
 

APPLICATION No: 21/78277/FUL 

APPLICANT: Legal And General Investment Management 

LOCATION: Ralli Quays, 3 Stanley Street, Salford, M60 9HL,  

PROPOSAL: Demolition of existing buildings and the erection of a 12-storey 

office building (Use Class E(g)) and a 16-storey hotel building 

(Use Class C1) with associated ancillary facilities, servicing, 

means of access, landscaping and public realm. 

WARD: 

 

REASON FOR 

PANEL DECISION: 

Ordsall 

 

Scale of development and number of objections received 

 

 
 
 
 

 



 

 
 
 

 
 
Description of Site and Surrounding Area  

 
This application relates to a site within the 
New Bailey area known as Ralli Quays. The 

site does not form part of, but sits within 
zone B of the approved Salford Central 
masterplan area (09/57950/EIAHYB). Zone 

B of the masterplan area is a commercial 
zone providing predominantly offices with 
other commercial uses including restaurant 

and retail at ground floor level. 
 
The site extends to approximately 0.43 

hectares and currently provides 80,000sq ft 
of office accommodation for HMRC. The 
existing buildings are approximately 30 

years old and are arranged in two 
asymmetric wings between 4 and 6 storeys 
over basement storage and car parking. A 

replacement office building for HMRC has 
been erected at plot B2/B3 of the 
masterplan area (to the north east of the 

application site) and is nearing completion 
with occupation by HMRC expected later 
this year leaving the existing buildings at 

Ralli Quays then vacant. 
 
The site is bounded to the south by the river Irwell, to the west by Riverside House (which is locally listed) with 

Irwell Street and zone A of the masterplan area beyond. Irwell Street Bridge is grade II listed and the railway 
viaduct and colonnade further north are also grade II* listed.  
 

To the north is Stanley street with plot B4 (8 storey office building with commercial ground floor units  and new 
public square) and plot B5/B6 (11 storey building and commercial ground floorspace) beyond. To east is the 
public realm area just off the river Irwell Bridge with plot B7 (10-storey office building with flexible ground floor 

commercial units) and then Bridge Street beyond. 
 
Description of Proposal  

 
Planning permission is sought for the demolition of the existing buildings and the erection of a 12-storey office 
building (Use Class E(g)) and a 16-storey hotel building (Use Class C1) with associated ancillary facilities, 

servicing, means of access, landscaping and public realm. 
 
Demolition  

 
The existing building has two basement levels which would be largely demolished with a small number of walls 
at basement levels 1 and 2 retained and incorporated into the basement level for the proposed development  

which would occupy a larger footprint than the existing basement.  
 
The development would comprise of two blocks which would be linked at basement and ground floor level . 

 
 

B5/B6 



 
Proposed basement plan 

 

 
Proposed ground floor plan 

 
Office building 
 

The 12-storey office block would sit to the western side of site, adjacent to the locally listed Riverside House and 
has a proposed internal floor space of approximately 19,702m2. Its main entrance would be to the northern 
elevation and link through to the reception area. Secondary accesses are also proposed off the nort hern 

elevation to the lobby and stair areas. A further entrance is also proposed to a self-contained unit for office or 
retail use with mezzanine which would sit between the main office area and hotel.  
 

At ground floor level the proposed office building would provide a reception area, lobby, lounge, riverside studio 
and flexible workspace. Back of house facilities including a service bay, a housing area for hotel deliveries and 
refuse staging area would also be provided at ground floor level. A mezzanine above the flexible workspace and 

lobby will provide additional workspace, plant areas and back of house store/office space for security and FM 
offices. Office space would be provided to upper floors.  
 

At roof level, shared and dedicated office outdoor terraces would be provided to the southern side of the 
building. The remainder of the roof would largely accommodate plant with an area for PV panels on top of the 
projecting lift and stair core. The building elevations and glazing would extend upwards at roof level to form a 

double height parapet around the roof terrace and plant area. Panels would be largely clear glazed with matt 
black vertical powder coated aluminium fins in between. Horizontal fins, also black in colour, would also be 



provided between floors and insulated glass spandrel panels between floors and to a number of horizontal 

panels to the building’s corners and within the northern elevation.  
 
