make by cramming in large 

apartment blocks; 
- The Salford city planners need to create a strategy, not just respond to massive property firms who don't 

care. 

- It is not clear whether a CFD or wind tunnel testing has been undertaken. However, it is requested that a full 
survey is undertaken which accurately plots the receptor locations and likely wind effects of the proposals to 
ensure wind is suitably mitigated. The main concern is there are accelerated wind speeds along Chapel 

Street at the moment and the introduction of tall buildings will significantly alter conditions such that 
uncomfortable wind speeds may be experienced. 

 

Support 
 
- Support the principle and high density development due to sustainable location 

- Support the residential and especially the provision of affordable housing  
- Suggest adding balconies to all units for increased amenity and natural surveillance  
- The outline/framework plans filled the site more, whilst the landscaping is welcome it maybe possible to add 

more affordable units if the footprint of the building is increased or a taller building provided.  
 
Neutral representation  

 
Sets out the importance of any further building works located within such close proximity to the local landmarks 
of Chapel Street being designed in such a way that complement the area as opposed to 'blandifying' the local 

area with more artificial brick cladding, and colourless, office-block-like buildings which spoil the architecture of 
the Cathedral, Education Office, and surrounding buildings. 
 

A lot of the development on the Vimto Gardens side of Chapel street has no long-term vision or joined-up 
strategy to it - while Vimto Gardens looks fine and has its own appearance, the generic 'office building' 
aesthetic of both Atelier, and the neighbouring development due to commence on Islington Park, both look 

dated before they've even been finished / started and are not of acceptable design for one of the main routes 
into Manchester. 
 

Relevant Site History 
 
18/72788/NMA - Application for a non-material amendment to planning permission 16/68325/OUT for revised 

Development Schedule and amended wording of conditions 3, 7, 8, 25 and 37. Permitted 11/2/2019 
 
17/71155/NMA - Application for non-material amendment to planning permission for 09/57950/EIAHYB to 

amend wording of conditions and parameters of approved Development Schedule to reflect approvals at Zones 
A, C and D and progress on plans for Zone E. Permitted 22/2/2018 
 

15/67002/NMA - Application for a non-material amendment to planning permission 09/57950/EIAHYB for 
substitution of document 18 Development Schedule Version 6 with Version 7 in condition 5 and to replace 15 
storeys (residential use) with 16 storeys (residential use) in condition 9 (point k). Permitted 18/9/2015 

 



  

09/57950/EIAHYB - Outline application for a comprehensive phased regeneration of Salford Central, including 

selective demolition, for a mixed-use development of new,  improved, altered and replacement buildings, for 
offices/commercial use (use classes A2 and B1, maximum 197,010sq.m), retail, food and drink  
and entertainment (use classes A1, A3, A4 and A5, maximum 24,255sq.m), leisure (class D1), hotel s (class C1 

maximum 140 and 250 bedrooms) and residential use (maximum 849 dwellings) together with associated car 
parking, landscaping and infrastructure. Detailed application for highway and associated works to Chapel Street 
(between Oldfield Rd and Trinity Way) and the laying out of public space at Stanley Street. Permitted 19/7/2010 

  
Consultations 
 

Health and Safety Executive – Do not object but raise concerns in relation to a number of points. Advise that 
further analysis and clarification is required in relation to a number of points and that dependant on the outcome 
of such analysis, changes to the design and layout of the scheme may be required.  Please refer to Fire Safety 

section of report for further discussion.  
 
Environment Agency - No comments to make   

 
Greater Manchester Ecological Unit - The developer’s ecological consultant identified no significant ecological 
issues.  Issues relating to bats, nesting birds, invasive species and biodiversity enhancement measures can be 

resolved via condition and or informative. Please refer to the Ecology section of the report for further discussion. 
 
Highways – No objections subject to conditions in relation to cycle storage, servicing and waste management, 

highway works, travel plan and construction environmental management plan. Please refer to highways section 
of the report for further discussion.  
 

Landscape Design - No objections subject to conditions. Please refer to landscaping section of the report for 
further discussion.  
 

Air Quality, Noise, Contaminated Land - No objections subject to conditions. Please refer to relevant sections of 
the report for further discussion.   
 

Design For Security - Support the application subject to the layout issues within Section 3.3 being addressed 
and recommend that the physical security measures within Section 4 of the Crime Impact Statement are 
conditioned. Please refer to Design and Crime section of report for further discussion.  

 
The physical security section of the Crime Impact Statement largely relates to specifications such as secure 
access, alarms, windows, doors etc. This level of technical detail is beyond the scope of planning control and as 

such an informative is recommended to draw the applicant’s attention to the recommendations made by Des ign 
for Security. 
 

United Utilities – Consider the proposed drainage strategy to be unacceptable at this time as they  
have not seen robust evidence that that the drainage hierarchy has been thoroughly investigated and therefore 
the proposals are not in line with the Non-Statutory Technical Standards for Sustainable Drainage Systems.  

 
Senior Drainage Engineer – 
 

Flood risk  - The site is in Flood Zone 1 and is less than 1ha.  A flood risk assessment is not required. The 
development is classed as More Vulnerable owing to its residential use. This is deemed to be appropriate in this 
flood zone. 

 
Drainage Strategy - This is a major development for which SuDS are required. The applicant has completed the 
North West SuDS Pro Forma. Discharge of surface water via infiltration and via a watercourse has been 

demonstrated to be unviable. The development is a brown field site in the Core Conurbation Critical Drainage 
Area. The SFRA user guide requires a reduction in surface water runoff to 50% of the existing rat e (or to 
greenfield runoff where no existing connection to a drainage system exists).   

 
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. Surface water discharge will be 

connected to the public surface water sewer with flow restricted to 5l/s and suitable attenuation storage.  
 



  

The car park requires a class 1 (sw) 2 (f) oil interceptor which, in absence of better guidance, should be 

compliant with PPG3.  
 
A public sewer crosses the site. The applicant should liaise with United Utilities in relation to building over or 

diverting the sewer or about requirements for an easement. 
 
Ordinary watercourse consent will be required for any works to the watercourse.  Refer to 

https://www.salford.gov.uk/media/388215/ordinary-watercourse-consent.pdf 
 
The proposals include a basement.  Any drainage in the basement should not be connected directly to sewers 

as this may result in a backflow, but should be pumped. 
 
No objections subject to a condition to ensure the development is carried out in accordance with the submitted 

drainage strategy report with surface water discharge rates restricted to 5l/s; for an oil interceptor to be fitted to 
the car park area and for the basement to be pumped and not connected directly to sewers to prevent backflow. 
The recommended conditions are attached.  

 
Greater Manchester Archaeological Advisory Service –  
 

The application is supported by a Written Scheme of Investigation (WSI), prepared by Salford Archaeology  in 
July 2021 in consultation with GMAAS. The WSI was informed by a desk-based assessment that was produced 
in 2013 by Salford Archaeology, and concluded that the site had potential to contain the foundations of 18th- 

and 19th-century workers’ housing of archaeological interest. The report noted, quite correctly, that studying the 
remains of workers’ housing in the industrial city has been identified as a legitimate avenue of research within 
the North West Archaeological Research Framework. 

 
The conclusion drawn from the desk-based study was corroborated by the results obtained from a series of 
evaluation trenches that were excavated across the site in 2013 and revealed a suite of buried archaeological 

remains of former properties fronting Chapel Street, together with associated garden plots and residential 
properties on Rowell’s Square. As such, GMAAS is satisfied that the significance of the archaeological resource 
of the application site has been addressed, as required in paragraph 194 of the NPPF.  

 
The WSI allows for the archaeological excavation of two areas within the application site, which are known from 
the initial evaluation trenches to contain below-ground remains of archaeological interest. GMAAS considers 

that these remains will be at best of high local archaeological interest and therefore it is acceptable for them to 
be removed during the proposed construction work as long as an appropriate record is made first for research 
and public benefit purposes. The WSI sets out an appropriate strategy to record the archaeological remains, 

thereby offsetting the harm of development on the archaeological resource.  
 
The implementation of the programme of archaeological recording works articulated in the WSI should be 

secured through a planning condition.  
 
Point 4 of the original recommended condition stated: 

- An agreed scheme for disseminating the results to the local and wider community, including provision 
for the installation of a permanent information panel.  

 

This has since been amended following discussions with GMAAS and the agent to remove reference to a 
permanent information panel to enable further discussions on how best to disseminating the results to the local 
and wider community once the archaeological excavation is sufficiently progressed to get a handle on the 

surviving remains. 
 
Historic England – Confirm that the buildings which occupied the site were of mid-nineteenth century 

construction, but of limited historic or architectural interest  and they have no concerns with their demolition.  
 
Note that the site is located in close proximity to the Cathedral of St. John, and to the Adelphi Bexley Square 

Conservation Area. 
 
Significance  

The Roman Catholic Cathedral of St. John was built in 1845, in striking Gothic style. The building is of 
considerable historic and communal interest, as it is a spiritual and social centre of community, which provides 

https://www.gov.uk/government/publications/choosing-and-using-oil-separators-ppg3-prevent-pollution
https://www.salford.gov.uk/media/388215/ordinary-watercourse-consent.pdf


  

tangible evidence for the wealth and confidence of the area’s Catholic community. It is constructed in coursed 

and squared stone, and occupies a prominent situation on Chapel Street, located on the pavement edge. Its 
visual prominence also derives from the imposing central tower, which is surmounted by a tall, slender spire. 
This is highly visible in the surrounding area, particularly in longer views approaching the building from the east 

and west.  
 
Its architectural significance also derives from the highly elaborate decorative detailing that  is evident externally, 

such as the attractive tracery and enlivening pinnacles. This decorative detail is continued internally, with high 
quality stained glass, memorials, effigies, panelling and decorative mosaic floor in the chancel.  
 

The Cathedral is accordingly listed at grade II*. To the north-west, the Church of St. Philip is also listed at grade 
II*. This is a Commissioners’ Church, constructed in classical style to the design of the nationally important 
architect Robert Smirke. However, as the application will not have an impact on the significance of this listed 

building, we will not consider it further in this response.  
 
The site is also located adjacent to the southern boundary of the Adelphi Bexley Square Conservation Area. 

This area expanded in the late eighteenth and into the nineteenth century, and it provides important evidence of 
the westward expansion of Salford. It also derives significance from the architectural quality of the buildings that 
it contains, as well as from the quality of the spaces in which these buildings are experienced. 

 
Impact  
HE note that the application will result in the erection of a tall building, of solid massing, directly opposite the 

Cathedral of St. John. In doing so it will complete a streetscene of large modern buildings which now defines the 
southern side of Chapel Street.  
 

The proximity of the building to the cathedral means that it will be a visually competing factor in a number of key 
views looking east and west along Chapel Street. It will also sever a number of views looking northward over the 
site. This will have a detrimental impact on how the cathedral is experienced, as it was intentionally built to be a 

visually prominent building, which was historically experienced amidst a streetscape of smaller and more 
diminutive buildings. This prominence allowed its striking architectural character to be fully appreciated. It also 
provides an understanding of the intentional statement that the building made, which accorded with its status as 

a significant ecclesiastical building.  
 
HE consider that the proposed development would therefore harmfully affect the special historic and 

architectural interest of the listed building. However, it is noted that this new building forms part of a wider 
evolving streetscene of taller buildings, which has already affected how the cathedral is experienced. It is also 
noted that the relatively wide width of the street means that there is a greater visual separation between the 

listed building and the application site than in more intimate streetscapes. Finally, it is also concluded that the 
ability to read the architectural splendour of the church, and its historically striking siting, will still be legible, 
albeit in a minorly diminished manner.  

 
The modern character of the surrounding streetscape, and the physical barrier provided by the road itself al so 
ensures that the development would not have an impact on the character and appearance of the Adelphi Bexley 

Square Conservation Area. 
 
Policy  

National policy relating to the conservation and enhancement of the historic environment is articulated in sec tion 
16 of the National Planning Policy Framework. These policies state that assets should be conserved in a 
manner appropriate to their significance (paragraph 189) and that when considering the impact of a proposed 

development, great weight should be given to the asset’s conservation (paragraph 199).  
 
Position  

HE therefore identify that the development would have a negative impact on the special historic and 
architectural interest of the Cathedral of St. Philip. However, it is concluded that the impact would result in a low 
level of harm to the building’s significance, and it therefore falls under the spectrum of less than substantial 

harm set out in paragraph 202 of the NPPF. It will be for the decision maker to weigh this harm against the 
public benefits of the proposals. 
 

Recommendation  



  

Historic England has minor concerns regarding the application on heritage grounds, and they suggest that the 

issues outlined in their advice above need to be considered in the planning balance against the requirements of 
paragraphs 189, 199 and 202 of the NPPF.  
 

In determining this application, the LPA should bear in mind the statutory duty of section 66(1) of the Planning 
(Listed Buildings and Conservation Areas) Act 1990. This requires the decision maker to have special regard to 
the desirability of preserving listed buildings or their setting or any features of special architectural or historic 

interest which they possess. 
 
Planning Policy 

 
Development Plan Policy 
 

Unitary Development Plan ST1 -  Sustainable Urban Neighbourhoods 
Unitary Development Plan ST7 -  Mixed-use Development 
Unitary Development Plan ST12 – Development Density 

Unitary Development Plan ST13 – Natural Environmental Assets 
Unitary Development Plan ST14  -  Global Environmental 
Unitary Development Plan ST15  -  Historic Environment 

 
Unitary Development Plan MX1 - Development in Mixed-use Areas 
Unitary Development Plan MX2 – Chapel Street Frontage 

 
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 of development to public space 
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 E3 -  Knowledge Capital 
 

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 EN17  -  Pollution Control 
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 CH2 - Development Affecting the Setting of a Listed Building 
Unitary Development Plan CH3 – Works within Conservation Areas  
Unitary Development Plan CH5  -  Archaeology and Ancient Monuments 

Unitary Development Plan CH8  - Local list of buildings, structures and features of architectural, archaeological 
or historic interest 
 

Unitary Development Plan DEV5  -  Planning Conditions and Obligations 
 
Local plan policy F3 - Inclusive places 

 
Local plan policy A1 - Supporting sustainable transport 
Local plan policy A2 - Transport hierarchy and sustainable streets 

 
Local plan policy WA4 - Development and flood risk 



  

Local plan policy D1 - Design principles 

Local plan policy D2 - Local character and distinctiveness 
Local plan policy D3 - Layout and access 
Local plan policy D4 - Spaces 

Local plan policy D5 - Amenity 
Local plan policy D6 - Design and crime 
Local plan policy HE1 - Heritage protection 

Local plan policy HE5 - Heritage information and interpretation 
 
Local plan policy WM1 - Waste and development 

 
Other Material Planning Considerations 
 

National Planning Policy 
 
National Planning Policy Framework 

National Planning Policy Guidance 
 
Local Planning Policy 

 
- Supplementary Planning Document  -  Sustainable Design and Construction 
- Supplementary Planning Document  -  Design 

- Supplementary Planning Document  -  Nature Conservation and Biodiversity 
- Supplementary Planning Document  -  Design and Crime 
- Supplementary Planning Document  -  Planning Obligations 

- Planning Guidance -  Flood Risk and Development 
- Planning Guidance -  Salford Central Development Framework 
- Planning Guidance – Housing  

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

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. First, 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 were invited until 3 October 2021 and are currently being considered. 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. 
 
Second, 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.  
 



  

In addition, NPPF paragraph 219 establishes that existing policies (such as Salford’s UDP) are not out -of-date 

simply because they were adopted or made prior to the publication of NPPF.  Due weight should be given to 
them, according to their degree of consistency with the NPPF, and the closer the policies in the UDP to the 
policies in the NPPF, the greater the weight that may be given. In terms of this application it i s considered that 

the relevant policies of the UDP can be afforded due weight for the purposes of decision making as the relevant 
criteria within the UDP policies applicable to the proposed development are consistent with the policies 
contained in the NPPF. 

 
Appraisal 
 

The main planning issues to be considered in this pre application request are as follows: -   
 

 Principle of development 

 Residential use 
i) Housing mix 
ii) Affordable Housing 

 Design  

 Design and Crime 

 Impact on heritage assets 

 Amenity 

 Air Quality 

 Noise 

 Wind 

 Fire safety 

 Land Contaminated 

 Trees and Landscaping  

 Ecology  

 Flood risk and drainage  

 Highways 

 Sustainability 

 Planning Obligations 
 

Principle of development 

 
The Salford Central Masterplan area has changed significantly over recent years and within Zone E which the 
application site sits, there have been significant positive impacts and regeneration of the area with a number of 

plots now redeveloped and occupied and a number also currently under construction.  
 
The principle of the development has previously been established by way of planning consent 

09/57950/EIAHYB which gave outline consent for plot E6 for a mixed use development of 1195m2 (+/- 10%), 26 
metres in height with a maximum of 7 storeys. 
 

This current application proposes one retail unit (Class E, 194.2m2) at ground floor level with apartments across 
the remainder of the ground floor and all upper floors. The maximum height of the building would be 9 storeys 
and approximately 30.5m (excluding roof top plant etc) and the building would have a footprint of approximately 

937m2.  
 
The site is located within the Chapel Street West Mixed use area, Chapel Street frontage and knowledge capital 

as identified on the UDP proposals map and within UDP Policies MX1, MX2 and E3.  
 
Policy MX1 sets out a range of uses considered appropriate in allocated mixed use areas with the reasoned 

justification stating that single-use developments are only likely to be acceptable in a limited number of 
circumstances. Policy MX2 sets out that Development along Chapel Street will be required to incorporate active 
uses at ground floor level. Both policies MX1 and MX2 confirm appropriate uses along Chapel Street may 

include retail but Policy MX1 requires retail development (which now forms part of Use Class E) to comply with 
national planning policy in terms of the sequential and impact assessments.  
 



  

The application site also falls within the area of the city covered by the Salford Centre Planning Guidance and 

development Framework. Within the document, the site forms part of the New Chapel Street/Chapel Street 
South area and it is confirmed that small scale retail units are appropriate in this location. 
 

The Publication Salford Local Plan: Development Management Policies and Designations and an Addendum to 
the Local Plan (comprising proposed modifications) were submitted to the Secretary of State for examination on 
30 June 2021, with hearings expected to take place during December 2021. The submitted Local Plan policies 

map defines the extent of the proposed City Centre Salford boundary and the application site forms part of this.  
 
Identifying this part of Salford as forming part of the joint Manchester Salford City Centre is a firm aspiration of 

the council. Furthermore, during previous rounds of consultation on the local plan no concerns have been raised 
in terms of the broad principle of the City Centre Salford designation or its boundary. What’s more, there are 
clear benefits to increasing the number of active frontages along Chapel Street and the relatively small amount 

of Class E floorspace proposed is also acknowledged.  
 
Having regard to the above, the outline consent for the site and that the area has undergone significant 

transformation in recent years in light of the development of the Central Salford Masterplan area, which this site 
forms part of, and the immediate area around the site both in Salford and Manchester is characterised by high 
density development with ground floor active/commercial units  a sequential site search exercise is not required 

to be undertaken in this instance.  
 
Although the site also falls within the boundary of the Knowledge Capital (policy E3), this initiative is no longer 

being actively pursued. 
 
Whilst the height/storeys of the proposed development sits above the parameters of the outline consent, it is not 

considered so significant to change the view that the principle of the development is acceptable. Issues such as 
scale, massing and elevational treatment of the building will be considered alongside other planning 
considerations throughout the remainder of this report.  

 
Residential Use 
 

As set out above, the site is located within a mixed use area which includes a significant number of residential 
properties as well as commercial uses within the immediate vicinity . It is well related to local amenities and has 
good transport links with Chapel Street forming part of an established bus route and Salford Central and Salford 

Crescent train stations also within walking distance. As such the site is considered to be in a sustainable 
location. Having regard to this together with the fact that the principle of development of the site for residential 
purposes has already been established with the granting of the Salford Central Masterplan, it not considered 

that its development as proposed would be inappropriate or result in significant harm to the local area.  
 
Housing Mix 

 
UDP policy H1 requires that all new housing developments will be required to contribute towards the provision 
of a balanced mix of dwellings within the local area in terms of type and size. In determining whether the 

proposed mix and density of dwellings on a site is appropriate and acceptable, regard will be had to criteria A to 
H of UDP policy H1.   
 

Policy HOU1 of the Housing Planning Guidance states that within the Regional Centre (which this site is located 
within), the very high level of accessibility, the scale of the existing buildings, and the need to support that area’s 
development as a vibrant “city centre” location means that apartments will normally be the most appropriate 

form of housing provision. 
 
The proposed development is for 96 apartments and therefore complies with the requirements of policy HOU1. 

 
Policy HOU2 of the housing planning guidance states 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 the 

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. Paragraph 4.31 of 
the reasoned justification clarifies that the majority of apartments should have two or three bedrooms, with a 

floor space typically 57 square metres or above. An alternative approach may be acceptable having regard to 
criteria A to H of UDP policy H1. 



  

 

The proposed mix of units is as follows: 
- 44 x 1 bed (46%) 
- 52 x 2 bed (54%) 

Standard one bed units would vary slightly in size and would range from 46.83m2 to 48.36m2 with the exception 
of the four ground floor accessible units which would be approximately 62m2. The two bed units would vary 
slightly in size but would be approximately 63m2. 

  
The mix would therefore comply partly with HOU2 given that small dwellings would not predominate and all of 
the two bed units would be larger than 57m2 however no 3 bedrooms units are proposed as would normally be 

required by policy HOU2.  
 
Paragraphs 5.16 and 5.17 of the submitted Planning / Affordable housing statement set out the justification for 

the proposed mix. The reasons put forward relate to a high concentration of PRS units in the regional centre, 
and the need for affordable housing. All of the dwellings would be of an affordable tenure and it is considered 
that such provision would diversify the offer in the area. It is noted that 84% of households in Salford on the 

housing register are in need of either 1 or 2 bed properties.  
 
The housing register also shows a need for larger accommodation, some of which could potentially be met by 

the provision of 3 bed apartments in the proposed development. Having regard to this consultation has taken 
place with the councils Housing Strategy and Enabling team and this is discussed in more detail in the following 
section of the report but concludes that the proposed scheme of 1 and 2 bed units only is acceptable in this 

instance having regard to evidence of need and the proposed development would therefore accord with the 
requirements of UDP Policy H1.  
 

ii) Affordable Housing 
 
UDP Policy H4 requires that in areas where there is a demonstrable lack of affordable housing to meet local 

needs, developers will be required, by negotiation with the city council, to provide an element of affordable 
housing, of appropriate types on all residential sites over 1 hectare, irrespective of the number of dwellings, or in 
housing developments of 25 or more dwellings. 

 
The application site is located within a high value area and in this respect current policy contained within the 
Planning Obligations Supplementary Planning Document (adopted December 2019) sets out that Affordable 

housing will be required for high density apartment schemes (six or more storeys) in this value area by 
negotiation. 
 

The development would provide over and above with all 96 apartments (100%) being affordable. The following 
tenure mix is proposed: 
 

 Apartments  

Mix 1 Bed 2 Bed Total 

Rent to buy 28 44 72 

Affordable rent 8 5 13 

Social rent 8 3 11 

 

Total 44 52 96 

 

The above tenure mix is considered acceptable in principle with the mix having been considered at City Mayors 
briefing on 8th November and to be taken for a formal decision on 22nd November. The developers have 
engaged with the Housing Strategy and Enabling team to develop a suitable scheme to meet housing need and 

provide an improved housing offer in the neighborhood which is supported by the Housing Strategy and 
Enabling team. The Housing Strategy and Enabling team have advised that there is a recognised annual 
shortage in Salford of 809 affordable homes, with 86 bids for every affordable home advertised. A range of 

affordable homes sizes and types are required to meet the housing needs of the circa 5,000 households on the 
housing register.   
 

The proposed scheme, developed with consideration of the site constraints and viability, will provide 1 and 2 
bed apartments for 100% affordable housing. The affordable housing tenures will include, social and affordable 



  

rent, and affordable home ownership (rent to buy). As such this scheme will deliver much needed affordable 

homes, to help create a mixed and balanced housing offer which includes some wheel chair accessible 
accommodation to meet the medical needs of households on the council housing register.  The homes will also 
be of a higher energy efficiency standard (Passivhaus). Although no three bed homes are being provided, the 

proposed scheme has been shaped by the site constraints and identified housing need, and the majority of the 
apartments are 2 bed.   
 

The alternative mix proposed is therefore justified and would accord with the requirements of UDP Policy H1.  
 
Given the nature of the scheme in that it is providing over and above in terms of its affordable housing and the 

provisions of the Development Trust Agreement there are technical issues surrounding the applicants grant 
funding if the affordable housing is to be secured by S106. Therefore, it is proposed to secure the affordable 
housing through the land deal between the applicants and the council.  

 
This would secure the same requirements but, in this instance, is a more efficient and effective mechanism for 
securing the high level of affordable housing proposed and has been agreed by the council’s lega l team as well 

as the applicant and their legal team.  
 
Design 

 

 
   
The site occupies a prominent plot at the junction of Islington Way and fronts a main arterial route through the 
city with a number of heritage assets directly opposite and in the wider surrounding area. The site sits within the 

Salford Central Masterplan area and within the area covered by Salford Central Planning Guidance and 
Development Framework. 
 