Hotel building  

 
The 16 storey hotel block would sit to the eastern side of the site and has a proposed internal floor space of 
approximately 14,833 with 280 rooms. 

 
Its main entrance would be to the northern elevation and link through to the reception area. Secondary 
accesses are also proposed off the northern elevation to the stairs, lifts and a fire escape.  

 
At ground floor level the proposed hotel building would be double height with a mezzanine only above the core 
area for back of house stores, plant etc. The ground floor of the hotel would provide a reception area, lounge, 

flexible working stations, bar/restaurant area, indoor and outdoor seating. Back of house facilities including a 
luggage store and kitchen would also be provided at ground floor level.  
 

At first floor level the hotel would provide flexible meeting rooms, a function room, gym, reception and breakout 
spaces as well as back of house areas. Hotel rooms would be provided from second floor level across all upper 
floors. 

 
At roof level a double height hotel bar and restaurant with internal seating would be provided to the southern 
part of the building. Outdoor terraces would also be provided to the east and western sides of the building. As 

with the office building the building elevations would extend upwards around the roof level with glazed arches 
forming a parapet for the external areas. The hotel bar and restaurant together with back of house and kitchen 
areas would be covered with plant above and an area for PV panels to the southern part of the building. 

 
No car parking is proposed across the development. Vehicle access to the site would be taken from the east via 
a one-way system with drop off and collection points provided at the entrance to each of the buildings. A total of 

184 cycle spaces would be provided at basement level and are intended to be shared between the office and 
hotel use, 156 are proposed for the office use and 28 for the hotel use.  
 

It is envisaged that the development would have 1454 full time staff. No opening hours are indicated on the 
application form for the hotel or office uses proposed. 
 

Separate entrances are proposed in the northern elevation which would enable the uses to function 
independently if required however links are proposed internally to enable the ground floor spaces to be shared 

and support one another. A central bar area would connect the two uses sitting in between the ground floor 
office and hotel areas. A first floor shared terraced area for use by the hotel and office would also be provided 

at first floor level which would be segregated by fixed planters with integrated seating.  
 

An external terraced area overlooking the River Irwell would be provided to the southern side of the hotel 
building at ground floor level. Access to this area would be provided from the public realm area to the east of the 
building, from the flexible working space within the office building and from the link bar and the hotel bar and 

restaurant. This area would also include a pedestrian walkway that would continue adjacent to the river (which 
sits at a lower level) and through the building to connect with Stanley Street to the north. 
 

There would be controlled access down to the riverside from the south east corner of the site with the riverside 
sitting at the basement level of the building. The ground floor level of the office building would extend over the 
riverside area sitting directly adjacent to the river edge. The hotel building would be set back from the river with 

its external terrace extending over this area. 
 
The basement level would accommodate back of house areas such as refuse, changing areas, maintenance 

and plant areas, cycle storage areas, staff room, back office etc. Stepped and lift access would be provided 
from within each of the buildings and a central corridor and double doors would enable connectivity between the 
two uses.  

 
Publicity 
 

Site Notice: Affecting a Public Right of Way and the setting of a Listed Building  



Date Displayed: 6 September 2021 

 
Press Advert: Manchester Weekly News Salford Edition Date Published: 16 September 2021 
Reason: Article 15 Affect Public right of Way 

 
Press Advert: Manchester Weekly News Salford Edition Date Published: 2 September 2021 
Reason: Article 15 Standard Press Notice 

Affecting setting of Listed Building 
 
Relevant Site History 

 
20/75571/FUL (plot B7) – Erection of a 10-storey B1(a) office building with flexible ground floor commercial units 
(A1/A2/A3/A4/B1) with associated ancillary facilities, servicing, means of access, landscaping and public realm. 

Permitted 19/10/2020. 
 
20/75641/REM - Details of reserved matters (Access, Landscape, Appearance, Layout and Scale) for public 

realm at Stanley Street (between New Bailey Street and Irwell Street) and adjacent to Plot B7 pursuant to the 
Salford Central masterplan and hybrid planning permission 09/57950/EIAHYB. Permitted 28/10/2020. 
 

18/71823/FUL (and 18/71824/LBC) (Plot B2/B3) - Erection of 7-storey office building (Use Class B1a) and 
formation of parking area within railway arches and pedestrian link between New Bailey and Gore Street, means 
of access, landscaping, together with ancillary facilities, servicing and public realm, associated localised repair 

and redecoration of the Southern Railway Viaduct (Grade II* Listed). Permitted 23/7/2018. 
 