The Salford Central Development framework was adopted in 2009. It builds on the Planning Guidance adopted 
in 2008 to provide a spatial configuration for new development within Salford Central. It should also be noted 
that since the adoption of these documents the Salford Central masterplan was approved under application 

09/57950/EIAHYB and the area has since seen significant changes and regeneration.  
 
The framework discusses the existing scale, height and massing of the area and in terms of opportunities it 

states: “The comprehensive regeneration of the area affords the opportunity to provide buildings that respect the 
scale and character of existing important buildings and streetscape. Additionally, in accordance with the 
development and design principles set down in this Development Framework, new buildings can be of a scale 

and character that positively contribute to the creation of a new and vibrant streets scene with the aim of 
increasing densities and building heights where it is appropriate, having regard to the character and amenity of 
the area.”  

 
In terms of massing the framework acknowledges that the scale of development and the respective frontage 
length of development along a street varies according to location, street type and type of development with the 

height of development also varying from character area to character area.  
 
For ‘The New Chapel Street’ area the framework sets out that height and massing of development should reflect 

the character of the area and its context. It set height and massing principles of 4+1 and 5+1 storeys having 
regard to the existing character of the area at that time. That said the framework also sets out that the design of 
ridge levels, eaves levels, roof profiles etc should vary and that a uniform or repetitive roof design should be 

avoided. It should also be noted that since the adoption of the planning guidance and development framework, 
the outline consent for the Salford central masterplan area approved increased parameters of up to 7 storeys for 
the application plot. 

 



  

Whilst the site sits within the masterplan area approved under application 09/57950/EIAHYB, part of the 

proposed building is larger in scale than the parameters of the extant outline consent and as such the 
application is submitted as a stand alone full application. The outline consent set parameters including a 
maximum height of 26m and a maximum of 7 storeys. The 7 storey part of the building does fit within these 

parameters, however the 9 storey element does not and would be approximately 29.2m and 30.5m in height 
(due to the variance in the external levels along Islington Street  and excluding roof top plant etc). The building 
would have a footprint of approximately 937.5m2.  

 
The framework set out that ‘The New Chapel Street’ area will be transformed through a number of things 
including; 

- Re-establishment of a continuous street frontage composed of many independent buildings that combine to 
provide interest and variety to help enhance the setting of the areas fine built heritage;  

- Encouraging ground floor active uses; 

- Creation of a new space ‘St John’s Place to the south side of the street that provide an improved setting to 
Salford Cathedral; 

- Provision of wide uncluttered footways and tree planting. 

 
 

The plan to the left is an extract from the 

indicative masterplan contained within the 
framework and identifies the site outlined in red 
with hard public space to the front and sides 

with some planting. The footprint of the building 
now proposed is such that it is set well in from 
the site boundaries with a significant set back 

from the Chapel Street frontage to enable the 
provision of the public square opposite the 
cathedral which has been a long term aspiration 

as identified by the framework. 
 
It is noted that the character of the area has 

changed significantly since the adoption of the 
framework in 2009 and also that the footprint of 
the proposed building is reduced from that 

which was indicatively shown within the 
framework enabling increased public realm and 
landscaped areas as well as set backs from the 

site boundaries to soften the proposed 
increased height which sits on just one of the 
blocks that make up the building. 

 
The stepping of the two blocks and their footprint enables the area opposite the cathedral to be formed and 
provide a clear usable area of space, improved from that shown on the indicative plan within the framework 

where the public space was sited in between two development blocks. The size and siting of the public square 
proposed as part of this application will enable it to become a focal point along Chapel Street and a place for 
people to view the cathedral.  

 
As well as the public realm area proposed opposite the cathedral, the siting of the building and its set back from 
adjacent pavements and building lines also allows for further landscaping and public areas to be provided. This 

is in addition to the semi private space to the rear of the building intended for future residents. This level of 
landscaping and open areas is rarely seen within apartment developments in built -up locations such as this with 
many apartment schemes reliant on raised amenity areas within the development or public spaces within the 

wider surrounding area. The set back of the building within the site and introduction of public realm within the 
site would further open it up and enhance its prominence in the street scene but would assist in softening its 
overall scale and massing.  

 
The creation of a public space opposite the cathedral would provide users with an opportunity to relax, view and 
appreciate the listed building which was an aspiration of the framework which recognised the heritage assets to 

the northern side of Chapel Street and that Chapel Street was dominated by the highway. The framework 
identified the opportunity for improved public realm throughout the area and to assist in encouraging greater 



  

walking and cycling in the area as well as a place to appreciate the cathedral.  The proposed development is 

supported from a regeneration point of view and will make a significant and positive contribution towards 
delivering the masterplan for Central Salford/Chapel Street.  
 

The building would be of masonry construction with a consistent grid of fenestration across elevations. The 
external elevations would incorporate perforated metal vents to the head and matching spandrels panel where 
full height glazing is not required. In order to reinforce a consistent grid, brick feature panels would be included 

within the elevation with every other course projecting by 15mm. This feature banding is also used at ground 
floor to emphasize the base. A Quatrefoil (4 leaf clover) symbol from the Cathedral is proposed to be 
incorporated into the perforated panels. The use of these brick feature panels, patterned panels, recessed 

windows and stepped brickwork to main entrance doorways would add interest and break up the elevations. 
 

A standard floor plate is proposed across all upper floors with apartment layouts mirroring each other. The 

ground floor of the proposed development includes a retail unit at ground floor with glazed frontage to Chapel 
Street which would wrap around the first part of the eastern and western elevations of the 9 storey block to 
provide an active frontage to Chapel Street.  

 
The site is a difficult site to ensure active frontages to all roads given that  all of its four sides are bounded by 
roads. The development requires a level of back of house facilities that need to be accommodated and this 

together with the presence of roads bounding the site requires a balanced approach. There are areas within 
each of the elevations where limited or no activity would occur, however these are balanced with areas of 
activity and natural surveillance of varying extents across each of the elevations. Glazing would be provided to 

cycle storage areas and panelling/louvres to the refuse areas to limit the amount of blank façade at ground floor 
level. In addition, the presence of amenity and parking areas that will also attract some activity at varying times.  
 

The supporting documents show how various iterations of design and materials have been considered before 
reaching the final proposal. The character of this area is such that each of the new developments in the vicinity 
are of high quality and are different in terms of their appearance. The proposed building at plot E6 would 

contribute to this. The proposed development is considered to be of high quality design and whilst it is 
acknowledged that the scale proposed is above that of the parameters of the outline consent, is considered that 
it would appropriately respond to the surrounding context, scale and massing of other new developments within 

the immediate surrounding area whilst providing variation across the roof scape and within the street scene and 
is therefore considered acceptable. 
 

The images below show 3 material palette and fenestration options that were considered: 

 
 Option 1                                                            Option 2                                                         Option 3 

 
Option 1 was taken forward and developed further into the scheme that is now submitted for consideration 

under this planning application. A buff coloured brick is proposed together with bronze powder coated 
aluminium to window frames, Juliet balconies, panelling and doors etc. Detailing to the larger panels would 
include a four leaf clover pattern to link through to the cathedral and the use of stepped and projecting brickwork 

and recesses would give interest to the entrance areas and elevations.  
 
It was considered that this palette of materials was the most sensitive in response to the adjacent cathedral. 

Brick is proposed to create a continuation of the more recent brick developments along south Chapel Street. 
The colour palette and perforated details are intended reference but be sensitive to the colour palette and 
details of the cathedral.  

 



  

The submitted Heritage Assessment sets out that the buff colouring would complement the richness of the 

Cathedral, whilst the brick provides a textural contrast to the stone to indicate contemporary development within 
the context of the Conservation Area. In addition, the buff brick would provide an additional layer of visual 
texture to the view down Chapel Street, taking into consideration the grey tones of plot E7/8, and the red tones 

of Vimto Gardens, which in turn reflect the historic brick, terracotta and stone of the Conservation Area.  
 
The proposed materials are acceptable in principle however a condition is recommended to ensure samples of 

all materials are provided for review and written approval prior to any above ground works.  
 
Cleaning and maintenance of the façade would be done by abseiling. The submitted plans include a guard rail 

to the roof of the building to facilitate this. The rail does not sit well with the design of the building and appears 
as a prominent addition. The agents have however confirmed that the guard rail is collapsible and will only be in 
the upright position when maintenance is being undertaken which is anticipated to be once a month. A condition 

is recommended to ensure the rail is only put up for maintenance/repair works and as such any visual impact 
will be limited.  
 

The areas of public realm around the building are a welcome addition and are a real opportunity to enhance the 
development and the street scene. The public square to the front of the seven storey element of the building 
open up this part of Chapel Street with the building set behind it and provide a relief to, and an area for people 

to sit and take in the cathedral. The public realm areas are generally considered acceptable and are discussed 
further within the landscapes section of the report. 
 

In conclusion it is considered that the siting of the proposed building, it scale, massing and visual appearance is 
acceptable. The development is considered to be of high quality design and would contribute positively to the 
ongoing regeneration of the area which has seen significant changes over recent years as well as providing 

affordable homes of equal build quality and indistinguishable from other residential developments within the 
vicinity. 
 

Design and crime 
 
The applicants have sought to reduce opportunities for crime through the layout and design of the proposed 

development. The resulting scheme has been reviewed as part of a Crime Impact Statement (CIS), which has 
been submitted alongside the application. 
 

Design for security (Greater Manchester Police) have been consulted on the application and advised that the 
issues set down in section 3.3 of the report should be addressed, namely:  
- Security/inclusion of boundary treatment to car park and amenity space;  
- The parking bays off Islington Way should be to be controlled for short term use (as they are at present);  
- Ground floor windows should be protected by some defensible space defined by low railings or planting 

(Chapel Street frontage) and protection of lower parts of windows along Islington Street;  

 
They also recommend that the physical security measures within Section 4 of the Crime Impact Statement are 
conditioned should the application be approved. Technical details relating to measures such as; access 

controls; specifications of alarms, windows, doors etc. is beyond the scope of planning control and as such an 
informative is recommended to draw the applicant’s attention to the recommendations made by Design for 
Security. 

 
In response to the other points referred to in section 3.3 the submitted design and access statement identifies 
that a barrier control has been added to the car park entrance off North Star Drive. It also confirms that the short 

stay use of the 6 parking spaces along Islington Way has been incorporated into the design and that these 
spaces are not proposed for long stay residential use.  
 

Boundary treatments are proposed around the eastern and southern edges of the resident’s carpark in the form 
of a timber post and wire fence set within a 1.5m high hedge and along a section of the northern boundary of 
the car park (low hedge) and planting is shown to the ground floor units on Chapel Street. Solid panels are 

proposed to the bottom part of apartment windows on Islington Street meaning windows in this location are 
2.1m above adjacent pavement level.  
 

The comments raised by design for security in relation to securing the amenity spaces is noted, however these 
areas are intended to be usable by the general public and form a key part of the scheme sitt ing within prominent 



  

locations within the site and wider street scene. The addition of boundary treatment to these areas would 

discourage their use, limit natural surveillance and also impact on the character and appearance of the site and 
surrounding area. As such these areas are to be left open and accessible and a condition is recommended to 
remove permitted development rights in relation to boundary treatments to ensure no fences, walls etc can be 

erected without planning approval first being obtained from the Local Planning Authority. 
 
Impact on heritage assets 

 

 
 

On the opposite side of Chapel Street to the application site is the Adelphi Bexley Square conservation area as 
well as a number of listed and locally listed buildings including St John’s Cathedral and attached Cathedral 
House (grade II*),the former Education Offices (grade II), St Philips Place (grade II*), Bexley Square Town Hall 

(grade II listed), 266/268 Chapel Street and Bexley Square which are locally listed.  
 
Paragraph 199 of the NPPF sets out that “When considering the impact of a proposed development on the 

significance of a designated heritage asset, great weight should be given to the asset’s conservation (and the 
more important the asset, the greater the weight should be). This is irrespective of whether any potential harm 
amounts to substantial harm, total loss or less than substantial harm to its significance.” 

 
The NPPG states that “In general terms, substantial harm is a high test, so it may not arise in many cases. For 
example, in determining whether works to a listed building constitute substantial harm, an important 

consideration would be whether the adverse impact seriously affects a key element of its special architectural or 
historic interest. It is the degree of harm to the asset’s significance rather than the scale of the development that 
is to be assessed. The harm may arise from works to the asset or from development within its setting.”  

 
Impact on Adelphi Bexley Square Conservation area and other heritage assets  
(excluding the Cathedral of St John) 
 

The building would be set back from the Chapel Street frontage building line by some 7m, with the 9 storey 
element being at right angles to and closest to Chapel Street, and the 7 storey element being parallel to Chapel 
Street and set back further into the site.   