18/72787/NMA - Application for a non-material amendment to planning permission 09/57950/EIAHYB for 

revised Development Schedule for revised and to amend wording to conditions 5, 13, 16, 65 and 80. Permitted 
12/2/2019. 
 

17/69792/REM - Application for approval of reserved matters (landscape) for public realm at Stanley Street 
(between New Bailey Street and Irwell Street), including amendments to Ralli Quays, pursuant to the Salford 
Central masterplan and hybrid permission 09/57950/EIAHYB. Permitted 4/10/2017. 

 
16/68199/REM (Plot B5/B6) - Reserved matters application for the access, appearance, landscaping, layout and 
scale for the development of Plot B5/B6 for erection of an 11 storey building to provide circa 24,400sqm of B1 

office floorspace and 833sqm of flexible commercial floorspace with associated ancillary facilities, servicing, 
access, landscaping and public realm, pursuant to outline planning permission 09/57950/EIAHYB . Permitted 
7/10/2016 

 
16/68923/FUL (Riverside House) - Part demolition and facade retention (northwest & southwest) of Riverside 
House and erection of 1,227 sqm office building with ground floor commercial unit (205 sqm) with associated 

ancillary facilities, servicing, access, landscaping and public realm. Permitted 15/2/2017. 
 
16/68136/NMA - Application for a non-material amendment to planning permission 09/57950/EIAHYB for 

- Substitute of Document 18 Development Schedule Version 7 with Version 8 (Condition 5) 
- Condition 10(L) to replace 10 storeys with 11 storeys. Permitted 6/5/2016. 
 

15/65881/REM (Plot B4) - Application for approval of reserved matters (landscape) for public realm at Stanley 
Street (between New Bailey Street and Irwell Street) and at Plot  B4 (One New Bailey) pursuant to the Salford 
Central masterplan and hybrid planning permission 09/57950/EIAHYB. Permitted 7/8/2015. 

 
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. 
 
14/64476/REM (Plot B4) - Details of reserved matters application for access, appearance, landscaping, layout 

and scale for development of Plot B4 ("One New Bailey") for erection of an 8 storey office building (use class 
B1) with commercial ground floor units (uses classes A1 to A5, B1 or D1); together with associated servicing 
and access and formation of new public square (part of) associated public realm, pursuant to outline planning 

permission 09/57950/EIAHYB. Permitted 15/5/2014. 
 



13/63809/REM (Plot B1) - Details of reserved matters application for access, appearance, landscaping, layout 

and scale for development of Plot B1 for a Multi-Storey Car Park, associated access and junction works, 
landscaping and ancillary works pursuant to outline planning permission 09/57950/EIAHYB. Permitted 
11/11/2013. 

 
11/61000/FUL (Plot B7) - Demolition of existing Washington House and erection of a mixed-use development 
(maximum 14 storeys) to include 14,626m2 office (B1), 11,840m2 hotel (271 bed), together with ancillary 

retail/office uses (A1, A2, A3, A4) 271m2 at ground floor, plus landscaping and basement car parking.  
Permitted 2/05/2012. 
 

09/57950/EIAHYB (Salford Central Masterplan) - Outline application for a comprehensive phased regeneration 
of Salford Central, including selective demolition, for a mixed-use development of new,  improved, altered and 
replacement buildings, for offices/commercial use (use classes A2 and B1, maximum 197,010sq.m), retail, food 

and drink and entertainment (use classes A1, A3, A4 and A5, maximum 24,255sq.m), leisure (class D1), hotels 
(class C1 maximum 140 and 250 bedrooms) and residential use (maximum 849 dwellings) together with 
associated car parking, landscaping and infrastructure. Detailed application for highway and  associated works 

to Chapel Street (between Oldfield Rd and Trinity Way) and the laying out of public space at Stanley Street. 
Permitted 21/1/2010. 
 

Neighbour Notification  
 
249 neighbouring occupiers have been notified of the application.  

 
Representations  
 

123 representations have been received in response to the application publicity. The following concerns have 
been raised: 
 

Riverside  
- Impact on water walkways and cycle routes. 
- Note that the RoW is only partial, since the Riverside House stopping up order. Request that the council 

should insist on full reinstatement of a through route street-to-street, restoring the riverside route in front of 
Riverside House and the proposed office development, as well as the hotel.  

- The low level pathway subject to a stopping up order is currently a dead end, and is not accessible to all, the 

development provides an opportunity to improve river access. 
- River access should be for all not just an apartment. 
- The route should be enhanced, not closed.  

- Policy ICP17 of Planning Guidance for Irwell City Park states, "A combined footway and cycleway will be 
created along the entire riverside route of the Irwell City Park to provide the City Park with full public access 
all year round and at all times." 

- The riverside route should be retained and not watered down to a permissive route.  
- The provision of an alternative route which is only permissive is completely unacceptable. A permissive path 

has very little protection in law and in future this public access could be easily removed at any time. The 

needs of the people of Salford and Manchester should never be secondary to a developer.  
- If the proposed Ralli Quays development can be designed to incorporate a permissive path through the area 

there is no good reason why it can't instead be designed to retain the existing statutory right of way . 

- The development can coexist with the PROW. 
- The application should be amended to retain the public right of way.  
- The alternative route suggested in the plans will not have a view of the water which seems very sad to me. 

- New developments will close the towpath and privatise access, replacing it with permissive route without a 
waterside view that can be closed to the public at any time (exactly as happened the entire rest of the 
towpath to Soapworks and Salford Quays).  

- Appreciate that measures are in place to maintain a route however it would depart from the riverside; it 
would be a permissive route, with public access able to be withdrawn at any time including, say, on any 
change of ownership of the building and the proposal to include a covered area with access via doors open 

certain hours only could cause access to be restricted or denied at any time.  

 

- Closure of the towpath would contradict Salford and Manchester commitments to green and blue 

infrastructure and active travel. 



- Removal of public access to the towpath is contrary to public policy of maintaining and developing active 

travel strategies. 
- Removal of the PROW limits the potential for future development of the rivers walking and cycling . 
- Privatising the right of way will also prevent this area from being part of any  future network of walking and 

cycling route in the city. 
- Keeping the right of way open is in no way detrimental to the rest of the development. 
- The canal towpath should not be stopped up. 

- Towpath should be improved not removed. 
- Access down to the river should not be privatised. 
- Loss of PROW along river front should not be allowed. 

- The route is well used. 
- The seating area is well used and has lots of potential. 
- The seating area opposite Peoples History Museum is well used and well loved and has lots of potential. 

- The seating in this area is already well used and provides pleasant break from the busy city centres. Any 
plans should build upon this amenity and not remove it and should be a fully public space, not public/private 
access controlled by the land owners. 

- The towpath has been left to disrepair making it difficult to pass and this is why it is underused.  
- A continuous river walk should be the centrepiece for the development plans in the area, and what one 

would expect from a modern city, especially one such as Salford which is excelling in active travel 

elsewhere. 
- Access to the Irwell has recently been compromised both here and at Pomona Island, showing that the right 

of way is needed to ensure access to the river for all, and non-binding promises to allow public access are 

not sufficient. 
- One can walk along the river from Blackfriars bridge to Salford Quays and blocking this up will force walkers 

to use nearby roads 

- Blocking of the riverside walkway will stop a continuous walk on the Salford side of the river all the way to the 
quays that has been there for centuries.  

- Right now we have access to a fully connected walking and cycle route along the Irwell river, which is a 

wonderful, well used amenity and is good for us. We should be increasing access and making the most of 
what we have, not eroding it.  

- Without this section of right of way, the entire walking and cycling path from Salford Quays to the city centre 

will be inaccessible from the city centre, particularly to wheelchair users. I cannot believe reducing access to 
this popular active travel route would be in any way supportive of the council’s goals. 

- Loosing this section means a loss of potential of a fully connected walking / cycle route along the Irwell and 

we know how brilliant walking and cycling are.  

- Large sums of public and private money have been put into opening up the riverfront, so it would be a 
dreadful shame to throw this away here. 

- Has anyone considered financial impacts should the council decide that the path needs to be reinstated as a 
right of way? Better to be proactive and insist on it as a condition of the permission surely? 

- Once the path is lost it will be impossible to reinstate. 