 



  

The building would therefore, in part, be 2 storeys higher than the 7 storeys set out in the outline consent but 

when considered in the context of the development either side of the site (eg Vimto Gardens 6 stories, Atelier 
development to the west, 6 and 7 storeys) and the resultant skyline and townscape, it is not considered it would 
be out of character.  

 
The applicant has submitted a number of views of the proposal from various vantage points along Chapel 
Street to the east and west of the site and included within these are many of the surrounding heritage assets. In 

the context of the existing neighbouring development along Chapel Street, together with the separation distance 
created by Chapel Street itself, it is not considered that there would be a detrimental impact upon the character 
and amenity of the Adelphi Bexley Square conservation area or upon the setting and significance of the former 

Education Offices, St Philips Church, Bexley Square town hall or the locally listed former savings bank at 
226/268 Chapel Street and Bexley Square as a result of the proposed development.  
 

Cathedral of St John 
 
The site is directly opposite the Cathedral of St John on the southern side of Chapel Street.  The Cathedral 

which was built in 1845, was built in the Gothic style from coursed and squared stone with a Welsh slate roof. It 
has highly elaborate decorative detailing and a central tower with a tall, slender spire above.  The applicant has 
set the proposed building 7m back from the main building line of the neighbouring developments on Chapel 

Street and further set back part of the building again by constructing an “L” shaped building, which would help 
reduce the built form and massing along the immediate building frontage and would also provide increased 
separation in part, to the Cathedral.     

 
Given the locational relationship of the site to the cathedral, the proposed development would form part of the 
setting to the Cathedral when viewed from both directions along Chapel Street but it is considered that the 9 

storey element would be quite prominent within the setting, particularly when viewed from further west and 
looking east along Chapel Street. In response to this, the applicant was asked if the two height elements  to the 
proposal could be swapped ie the 9 storey element could be changed to 7 storeys and the 7 storey element 

changed to 9 storeys, but confirmed that this was not possible in terms of the viability of the scheme in 
particular.   
 

The development is also constrained by existing underground services running through the site which cannot be 
diverted and this has consequently had an impact upon the scheme layout and design.  The submitted Design 
and Access Statement sets out that the primary driver behind the layout was “to respect the prominence of the 

cathedral” (para 4.3). In response to this, the part of the proposed building directly opposite the cathedral 
building would be set back almost 20m from the main building line on Chapel Street.   The tallest, nine storey 
element of the proposal  which is at right angles to the road and the Cathedral, would be closest to the 

Cathedral but would not be directly opposite but slightly offset from the Cathedral building itself.  
 
The siting of the proposed building would retain views of the Cathedral from Chapel Street (from either direction) 

but it would reduce some of the current views of the Cathedral spire from the south of the site.  This is partially 
owing to the existing low rise development on the site and also partially because part of the site is currently 
vacant and therefore any development on the site, taller than that previously on site would always reduce any 

views. In particular the existing key view of the site from the junction of Islington Way/North S tar Drive would be 
considerably reduced by the proposed development although not lost altogether. In this respect the applicant 
was asked if the proposed footprint could be moved/reduced but the western section of the site is heavily 

restricted by services which are not able to be relocated and consequently this has had an impact on the 
proposed siting of the building footprint. It is also acknowledged that the footprint of the building is less than that 
set down in the parameters of the extant outline consent. Whilst it is acknowledged that this key view would be 

reduced, other views of the cathedral and the spire from the south of the site eg from further to the west on 
North Star Drive, would be retained.   
 

Although no specific details of materials have been submitted the applicant has indicated that the building would 
be constructed from a high quality, lighter coloured brick which would complement the Cathedral and also 
continue the brick construction of the adjacent developments. The windows would be a complementary bronze 

in colour and perforated panels with a quatrefoil have been incorporated into the elevation, referencing the blind 
quatrefoils on the principal elevation to the Cathedral (Section 5.0 of Heritage Assessment). It is considered that 
the applicant has sought to design a building that would be contemporary but complementary and sympathetic, 

to the Cathedral although clearly the final choice of materials will be of upmost importance and must be of the 
highest quality. In this respect, if permission is to be granted a condition is recommended requiring the 



  

submission of samples and full details of final materials to be submitted prior to the commencement of 

construction. 
 
The proposed 9 storey element of the building would be both taller and larger than the cathedral and as such it 

would have a prominent presence within the streetscene and therefore have some impact upon the setting of 
cathedral especially when viewed from further along Chapel Street to the west. However, it is also important to 
consider the previously agreed height parameters for the site which were established with the granting of the 

outline consent, and have regard to the applicant’s setback of the building from the main building line on this 
side of Chapel Street – a setback distance of some 7m. The applicant has also attempted to produce a scheme 
which complements the Cathedral in terms of both its design and materials.  

 
It is considered that taking into account the proposed design and materials, the increase in height above the 
previously approved parameters and also the resultant massing of the building, that the proposal would result in 

some harm to the setting and significance of the Cathedral.   However, with regard to the provisions of the NPPF 
it is considered that this would amount to less than substantial harm.  
 

Paragraph 202 of the NPPF states that “where a development proposal will lead to less than substantial harm to 
the significance of a designated heritage asset, this harm should be weighed against the public benefits of the 
proposal including, where appropriate, securing its optimum viable use.” 

 
It is considered that the proposed development would be of high quality design incorporating measures to 
enhance the sustainability of the building which are discussed in further detail within the sustainability section of 

the report. In addition the development would provide public benefits in that it would secure the redevelopment 
of the site for a long term viable use; provide additional housing in the area, all of which would be affordable 
housing; would provide a significant and positive contribution towards delivering the masterplan for Central 

Salford and the regeneration of the area and would include the provision of public space directly opposite the 
cathedral which people can use to view and appreciate the listed building.  
 

Having regard to all of the above it is considered, that on balance, the ‘less than substantial harm’ identified 
would be outweighed by the benefits of the proposed development.  
 

Amenity 
 
In assessing the amenity of occupiers of surrounding residential developments as well as future occupiers of the 

proposed development it is important to note the location of the site within the regional centre and the character 
of the area. As with other inner-city locations, it is such that high density, larger scale developments are located 
within close proximity to one another and as a result residents cannot expect the same level of amenity to be 

provided as that which may be provided by a typical residential dwelling on a housing estate out of centre.  This 
is also recognised within the Salford Central development framework which states “Given the urban location, 
privacy standards set by development control policies may be relaxed but design should ensure a sufficient 

degree of privacy, particular to bedrooms and smaller apartments. ” 
 
To the east of the application site, on the opposite side of Islington Street is Plot E7/E8 of the Salford Central 

Masterplan area (known as Atelier) which is nearing completion but not yet occupied. There are a number of 
habitable room windows within the side elevations of the two blocks at Atelier. The living areas within the Atelier 
apartments provide open plan living, dining and kitchen areas. As a result, whilst windows in the side elevation 

serve these areas they are also served by additional windows in the main front and rear elevations of the 
blocks. 
 

Windows in the side elevations also serve bedrooms within the Atelier apartments and in these instances only 
one window is provided per bedroom. The 7 storey block of the proposed development would retain a distance 
of approximately 12m from the side elevation of the blocks at Atelier. In addition, it would be of a lesser depth 

than the Atelier development and so would enable views and light to either side of its side elevation, towards 
Chapel Street and North Star Drive. Given this together with the character of the area it is not considered that 
the development would result in an unacceptable loss of privacy to future occupiers of Atelier or the proposed 

development.  
 
Windows in the side gable of the 7 storey block of the proposed development would serve the open plan living 

areas all of which would also be served by additional windows proposed in the main front and rear elevations to 
provide the main source of light and outlook. 



  

 

To the west of the application site, on the opposite side of Islington Way is Vimto Gardens (plot E3 of the 
Salford Central Masterplan area), which is also a relatively new apartment development (reserved matters 
application approved in December 2012).   

 
There are a number of habitable room windows within the side and front elevations of the two blocks at Vimto 
Gardens which face Islington Way and the application site beyond. The living areas within the Vimto Gardens 

apartments provide open plan living, dining and kitchen areas. Those within the block at the corner of Chapel 
Street are also served by windows in the front or rear elevation of the block which provides some additional light 
and outlook. Those within the block fully fronting Islington Way are largely principle habit able room windows to 

open plan living areas and bedrooms.   
 
The 9 storey block of the proposed development would retain a distance of between approximately 36m and 

46m from the side and front elevations (fronting Islington Way) of the blocks at Vimto gardens (the distance 
increases further south along Islington Way where Vimto Gardens follows the line of Islington Way whereas the 
proposed development would sit square on to Chapel Street). In addition, it would be of a lesser depth than 

Vimto Gardens and so would enable views and light to either side of its side elevation, towards Chapel Street 
and North Star Drive.  
 

Having regard to the separation distances involved and the character of the area it is not considered that the 
development would result in an unacceptable loss of privacy to future occupiers of Vimto Gardens or the 
proposed development.  

 
To the south on the opposite side of North Star Drive are more traditional two and three storey residential 
properties arranged in short terraced rows of two storey dwellings on Firefly Close and three storey apartments 

on Rocket Way. Those closest to North Star Drive sit side on and have no windows in their side gables. To the 
front of the properties on Firefly Close are their driveways with their outdoor amenity areas extending westwards 
away from the application site and backing onto Islington Way. The dwellings/apartments on Rocket Way 

appear to have no private amenity spaces with the area to the rear being used for parking.  
 
Those dwellings that do directly face the development site are located on the southern side of Firefly Close and 

their front boundaries would retain approximately 35m from the application site and approximately 48m from the 
rear elevation of the proposed apartment building. 
 

Daylight/Sunlight 
 
A daylight and sunlight report has also been submitted in support of the application which assesses the likely 

change in daylight and sunlight amenity in relation to the residential properties at Vimto Gardens , 5-10 Firefly 
Close and Atelier Homes (as indicated blue on the plan below). The properties fronting on to Chapel Street to 
the north of the site have been excluded from the assessment as they are not residential properties and 

therefore do not require assessment under the BRE guidelines. Numbers 1 to 4 Firefly Close, Edinburgh House 
and Cornwall House are also excluded due to their distance from the proposed development and window 
orientation. 

 



  

 
 

BRE guidelines states at paragraph 1.6: 
“The guide is intended for building designers and their clients, consultants and planning officials. The advice 
given here is not mandatory and the guide should not be seen as an instrument of planning policy; its aim is to 

help rather than constrain the designer. Although it gives numerical guidelines, these should be interpreted 
flexibly since natural lighting is only one of many factors in site layout design. In special circumstances the 
developer or planning authority may wish to use different target values. For example, in a historic city centre, or 

in an area with modern high rise buildings, a higher degree of obstruction may be unavoidable if new 
developments are to match the height and proportions of existing buildings. ” 
 

The following paragraphs are taken from the submitted report and are intended to give some brief guidance on 
the assessments undertaken: 
 

 Daylight Distribution (DD) - This test looks at the position of the ‘No Sky Line (NSL)’ that is, the line that 
divides the points on the working plane (0.7m from floor level in offices and 0.85m in dwellings and industrial 
spaces) which can and cannot see the sky. The BRE guide suggests that areas beyond the NSL may look 

dark and gloomy compared with the rest of the room and BS8206 states  that electric lighting is likely to be 
needed if a significant part of the working plane (normally no more than 20%) lies beyond it. 

 

 Vertical sky component (VSC) - The VSC is a unit of measurement that represents the amount of available 
daylight from the sky, received at a particular window. The target figure for VSC recommended by the BRE is 
27%. A VSC of 27% is a relatively good level of daylight and the level we would expect to find for habitable 
rooms with windows on principal elevations. However, this level is often difficult to achieve on secondary 

elevations and in built-up urban environments. 
 

 Average Daylight Factor (ADF) - The ADF (Average Daylight Factor) test takes account of the interior 

dimensions and surface reflectance within the room being tested as well as the amount of sky visible from 
the window. For this reason it is considered a more detailed and representative measure of the adequacy of 
light. The minimum ADF values recommended in BS8206 Part 2 are: 2% for family kitchens (and rooms 

containing kitchens); 1.5% for living rooms; and 1% for bedrooms. 
 

 Annual Probable Sunlight Hours – this test is required when certain criteria are met. Compliance is 

demonstrated where a room receives at least 25% of the APSH (including at least 5% in the winter months), 
or at least 0.8 times its former sunlight hours during either period, or a reduction of no more than 4% APSH 
over the year. 

 



  

The submitted report concludes that all of the three blocks which make up Vimto Gardens and the six  houses 

which make up 5 to 10 Firefly Close (so 9 of the 11 buildings assessed) fully satisfy the BRE VSC and DD 
(daylight distribution) criterion. 
 

In relation to the remaining buildings at Atelier Homes, the report concludes they fully satisfy the BRE ADF and 
DD (daylight distribution) criterion for daylight. The VSC results are noted to deviate from the 100% target rate 
(57% achieved for block A and 75% achieved for block B), which is common and often unavoidable in a built-up 

urban environment. However, as demonstrated by the 100% ADF pass rate, this deviation would not have a 
material impact upon the levels of daylight enjoyed at the properties.  
 

The submitted report also includes an assessment of BRE PSH probable sunlight hours for Vimto gardens and 
Atelier Homes. It concludes that Vimto Gardens and block A of Atelier Homes fully satisfy the BRE PSH criteria 
with block B of Atelier Homes achieving 30%. In relation to block B the report states that 14 of the rooms 

assessed fall outside of the target levels but can be considered acceptable given the urban context of the site 
surrounds and the BRE guidance stating that the numerical targets contained within the BRE guide are to be 
interpreted flexibly. It goes on to say that 10 of the 14 rooms are bedrooms which the BRE guides states are 

less important in terms of sunlight than other habitable rooms. The remaining 4 rooms each significantly exceed 
the Annual Probable Sunlight Hours target of 25%, attaining between 31% and 39% against this component of 
the PSH criterion. The Winter Probable Sunlight Hours results fall outside of the target level of 5%.  These rooms 

will therefore enjoy excellent levels of direct sunlight outside of the winter months. 
 
Overall, the majority of rooms assessed at the Atelier Homes development (71%) will fully satisfy the BRE 

criteria for sunlight. It is noted that some rooms fall outside of the 100% pass rate which is  common and often 
unavoidable in a built-up urban environment. However, these deviations occur within rooms where direct 
sunlight is not highly valued by the BRE guide or at a time of year (winter) where direct sunlight is not 

necessarily expected. 
 
It should also be noted that, as set out above, the living areas of the Atelier apartments provide open plan living, 

dining and kitchen areas. As a result, whilst windows in the side elevation serve these areas they are also 
served by additional windows in the main front and rear elevations of the blocks.  
 

Overshadowing  
 
The report includes an overshadowing assessment to the amenity area at Salford Cathedral (area to the west of 

the Cathedral building) and concludes that the amenity area tested fully meets and exceeds the BRE target 
criteria for sunlight because at least 50% of their area receives at least two hours of direct sunl ight on 21 March, 
or the reduction in area receiving sun on that date is less than the permitted 20%. Indeed, the post development 

overshadowing value at this amenity area remains unchanged with 99.97% of the area receiving the target 
allocation of direct sunlight. 
 

In terms of amenity for future occupiers of the development, all habitable rooms would be served with windows 
of adequate size to provide light and outlook. Amenity spaces are provided within the site, some of which are 
semi private, and the site is also within close proximity to Islington Park with the Meadow and Peel Park within 

the wider vicinity but still within walking distance via Adelphi Street and the Linen Court footbridge 
 
In conclusion it is considered that the scale, massing and separation distances proposed are acceptable and 

would not result in an unacceptable impact on the amenity of occupiers of existing residential dwellings (and 
those under construction soon to be occupied) that surround the site and would provide future occupiers with an 
adequate level of amenity in accordance with UDP Policy DES7. It is acknowledged that there will be an 

element of disruption during the construction phase of the development and a construction environmental 
management plan condition is recommended to ensure this is minimised where possible.  
 

Air Quality 
 
The application site is located within the Greater Manchester Air Quality Management Area and the scale of the 

development is such that emissions from new traffic generated as a result of this development and nearby 
developments has the potential to have an adverse impact on local air quality. There is also potential for fugitive 
dust emissions during construction. 

 



  

Air pollution is known to have a detrimental impact on human health. In the UK, air quality limit values have 

been set for a number of pollutants based on their health impact. Where concentrations fall below the limit 
values it is considered there is no health impact (in the ‘ordinary’ population). The exception to this is for 
particulate matter (PM10 and PM2.5), where research has shown there is no “safe threshold”.   

 
The limit values are only of concern where there are relevant receptors (i.e. where someone is likely to be 
exposed to the pollution for the relevant period of time). For nitrogen dioxide (NO2) and particulates (the main 

pollutants from road traffic) the limit values are set out in table 1 below;  

   Table 1:  UK Air Quality Limit Values 

Pollutant Limit Value (µg/m3 ) Averaging Period 

NO2 

40 Annual Mean 

200 

1-hour mean not to 
be exceeded more 

than 18 times per 
year 

PM10 

40 Annual Mean 

50 

24-hour mean not to 
be exceeded more 

than 35 times per 
year 

An air quality assessment has been submitted in support of the application. The assessment 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 compares three scenarios; Baseline, future without the 
development (“do minimum”) and the future with the development (“do something”). The difference between the 
do minimum and do something scenarios is the predicted impact of the development.  

The model uses inputs including traffic volumes and speeds, meteorological data and emissions data to 
calculate concentrations of pollutants at sensitive receptors. The model input parameters have been reviewed 
and they are considered to be realistic. 

The significance of the impact of pollution is determined using guidance from the Institute for Air Quality 
Management / Environmental Protection UK “Land-Use Planning & Development Control: Planning for Air 
Quality”.   

Based on the model output, the maximum concentrations of NO2 at the façade are shown to be 36.8 µg/m3, 
which is below the relevant Air Quality Objective. It should be noted this concentration is predicted at the ground 
floor of the development which will be commercial properties. Concentrations at first floor and above will be 

lower as the distance from the source increases. 

As there are only 9 parking spaces proposed with the development, and noting that 5 of these are existing 
spaces to be re-orientated, the impacts from road traffic as a result of the development will be negligible. The 

developer is also proposing 4 No. Electric Vehicle Charging Points as part  of the parking provision. 
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.  

 
The conclusions of the report are accepted and no objections are raised on air quality grounds subject to 
conditions in relation to the provision of the electric vehicle charging points and the requirement for a 

construction environmental management plan. The recommended conditions are attached.  
 

Noise 

 
The proposed development is bound by the A6 Chapel Street to the north and the railway is approximately 
180m to the south. The site is impacted by road traffic noise and railway noise. There is also the potential for 

noise from the proposed ground floor commercial use to transmit noise to apartments above, and for noise from 
deliveries. 
 



  

An acoustic assessment has been undertaken, which uses the results from a noise survey to inform an acoustic 

model to determine appropriate mitigation in accordance with BS8233:2014+A1:2019 “Guidance on Sound 
Insulation and Noise Reduction for Buildings”.   
 

BS8233 sets out noise limits for internal habitable rooms (living rooms, dining rooms and bedrooms) together 
with private external garden areas (including roof gardens, terraces, or balconies where their size means they 
can reasonably be expected to be used as an amenity space).  

 
The acoustic assessment has been based on previous measurements undertaken for plots E7 and E8 to ensure 
possible reduced road traffic due to COVID does not create an artificially low noise climate. 

  
Conditions 61 and 80 of 09/5790/EIAHYB are pertinent to the development, and the assessment has been 
undertaken to ensure compliance with these conditions. 

 
The report outlines a mitigation package including acoustically upgraded glazing is proposed. The acoustic 
performance of windows relies on them being closed. Guidance from the Association of Noise Consultants 

“Acoustics, Ventilation and Overheating” (AVO) outlines design guides to reduce reliance on openable windows.   
 
Depending on the external noise climate AVO specifies different types of ventilation. For the lowest noise 

climate standard trickle ventilation may suffice, whereas higher noise climates may require acoustically 
insulated trickle ventilators or mechanical ventilation with summer cooling options. AVO makes clear fixed 
glazing is an option of last resort. 

 
For this development a mechanical ventilation heat recovery (MVHR) system is proposed for background 
ventilation with purge and summer cooling provided by openable windows at the resident’s discretion.  

 
With respect to the ground floor commercial uses, the nature of the use has yet to be determined. A plant room, 
retail unit and refuse store are proposed on the ground floor which could impact residential amenity in the 

apartments above. As the proposed use falls within use class E, noisier uses such as gyms, drinking 
establishments and hot food takeaways are not included. The report confirms the proposed structure would 
allow for the operation of retail units, offices of café’s with quiet background music with no impact on dwellings 

above.  
 
Noise limits are proposed in the report to ensure any commercial uses (including the plant room) do not impact 

on residential amenity. It will also be necessary to control opening and delivery hours.   
 
The report has been reviewed and the conclusions are accepted and no objections are raised on the grounds of 

noise subject to conditions to ensure the noise mitigation measures specified within the submitted report are 
implemented and a completion report provided to confirm this; noise standards for external plant and 
equipment; for a detailed specification for the acoustic insulation between the non-residential use and the 

apartments above to be agreed prior to occupation of the ground floor unit and for opening hours of the 
proposed commercial  unit to be agreed prior to occupation.   
 

Wind 
 
A wind Wind Microclimate Review has been undertaken by arcaero Architectural Aerodynamics Ltd. The review 

provides a high level assessment to determine the likely conditions following completion of the development. It 
sets out that whilst the southern façade is oriented into the prevailing wind direction, the development is not 
considered significant with respect to wind and downdraughts are not expected to give rise to adverse 

accelerations at ground level. Moreover, the orientation of the development creates areas of significant shelter 
to the north. 
 

The review does not take proposed landscaping into account and therefore represents a conservative 
evaluation of wind conditions. It states that their analysis indicates that wind conditions are expected to meet the 
safety criteria for wind and that in terms of comfort, wind conditions within and around the site would likely be 

suitable for at least short periods of sitting from spring to autumn and thus for all proposed recreational use at 
ground level.  
 

Additionally, it sets out that conditions are expected to be suitable for long periods of sitting to the north with 
slightly windier conditions, suitable for strolling, in winter confined to the more exposed south-western corner 



  

with these conditions still being considered suitable for pedestrian access to and passage through the site, as 

well as for standing at entrances. These wind conditions extend into the surrounding area where the 
development is expected to have no material impact. 
 

The review concludes that conditions within and around the proposed development are expected to rate as safe 
and meet the industry standard Lawson criteria for comfort and therefore recommends that no further studies 
are required. 

 
The neighbour representation relating to wind is acknowledged and the applicant’s consultants have responded 
as follows: 

 
“I happy to confirm that at 9 storeys, buildings are generally not considered significant structures with respect to 
wind. Even when they protrude above immediate surroundings, they are typically exposed to lower level, and 

therefore slower winds. Even if these winds reach ground via downdraughts, it is unlikely that they would 
cause a nuisance except for when significant channelling of winds occur between tightly spaced buildings or at 
particularly sharp corners. It is also unlikely that any local accelerations (if present) would extend beyond the 

immediate vicinity of the building. A high-level qualitative study has therefore been undertaken, using similar 
methodologies as quantitative tests (site wind climate analysis, calculation of wind s peed exceedance and 
estimation (rather than explicit quantification) of local 'speed ups' relative to the building height). These studies 

have shown that wind conditions are unlikely to exceed the industry standard criteria for wind and that further 
studies are not required. 
 

I am unable to comment on wind speeds through Chapel Street caused by other buildings, but it would be even 
less likely for Plot E6 to adversely effect wind conditions along Chapel Street given its location and orientation 
with respect to prevailing winds and Chapel Street itself.” 

 
Fire Safety 
 

The application is supported by a Fire Statement compiled by Design Fire Consultants. The purpose of the Fire 
Statement is to evidence that fire safety matters, as they relate to planning, have been considered at an early 
stage of the development.  

 
The submitted Fire Statement has been reviewed by the HSE who have raised concerns in relation to the 
following points: 

 
- The bedrooms within the ground floor accessible units are inner rooms, accessed off open plan lounge and 

kitchens. Where a bedroom is an inner room, a fire in the access room may trap the person in the inner 

room. The fire statement states 'Where k itchens are not enclosed, these layouts will be justified using 
radiation analysis with the hob remote from the exit. Where the hob is located such that it is not remote from 
the escape route, a hob cut-off device may be required '. Such analysis may not be sufficient to demonstrate 

that the M4(3) flats have suitable escape routes for wheelchair users and resolving this issue may impact the 
design, layout and density of the building, and disabled persons' access.  

- The submitted fire statement indicates that extended corridor travel distances will be subject to 

Computational Fluid Dynamics analysis to ensure the recommendations of the SCA (Smoke Control 
Association) Guidance will be achieved. There is the potential that the outcome of such analysis may not 
support the proposed escape route dimensions and a risk that analysis may demonstrate that effective Fire 

Service intervention cannot be achieved. In such cases, this may require alterations to the design, layout and 
density of the building. 

- The submitted fire statement states that the distance from a fire appliance to the dry rising inlet on the face of 

the building is 24m, and that this is being discussed with the Fire Service. Confirmation should be sought 
that Fire Service access will be provided to within 18m of a dry rising fire main inlet.  

- Section 13 of the submitted fire statement asks if reliance is to be placed on existing hydrants and whether 

hydrants are currently usable and operable. The response entered is 'to be confirmed'. Whilst this is a valid 
response, it is essential that the operability of hydrants is verified. Firefighting operations will be severely 
inhibited if fire hydrants are not operational or do not provide sufficient water pressure and flow. The 

operation of fire hydrants should be clarified. If additional hydrants are required this may affect the 
landscape surrounding the building. 

 

Whilst the HSE have raised concerns they have not objected to the current scheme but set out that further 
analysis and clarification is required in relation to the above points and that dependant on the outcome of such 



  

analysis, changes to the design and layout of the scheme may be required. The comments from HSE have 

been shared with the agents who have provided the following responses from their Fire Consultants: 
 
- A radiation analysis has been undertaken as part of the Stage 4 design. As part of that radiation analysis the 

assessment considers wheelchair users within the apartment and travel speeds that might be associated 
with such users. The travel speed for the assessment is taken as 0.57m/s (persons using a walk ing frame) 
which is slower than a wheelchair user with a travel speed of 0.69m/s. Therefore, the assessment uses a 

conservative approach which demonstrates occupants in a wheelchair would be able to safely escape 
without being exposed to untenable radiant heat and toxic fumes. Therefore, there are no concerns to the 
current proposals. 

- The extended travel distance in the corridor is quite a typical standard arrangement for an extended travel 
within a common residential corridor. The purpose of the Computational Fluid Dynamics analysis is to 
demonstrate that the requirements of the SCA guidance is achieved. Based on the layout and experience in 

similar corridor layouts we have no concerns with the current proposals. 
- This distance of 23m has been discussed and agreed with Building Control and the Fire Service. Therefore, 

there are no concerns to the current proposals.  

- There is a hydrant directly outside the scheme. The hydrant directly outside the site and whether it is live will 
need to be confirmed.  Given the city centre location and local hydrants there are no concerns to the current 
proposals. 

 
The responses above have been forwarded onto the HSE for review and comment  and an update will be 
provided in advance of the panel meeting via the amendment sheet.  

 
Land contamination 
 

The application is supported by a phase 2 site investigation and ground gas addendum. The site investigation is 
based on the findings of the desk study submitted with the outline investigation. The site investigation includes 9 
No. window samples with 3 No. deep rotary boreholes. The results from chemical soil sampling has been 

presented.  It is noted some further site investigation is required in areas that were not accessible. 
 
Ground gas and groundwater monitoring has been undertaken. Further ground gas monitoring is recommended.  

 
Soil analysis results have been assessed against UK generic acceptance criteria (GAC) based on a residential 
end use (without home grown produce). The results show elevated polycyclic aromatic hydrocarbons (PAHs) 

(Benzo(a)Pyrene) across the site were raised above the GAC. Asbestos was also detected in one sample.  
 
Ground gas monitoring produced a gas screening value equivalent  to characteristic situation 1 (CS1) meaning 

no gas protection measures are required, however due to the presence of made ground across the site this has 
been revised to CS2 (gas protection required).  Additional monitoring is recommended with a view to confirming 
the initial CS1 assessment. 

 
The report outlines a draft remediation strategy, however, recommends a remediation method statement is 
prepared including (if required) ground gas protection design requirements.  

 
The conclusions of the report are accepted, and no objections are raised in relation to land contamination 
subject to conditions relating to the requirement for a remediation strategy and verification as well as 

contaminated land informatives. The recommended conditions and informatives have been attached. 
 
Trees and Landscaping 

 
The application site is currently being used as a site compound and marketing suite for the adjacent Atellier 
development on plot E7/E8 with a small area also used to provide car parking for the Coop store within Vimt o 

Gardens to the western side of Islington Way. A small grassed area and one tree are present on site and would 
be removed to accommodate the proposed development.  
 

 
The proposed development includes a significant amount of hard and soft landscaping providing usable spaces 
around the building as well as the introduction of a public square which would sit between the building and 

Chapel Street and would provide a public space opposite cathedral to enjoy and appreciate the listed building. 



  

The majority of the spaces are intended for public use as well as residents with the exception of the area to the 

south eastern corner of the site which would provide a semi private area for future residents of the development.  
 
Across the site, the landscaping and public realm areas include grassland, tree planting, mixed native hedges, 

ornamental and shrub planting, wildflower/meadow with seasonal bulbs as well as paths and paving providing 
links between the green spaces and informal seating areas. The proposed landscaping would also deliver a 
Biodiversity Net Gain over 10%. 

 
The Council’s landscape team have reviewed the proposed landscape plans and are generally supportive of 
them stating that it provides an excellent standard offering good design and detail.  

 
Whilst the landscaping proposals are generally acceptable a landscaping condition is recommended requiring 
full details to be submitted for the written approval of the Local Planning Authority. The condition will require full 

details of planting numbers, species, materials, management and maintenance etc of the landscaping and 
public realm areas. Alongside the Greater Manchester Ecology Unit the landscape team have also 
recommended the inclusion of bat and bird boxes and this will be secured through a condition requiring the 

submission of a landscape and habitat creation scheme.  
 
Ecology 

 
The application is supported by an ecological assessment which has been reviewed by the Greater Manchester 
Ecology Unit (GMEU) who confirm that no significant ecological issues were identified by the developer’s 

ecological consultant and that issues relating to bats, nesting birds, invasive species and biodiversity 
enhancement measures can be resolved via condition and/or informative and each is discussed in more detail 
below 

 

Bats: 
The buildings and trees on site were assessed for bat roosting potential by a suitable ecological consultancy.  No 

evidence of bats was found with two buildings and trees assessed as having negligible bat roosting potential 
and the other negligible to low. It was concluded no emergence or re-entry surveys were required. GMEU do not 
doubt the conclusions of the report, with the two negligible risk buildings recently constructed modular buildings 

associated with the adjacent development and the third whilst being of a construction potentially suitable is as 
they state in a low risk area in terms of suitable habitats and in a highly disturbed location.  As individual bats 
can on occasion turn up in unexpected locations, an informative is recommended to remind the applicants of the 

protected status of bats.  
 
Nesting Birds: 

Trees and scrub are present on the site and there was evidence of historic nesting in the older building. GMEU 
recommend a condition in relation to nesting birds. However given that all birds, nests and eggs (with certain 
limited exceptions) are protected by section 1 of the Wildlife and Countryside Act 1981 (as amended) an 

informative is instead recommended to advise the applicants of this and that all tree works and scrub clearance 
should not be undertaken in the main bird breeding season (March-August inclusive), unless nesting birds have 
found to be absent, by a suitably qualified person.   

 
Invasive Species: 
Giant hogweed and an unnamed Cotoneaster species were recorded on the site. Species such as giant 

hogweed and some species of Cotoneaster are included within schedule 9 part 2 of the Wildlife & Countryside 
Act 1981, as amended. GEMU did recommend a condition requiring the submission and written approval of a 
method statement detailing the eradication and/or control and/or avoidance measures for giant hogweed and 

Cotoneaster however since then further information has been provided by the agent to demonstrate that the 
invasive species have already been removed as part of the demolition works at the site. Further discussion has 
taken place with GMEU who no longer require the condition and instead now recommend an informative in 

relation to invasive species.    
 
Contributing to and Enhancing the Natural Environment: 
Section 170 of the NPPF 2019 states that the planning policies and decisions should contribute to and enhance 
the natural and local environment. The site currently has very low ecological value, restricted to a small number 
of trees, scrub and ornamental planting. The proposed landscaping indicates more than adequate replacement 

planting is proposed with the potential to achieve net gain if native or wildlife attracting species are 



  

utilised. Ideally the scheme should also include one or two bird boxes too as mitigation for loss of bird nesting 

habitat.  A condition is therefore recommended requiring the submission of a Landscape and Habitat Creation 
Scheme including bat boxes/bricks and/or bird boxes.  
 

Flood risk and Drainage 
 
The application site is located within flood zone one, is within a critical drainage area and extends to 

approximately 0.3 hectares. A flood risk assessment is not required. The application is supported by a drainage 
strategy and SuDS pro forma. 
 

The development is classed as more vulnerable owing to its residential use but is deemed to be appropriate in 
this flood zone. 
 

In terms of drainage strategy’s for development the preferred discharge method for surface water is drainage by 
infiltration followed by watercourse, surface water sewer and then combined sewer. 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 and that discharge of surface water via infiltration and via a water 
course are not viable.  
 

The development is a brown field site in the Core Conurbation Critical Drainage Area. The SFRA user guide 
requires a reduction in surface water runoff to 50% of the existing rate (or to greenfield runoff where no existing 
connection to a drainage system exists). Surface water discharge is intended to be connected to the public 

surface water sewer with flow restricted to 5l/s and suitable attenuation storage.  
 
The council’s drainage engineer has reviewed the submitted drainage strategy and raises no objections subject 

to conditions to ensure the development is carried out in accordance with the submitted drainage strategy 
report, restricting surface water discharge rate to 5 l/s and requiring an oil interceptor for the car park area.  
 

That said, United Utilities have also reviewed the submitted drainage strategy and do not consider that the 
sufficient evidence has been provided to demonstrate that the drainage hierarchy has been thoroughly 
investigated and therefore consider that the proposals are not in line with the Non-Statutory Technical 

Standards for Sustainable Drainage Systems. 
 
Having regard to this United Utilities have recommended a surface water drainage condition requiring a surface 

water drainage scheme to be submitted for the written approval of the LPA prior to the commencement of 
development. The scheme is expected to include an investigation of the hierarchy of drainage options and a 
restricted rate of discharge of surface water to be agreed with the local planning authority (if it is agreed that 

infiltration is discounted by the investigations). 
 
Highways 

 
Site accessibility: 
 

The application site is located within close proximity to Manchester City Centre, located off the A6 Chapel Street 
and is well served by public transport, with the nearest bus stops located within 50m and 75m walk.  The bus 
stops along the A6 provide frequent services to destinations inc luding Manchester City Centre, Salford Quays, 

East Didsbury and Bolton.  
 
Salford Central Train Station is within 450m (approx. 6-minute) walk of the site and provides services to a variety  

of destinations including Manchester Victoria, Rochdale, Stalybridge and Wigan North Western.  
 
The application site is located in an area which offers convenient links by foot or by bicycle to local amenities such 

as Salford University, places of worship, shops, drinking establishments etc.  As such the site is considered to be 
in a sustainable location that is accessible by range of means and well related to local amenities.   
 



  

The vehicular access to the small car park to rear of the development is proposed to be amended to provide a 

development via a modified 4.9m wide priority access off North Star Drive. The modified vehicular access point 
would also include dropped kerbs and tactile block pavers etc, full details of which will be secured by condition. 
The car park will include a barrier to control access. The barrier would be set back approximately 5.3m to ensure 

a car can pull in clear of the highway whilst it waits for the barrier to open.  
 
Pedestrian access will be available from both North Star Drive and Chapel Street  and the proposed cycle store 

entrance would be within the western elevation and accessible via the proposed public realm and landscaping 
areas from within the rear car park area, from chapel Street and from Islington Way.  

A condition is recommended requiring the submission of a scheme for highway works to include resurfacing and 

making good of redundant access points, provision of dropped kerbs, tactile paving etc and the provision of 
accessible bays within the short stay parking area off Islington Way.  

Cycle and Parking provision: 

 
A small car park is proposed to the rear of the building to serve future occupiers. It would provide a total of 8 
spaces, 5 of which would be accessible spaces. The existing spaces off Islington Way would be re-orientated to 

sit perpendicular to Islington Way and one additional space would be added. These spaces would be for short 
stay only and 4 of them would include electric vehicle charging points. The Local Highway Authority have 
requested that two of the electric vehicle parking spaces should be access ible bays and a condition is 

recommended to ensure this.  
 
The level of parking proposed is policy compliant and considered acceptable having regard to the sites location 

within a highly sustainable area and will seek to encourage travel by more sustainable modes including walking, 
cycling and public transport. 
 

A total of 74 internal cycle storage spaces are proposed. External cycle storage is also proposed to the north-
west corner of the site close to the junction of Islington Way and Chapel Street  as well as to the north eastern 
corner of the site adjacent to the public square, a total of 8 Sheffield stands would be provided across these two 

locations. The level of cycle provision is considered acceptable with final details to be secured and agreed by 
condition. 

 
Waste Management 
 
An internal bin store is proposed at ground floor level to the south west corner of the building which will 

accommodate refuse associated with the residential use of the building. A separate smaller refuse area would 
be incorporated into the commercial unit to enable this to be segregated from the residential refuse area. Both 
refuse areas would allow bins to be taken out from the western elevation onto the adjacent pathway, though the 

landscaped area and down to the refuse collection point that is located within the site, towards the south west 
corner adjacent to North Star Drive.  
  

The Local Highway Authority have raised concerns regarding the distance that bins would need to be pulled to 
get to the refuse collection area and consider a shorter, more direct route could be provided between the 
southern elevation of the building and long the edge of the car park area. The agents have advised that this 

cannot be achieved due to the levels across the site that need to be maintained above and within 2m of a BT 
cable that runs across the southern portion of the site. 
  

The supporting information submitted with the application confirms that refuse collection for the residential 
element of the development will utilise the Council’s waste collection services and that a site management 
company will be employed to manage and shuffle full/emptied bins based on site requirements. In terms of the 

arrangement for the removal of commercial waste for the commercial unit, the volume of waste generated, 
frequency of collections and the number and type of containers required, will depend on the activity of the 
occupant and will therefore need to be agreed by the tenant once appointed.  

 



  

The local highway authority recommend a condition requiring full details of the servicing and waste collection 

arrangements for the site to be submitted for the written approval of the Local Planning Authority to ensure the 
site can be serviced appropriately and safely. This will include the consideration of alternative routes for accessing 
the bin collection area.  

 
Sustainability 
 

The submitted design and access statement includes a section in relation to sustainability and an energy and 
sustainability statement has also been submitted in support of the application. 
 

The energy and sustainability statement sets out that the development adopts sustainable building design & 
construction techniques in combination with energy efficient mechanical and electrical services, to minimise the 
developments carbon and environmental footprint.  

 
An ‘all-electric’ services strategy is intended to be adopted for the development. The development includes 
passive measures to reduce energy use and the associated CO2 emissions. These include enhanced insulation 

to the building envelope; windows with high thermal insulation; reduced air permeability; maximization of 
daylight to offset demand for artificial lighting; optimize glazing solar energy transmittance. Internally the building 
will utilise energy efficient lighting, water efficient fittings and devices and high efficiency heating systems. Solar 

PV are intended to be installed on the roof of the building. Whilst acceptable in principle, full details of the 
proposed solar panels have not yet been provided and will therefore be agreed by condition.  
 

In addition to the above, cycle provision and pedestrian routes are proposed which will assist in encouraging 
trips by other means. The site includes planting and landscaped areas across the site which will support and 
enhance biodiversity. 
 

Planning obligations 
 

In accordance with the National Planning Policy Framework (paragraph 57) planning obligations should only be 
sought where they are necessary to make a development acceptable in planning terms, directly related to the 
development; and fairly and reasonably related in scale and kind to the development. The Planning Obligations 

SPD (2019) sets out the circumstances where planning obligations will be sought in Salford to mitigate the 
impact of development. 
 

For developments of the type and scale proposed, contributions would normally be sought in relation to open 
space as well as any site specific contributions which may be required for transport / highway infrastructure and 
public realm improvements. The proposed development does include landscaped areas around the building with 

a public realm area proposed immediately to the front of the building opposite the cathedral. In addition, the 
City’s Highways consultant has not identified a requirement for any highway works as a result of the proposed 
development. Therefore, it is considered that the development sufficiently mitigates its impact in respect of 

public realm and further planning obligations are not required.  
 
It is also important to note, as outlined in the development agreement section of this report, that the hybrid 

planning consent ref: 09/57950/EIAHYB for Salford Central was subject to a legal agreement in accordance with 
S106 of the Town and Country Planning Act 1990. This agreement requires developers to pay any profits 
realised over a certain percentage into a Development Trust Account (DTA). These monies would then be us ed 

to fund works elsewhere within the regeneration area. This includes subsidising the redevelopment of less 
viable plots, public realm works and the provision of affordable housing.  
 

Whilst the Section 106 agreement applies to applications for reserved matters only (as opposed to applications 
for full planning permission), the Section 106 mirrors the Development Trust Agreement for Central Salford 
secured outside of the planning process. Therefore, in light of the existing legal agreement, is not necessary  or 

justified to require a Section 106 agreement with this application as it would duplicate an existing agreement 
already in place. 
 

Recommendation 
 
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:  

  
9074-BA-XX-00-DR-A-(01) 100 - Location Plan revision P1 
210015-BA-ZZ-00-DR-A-(04)112 Site Plan - Proposed revision P0 

210015-BA-ZZ-00-DR-A-(04)200 Ground Floor GA Plan revision P4 
 
9074-BA-XX-01-DR-A-(04)103  Proposed plan levels 1-6 revision P3 

9074-BA-XX-07-DR-A-(04) 109 Proposed plan levels 7-8 revision P3 
9074-BA-XX-09-DR-A-(04)111 Proposed Roof Floor Plan revision P3 
9074-BA-XX-XX-DR-A-(06) 101 Proposed GA Sections revision P1 

 
9074-BA-XX-XX-DR-A-(05)101 Proposed North & East Elevations revision P3 
9074-BA-XX-XX-DR-A-(05)102 Proposed South & West Elevations revision P4 

9074-BA-XX-XX-DR-A-(05 )103 Proposed Street Elevations revision P4 
 
9074-BA-XX-XX-DR-A-(05)104 Proposed Bay Studies - Sheet 1 of 3 revision P2 

9074-BA-XX-XX-DR-A-(05)105 Proposed Bay Studies - Sheet 2 of 3 revision P2 
9074-BA-XX-XX-DR-A-(05)106 Proposed Bay Studies - Sheet 3 of 3 revision P2 
2621-PLA-XX-XX-DR-L -3001 Site Wide Selections S1 revision P04  

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

3. Notwithstanding any description of materials in the application no above ground construction works shall 
take place until samples and full details of materials to be used externally on the building(s) 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. 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, policy D2 of the Publication Salford Local 
Plan: Development Management Policies and Designations (January 2020) - as amended by Main and 

Additional Modifications (February 2021) and the requirements of the National Planning Policy 
Framework. 

 

4. No development shall take place, including any works of excavation or demolition, until a Construction 
Method Statement has been submitted to, and approved in writing by, the local planning authority. The 
approved Statement shall be adhered to throughout the construction period. The Statement shall include:  

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

Statement, shall be limited to between 8am-6pm Monday to Friday and 9am-2pm Saturday only (no 

working on Sundays or Bank Holidays). Quieter activities which are carried out inside buildings such as 
electrical works, plumbing and plastering may take place outside of agreed working times so long as they 
do not result in significant disturbance to neighbouring occupiers;  

 (ii) the spaces for and management of the parking of site operatives and visitors vehicles;  
 (iii) the storage and management of plant and materials (including loading and unloading act ivities);  
 (iv) the erection and maintenance of security hoardings including decorative displays and facilities for 

public viewing, where appropriate;  
 (v) A comprehensive Traffic Management strategy to ensure there is no increase in risk to pedestrians 

and road users during the construction period 

 (vi) written confirmation that the applicant has contacted the LHA to arrange a full dilapidation/condition 
survey of all adopted highways surrounding the site; 

 (vii) measures to prevent the deposition of dirt on the public highway; 

 (viii) measures to control the emission of dust and dirt during demolition/construction;  
 (ix) a scheme for recycling/disposing of waste resulting from demolition/construction works;  
 (x) measures to minimise disturbance to any neighbouring occupiers from noise and vibration, including 

from any piling activity; 
 (xi) measures to prevent the pollution of watercourses; 



  

 (xii) 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 

 (xiii) an intended date for the commencement of development and, following commencement, evidence of 

the material start on site. 
  
 Reason:  In the interests of the amenity of neighbours in accordance with policies DES7 and EN17 of the 

Salford Unitary Development Plan, policy D5 of the Publication Salford Local  Plan: Development 
Management Policies and Designations (January 2020) - as amended by Main and Additional 
Modifications (February 2021) and the National Planning Policy Framework.  

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

be occupied until full details of both hard and soft landscaping works have been submitted to and 
approved in writing by the Local Planning Authority. The details shall include the formation of any banks, 
terraces or other earthworks, hard surfaced areas and materials, boundary treatments, external lighting, 

planting plans, specifications and schedules (including planting size, species and numbers/densities), 
existing plants / trees to be retained and a scheme for the timing / phasing of implementat ion works. 

  

 (b) The landscaping works shall be carried out in accordance with the approved scheme for timing / 
phasing of implementation or within 18 months of first occupation of the development hereby permitted, 
whichever is the later. 

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

uprooted, destroyed, die or become severely damaged or become seriously diseased within 5 years of 

planting shall be replaced within the next planting season by trees or shrubs of similar size and species to 
those originally required to be planted. 

  

Reason:  To ensure that the site is satisfactorily landscaped having regard to its location and the nature of 
the proposed development and in accordance with Policies DES1 and DES9 of the City of Salford Unitary 
Development Plan, policy D4 of the Publication Salford Local Plan: Development Management Policies 

and Designations (January 2020) - as amended by Main and Additional Modifications (February 2021) 
and the National Planning Policy Framework. 

 

6. Prior to installation of any external lighting, a lighting scheme shall be submitted for the written approval of 
the Local Planning Authority. The scheme shall include full details of the locations, design, luminance 
levels, light spillage, proposed hours of use of and supporting structures or fixings to existing built form. 

The approved scheme shall be implemented in full prior to first occupation of the development hereby 
permitted and retained thereafter.  
 

Reason: In the interests of visual amenity in accordance with Policy DES1 of the City of Salford Unitary 
Development Plan and to safeguard the amenity of neighbouring residents and/or future occupants of the 
development in accordance with policy EN17 of the City of Salford Unitary Development Plan, policies D4 

and D5 of the Publication Salford Local Plan: Development Management Policies and Designations 
(January 2020) - as amended by Main and Additional Modifications (February 2021) and the National 
Planning Policy Framework. 

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

details and elevation plans shall be submitted and approved in writing by the Local Planning Authority. 

The solar panels shall be erected in accordance with the approved details. 
   
 Reason: In order to ensure a satisfactory appearance in the interests of visual amenity in accordance with 

Policy DES1 of the City of Salford Unitary Development Plan, policy D1 of the Publication Salford Local 



  

Plan: Development Management Policies and Designations (January 2020) - as amended by Main and 

Additional Modifications (February 2021) and the National Planning Policy Framework.  
 
8. Prior to first occupation of the development hereby approved, a Landscape and Habitat  Creation Scheme 

shall be submitted to and approved in writing by the Local Planning Authority. The approved scheme shall 
identify the opportunities for biodiversity enhancement on site including, but not limited to, bat 
bricks/boxes and bird boxes. The scheme shall be implemented in accordance with the approved details 

prior to first occupation of the development and retained as such thereafter.  
   
 Reason: To secure opportunities for the enhancement of the nature conservation value of the site and to 

support protected species in accordance with the Nature Conservation and Biodiversity Supplementary 
Planning Document and the National Planning Policy Framework.  

 

 
9. Prior to first occupation the applicant shall provide 4 No. electric vehicle charging points . The charging 

points shall be capable of Type 2 "Fast" charging and shall be retained in-perpetuity. 

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

low emission vehicles and ensure the development is sustainable. To safeguard residential amenity, 

public health and quality of life. 
 
10. Prior to development commencing (except for demolition) the applicant shall submit and agree with the 

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

 
11. Pursuant to condition 10 above; 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  

 

12. No apartments shall be occupied until the programme of archaeological works outlined in the agreed 
Written Scheme of Investigation (WSI) prepared by Salford Archaeology has been completed in full. The 
WSI allows for the following: 

  
 1. The archaeological excavation of two targeted areas. 
 2. A programme for post-investigation assessment to include: 

  - analysis of the site investigation records and finds; 
  - production of a final report on the significance of the archaeological and historical interest represented.  
 3. Deposition of the final report with the Greater Manchester Historic Environment Record.  

 4. An agreed scheme for disseminating the results to the local and wider community.  
 5. Provision for archive deposition of the report and records of the site investigation. 
 6. Nomination of a competent person or persons/organisation to undertake the works set out within the 

approved WSI. 
  
 Reason: In accordance with NPPF Section 16, Paragraph 205 - To record and advance understanding of 

heritage assets impacted on by the development and to make information about the archaeological 
heritage interest publicly accessible and policy HE5 of the Publication Salford Local Plan: Development 



  

Management Policies and Designations (January 2020) - as amended by Main and Additional 

Modifications (February 2021). 
 
13. The development hereby permitted shall be undertaken in strict accordance with the noise mitigation 

measures including garden boundary treatment specified in the submitted and agreed Noise Assessment, 
July 2021, Ref: P4300/R1a/WJK, AEC. 

  

 Reason: To safeguard the amenity of existing, neighbouring and/or future occupants of the development 
hereby approved in accordance with policy EN17 of the City of Salford Unitary Development Plan and the 
National Planning Policy Framework. 

 
14. Prior to occupation of the residential units hereby approved a site completion report confirming that all 

necessary noise attenuation measures as identified in condition 13 above have been installed shall be 

submitted to and approved in writing by the local planning authority. The noise attenuation measures shall 
be retained thereafter. 

  

 Reason: To safeguard the amenity of existing, neighbouring and/or future occupants of the development 
hereby approved in accordance with policy EN17 of the City of Salford Unitary Development Plan and the 
National Planning Policy Framework. 

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

situations such as standby generators, smoke extract equipment etc) associated with the development 

shall be designed so as not to exceed the following noise rating levels;  
 - 07:00 - 23:00 - 45 dB LAr,Tr 
 - 23:00 - 07:00 - 42 dB Lar,Tr 

 Measured 1m from the nearest noise sensitive premises, in accordance with BS 4142:2014+A1:2019 with 
corrections applied for any plant emitting noise of a tonal or irregular quality.  

  

 Reason: To safeguard the amenity of existing, neighbouring and/or future occupants of the development 
hereby approved in accordance with policy EN17 of the City of Salford Unitary Development Plan and the 
National Planning Policy Framework. 

 
16.     Plant within the internal plant room shall be designed so as not to exceed Noise Rating Curve 75 (NR75) 

in accordance with BS8233:2014 (Guidance on Sound Insulation and Noise Reduction from Buildings) 

Annex B. 

 Reason: To safeguard the amenity of existing, neighbouring and/or future occupants of the development 

hereby approved in accordance with policy EN17 of the City of Salford Unitary Development Plan and the 
National Planning Policy Framework. 

 

17.     Prior to the ground floor commercial unit being brought into use and for any subsequent changes to the 
use of the unit thereafter within Class E of the Town and Country Planning (Use Classes) (Amendment) 
(England) Regulations 2020 (and any subsequent amendments), a Noise Management Plan shall be 

submitted to and agreed in writing with the Local Planning Authority. The Noise Management Plan shall 
include but not be limited to hours of operation for the unit, management measures to control noise from 
non-residential uses, and proposals to upgrade the acoustic fabric of the building (if deemed appropriate). 

The use shall be operated in accordance with the noise management plan at all times.  
 
Reason: To safeguard the amenity of existing, neighbouring and/or future occupants of the development 

hereby approved in accordance with policy EN17 of the City of Salford Unitary Development Plan and the 
National Planning Policy Framework. 

 

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

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 policy 
WA4 of the Publication Salford Local Plan: Development Management Policies and Designations 
(January 2020) - as amended by Main and Additional Modifications (February 2021) and seeks to provide 

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

 - NPPF,  

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

Drainage Systems (March 2015) 

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

 - Environment Agency Pollution Prevention Guidelines (now withdrawn) 

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

prior to works commencing on site as it could affect how underground works are planned and carried out.  
 
19. Prior to the commencement of the development hereby approved (except for demolition and enabling 

works), a scheme for draining the car parking areas through a bypass oil separator, or equivalent SUDS 
system, shall be submitted to, and approved in writing by, the Local Planning Authority. The approved 
scheme shall be implemented prior to the first occupation of the development and shall be retained 

thereafter. 
  
 Reason: To prevent pollution of controlled waters from the development site, having regard to Policy 

EN17 of the City of Salford Unitary Development Plan and the National Planning Policy Framework.  
  
 Reason for pre-commencement condition: The solution for draining the car parking areas must be 

understood prior to works commencing on site as it could affect how underground works are planned and 
carried out. 

 

20. Foul and surface water shall be drained on separate systems. 
  
 Reason: To secure proper drainage and to manage the risk of flooding and pollution.  

 
21. Notwithstanding the provisions of Schedule 2 of the Town and Country Planning (General Permitted 

Development) Order 2015 , as amended (and any subsequent amending order) there shall be no 

development as permitted by Part 2 (minor operations), class A (gates, fences, walls etc) within the site 
boundary as shown on drawing 210015-BA-ZZ-00-DR-A- (04)112-P0 (site plan proposed) without the 
prior grant of planning permission from the Local Planning Authority.  

 
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. 

 

22. The roof guard rail as shown on the approved plans shall only be in the upright position when cleaning or 
maintenance/repair works are taking place. The roof rail shall remain in the collapsed/folded down 
position at all other times.  

  
 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, policy D1 of the Publication Salford Local 

Plan: Development Management Policies and Designations (January 2020) - as amended by Main and 
Additional Modifications (February 2021) and the National Planning Policy Framework.  

 

23. Notwithstanding the details shown on the approved plans, full details of the internal and external cycle 
parking provision, including quantity, type, location, charging ability for electric bikes and size of provision 
shall be submitted to and approved with the Local Planning Authority. The approved cycle parking shall 

be implemented and made available for its intended use prior to the occupation of the development 
hereby approved and shall be retained thereafter. 



  

  

 Reason: To encourage more sustainable modes of travel in accordance with policies ST14, A2 and A10 
of the City of Salford Unitary Development Plan, policy A1 of the Publication Salford Local Plan: 
Development Management Policies and Designations (January 2020) - as amended by Main and 

Additional Modifications (February 2021) and the National Planning Policy Framework.  

 

24. Prior to first occupation of the development hereby permitted a travel information pack with information 
detailing incentives to encourage use of non-car modes and the details of the Travel Plan coordinator for 
the site shall be submitted to and approved in writing by the Local Planning Authority. The travel 

information pack shall detail all modes of sustainable transport available to the site including cycleways, 
footways, public transport and any other local options as well as full incentives available to staff/residents. 
The agreed pack shall be issued to all persons on appointment to work/occupy the development hereby 

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

effects of the increase in travel movements in accordance with policies ST14 and A8 of the City of Salford 
Unitary Development Plan, policy A1 of the Publication Salford Local Plan: Development Management 
Policies and Designations (January 2020) - as amended by Main and Additional Modifications (February 

2021) and the National Planning Policy Framework. 
 
25. Pursuant to condition 25, within 6 months of first occupation (or alternative timeframe which has been 

agreed in writing with the Local Planning Authority), a full travel plan (FTP) shall be submitted to and 
agreed in writing with the Local Planning Authority. The FTP should include results of travel surveys, 
targets for modal shift, an action plan, TP budget details and real incentives and measures to encourage 

use of non-car modes of travel. The agreed Travel Plan shall be implemented and reviewed in 
accordance with the timetable embodied therein. 

  

 Reason: To ensure that the travel arrangements to the development are appropriate and to limit the 
effects of the increase in travel movements in accordance with policies ST14 and A8 of the City of Salford 
Unitary Development Plan policy A1 of the Publication Salford Local Plan: Development Management 

Policies and Designations (January 2020) - as amended by Main and Additional Modifications (February 
2021) and the National Planning Policy Framework. 

 

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

 - Access and turning provision for vehicles; 
 - full details of storage provision; 
 - where bins will be temporarily located (a 'holding area') immediately prior to and post refuse collection; 

 - how bins will be moved to and from holding area(s); 
 - who will be responsible for moving bins to holding area(s);  
 - recycling facilities and bulky waste storage; 

 - where refuse vehicles will park to collect bins from the identified holding area(s); 
 - the maximum size of vehicle that scheme is designed for; and 
 - a collection schedule to demonstrate that the bin stores are of sufficient size.  

 The development shall be operated in accordance with the approved strategy which shall be implemented 
prior to first use of the building and retained as such thereafter.  

  

 Reason: To ensure that the development is adequately serviced and in the interests  of pedestrian and 
highway safety in accordance with policies DES1, A2 and A8 of the Salford Unitary Development Plan, 
policy WM1 of the Publication Salford Local Plan: Development Management Policies and Designations 

(January 2020) - as amended by Main and Additional Modifications (February 2021) and the National 
Planning Policy Framework. 

 

27. The vehicle parking and access arrangements shown on the approved plans to serve the development 
hereby permitted shall be made available for use prior to the development being brought into use 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. 
 
28. Prior to first occupation, a scheme shall be submitted to and agreed in writing by the Local Planning 

Authority to detail highway works and a timetable for their implementation. Those works shall include, but 
are not limited to: 
i)  Full construction details of the carriageways and footways;  

ii) Redundant access points reinstated as continuous footway with correct kerb heights, and to provide 
dropped crossings and tactile paving on pedestrian routes in the vicinity of the site including the main 
access point and adjacent to accessible parking bays; 

iii) Review of the existing street lighting surrounding the development and for provision of new where 
needed or relocation of the existing street lighting; 
iv) Provision of short length of dropped kerbs with transition kerbs on North Star Drive to facilitate 

kerbside refuse collection; 
v) Full details of new short stay parking bays to include 4 electric vehicle charging bays, two of which 
shall be accessible. 

 
The scheme shall be implemented in accordance with the approved details prior to first occupation of the 
development and shall be retained thereafter. 

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

potential conflicts between pedestrians, cyclists and other road users in accordance with policies DES2, 

A2 and A8 of the City of Salford Unitary Development Plan and the National Planning Policy Framework.  
 
29.  Prior to installation full details of the car park barrier shall be submitted to and approved in writing by the 

Local Planning Authority. The car park barrier shall be erected in accordance with the approved details 
prior to first use of the car park and retained as such thereafter.  
 

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, policy D2 of the Publication Salford Local 
Plan: Development Management Policies and Designations (January 2020) - as amended by Main and 

Additional Modifications (February 2021) and the requirements of the National Planning Policy 
Framework. 

 

Notes to Applicant 
 
1. STANDING ADVICE - DEVELOPMENT LOW RISK AREA 

  
 The proposed development lies within a coal mining area which may contain unrecorded coal mining 

related hazards.  If any coal mining feature is encountered during development, this should be reported 

immediately to the Coal Authority on 0345 762 6848. 
  
 Further information is also available on the Coal Authority website at:  

 www.gov.uk/government/organisations/the-coal-authority  
  
 Standing Advice valid from 1st January 2021 until 31st December 2022 

 
2. The applicant's attention is drawn to the comments from design for security set out in the submitted 

Crime Impact Statement and in particular the recommendations set out in section 3.3 and section 4 of 

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

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

  
 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. 

 
4. A public sewer crosses the site. The applicants are advised to liaise with United Utilities in relation to 

building over or diverting the sewer or about requirements for an easement. The applicant’s attention is 

also drawn to the comments from United Utilities dated 18th October 2021.  
  
 Ordinary watercourse consent will be required for any works to the watercourse.  Refer to 

https://www.salford.gov.uk/media/388215/ordinary-watercourse-consent.pdf 
 
5. Whilst the buildings to be demolished has been assessed as negligible risk for bats, the applicant is 

reminded that under the 2019 Regulations it is an offence to dis turb, harm or kill bats.  If a bat is found 
during demolition all work should cease immediately and a suitably licensed bat worker employed to 
assess how best to safeguard the bat(s). Natural England should also be informed.  

 
6. No works to trees or shrubs shall occur or demolition of buildings commence between the 1st March 

and 31st August in any year unless a detailed bird nest survey by a suitably experienced ecologist has 

been carried out immediately prior to clearance and written confirmation provided that no active bird 
nests are present which has been agreed in writing by the Local Planning Authority.  

 

7. Any drainage in the basement should not be connected directly to sewers as this may result in a 
backflow, but should be pumped. 

 

8. The applicant's attention is drawn to the following comments from the Local Highway Authority:  

 Prior to ANY works commencing on site the developer shall contact John Horrocks/Pam Docksey to 
arrange a full dilapidation/Condition Survey of all adopted highways surrounding the sit e. Tel: 0161 

603 4046/4006 or by email: john.horrocks@salford.gov.uk / pam.docksey@salford.gov.uk   

 Applications for all forms of highway permits/licenses shall be made in advance of any works being 
undertaken on the adopted highway Note: NO boundary fencing shall be erected or positioned on any 
part of the adopted highway prior to first seeking the relevant permits/licenses from the Local Highway 

Authority Tel: 0161 603 4046/4006 or by email: john.horrocks@salford.gov.uk / 
pam.docksey@salford.gov.uk  

 The Developer shall contact Raymond Scholes to arrange for the TRO element of the development.  

Email: raymond.scholes@salford.gov.uk. 

 The Developer shall contact Rob Smith to arrange for the Temporary TRO and On-site Traffic  
Management element of the development. Tel: 0161 779 6165 or by email: rob.smith@salford.gov.uk .   

 Any amendments to the carriageway need to be re-instated using similar materials or a material that 
is recommended by the council engineers. 

 Applicant must ensure existing utilities (ie BT floor box and adopted street lighting) are protected and 
have permission from various utility providers to undertake any work within the vicinity of the util ity and 

within the footway and protection to the construction of the existing carriageway. (Please see 
informative for addition notes) 

 

9.          It is an offence under the Wildlife & Countryside Act 1981, as amended to introduce,   plant or cause to 
grow wild any plant listed in Schedule 9 part 2 of the Act. Species such as giant hogweed and certain 
Cotoneaster spp are included within this schedule.  If any such species will be disturbed as a result of 

this development a suitably experienced consultant should be employed to advise on how to avoid an 
offence. 
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