- This represents another lost opportunity to improve the environmental infrastructure of the City unless the 
developer agrees to contribute Sec. 106 monies to improve allotments/greenspace within the City. 

 

Flood risk  and drainage 
- The area is wonderful to sit in summer and in some months is at huge flood risk . 
 

Amenity 
- The path and the space around it is a valuable public amenity, and should not be taken away from the 

people of Salford, Manchester and elsewhere. 

- The River Irwell, and its towpath, is a much valued public asset of huge historical significance, the proposed 
alternative would take people away from the river and an area that should and must be open to all for 
relaxation and health will be lost. 

- Impact on health and well being by removing open space/riverside access/walking route. 
- Loss of public amenity and green space by the riverside. 
- Loss of light and privacy to Leftbank apartments on the opposite side of the river. 

- Increased noise. 
- Any concerns about rough sleeping should not be addressed by closing public access.  
- The Covid-19 pandemic reinforced how important public space, and access to local amenities for walking, 

are for people, especially in areas where there are high percentage of flats without private gardens. There is 
a wealth of research into the physical and mental health and wellbeing benefits of walking and active travel.  



- We should be increasing access and promoting walking, not restricting it.  

- We should be finding ways to improve and develop pathways around the Quays as a valuable public 
resource for local inhabitants 
 

Scale 
- The development should be more in line with the size of the current buildings. 

 

Other  
- Impact on Birds and wildlife. 
- The riverside is an integral part of Salford and Manchester’s heritage. 

- Loss of fishing rights. 
- Inconvenience of construction works and partial closures of riverside whilst works are ongoing. 

 
Officer response: 
 

Matters in relation to the riverside walkway, amenity, scale, flood risk and ecology are considered within the 
relevant sections of the report below. 
 

In relation to fishing rights, the applicants have advised that they are not aware of any fishing rights that exist, 
however this would be a civil matter and falls outside of the control of the Local Planning Authority .  
 

With regards to disruption during construction it is acknowledged that with any development there is an element 
of noise and disturbance, however this is temporary only and will be mitigated as far as possible though the 
recommended construction environmental management plan condition.  

 
Consultations 
 

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.  

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

 
Highways – No objections subject to conditions. Please refer to highways section of the report for further 
discussion.  

 
Rights of Way - No objections, subject to controls in place for final details of new route to be agreed and access 
to be secured. 

 
PSSC Canal and River Trust – Advised the application falls outside the notified area for its application scale and 
that there is no requirement for them to be consulted as a Statutory Consultee.  

 
United Utilities Water Ltd - The site should be drained on a separate system with foul water draining to the 
public sewer and surface water draining in the most sustainable way.  

 
Following review of the submitted Flood Risk Assessment / Drainage Strategy (Ref: Ref: 8/2086, Rev G dated 
7.6.21) UU confirm that the proposals are unacceptable in principle to United Utilities. This is because surface 

water should be drained by way of infiltration or directly to the River Irwell. If proven to be unfeasible, then a 
connection to the 525mm diameter public surface water northeast of the site should be considered rather than 
the combined sewer. 

 
Senior Drainage Engineer – Originally raised an objection on the basis that since the compiling of the submitted 
FRA the EA have released updated modelling for the area and revised the flood map for planning.  

 
Since then, an addendum to the FRA has been provided and reviewed by the council’s drainage engineer who 
raises no objections but advised that surface water flows from the development must be limited to 13l/s in line 

with the previous drainage strategy. Confirmed that the drainage strategy contained within the original FRA can 
be conditioned subject to UU’s comments. 



 

Environment Agency - Flood risk  - The Flood Risk Assessment (FRA) by Clancy (ref: 8/2086/ Rev G) dated 
7/6/2021 appears to have been through several revisions and the Environment Agency’s flood mapping for this 
reach of the River Irwell has been updated recently. The flood map (fig 1) was updated earlier this year and now 

shows a reduced Flood Zone 2 extent local to the site. The river modelling data in appendix A is from the 
Environment Agency’s Manchester Ship Canal 2010 model. This has been updated recently and data from that 
is available if the applicant wishes to update the FRA. The results from the recently finalised MSC 2018 update 

show reduced flood levels although this is unlikely to impact on the mitigation measures  outlined in the FRA. 
Note the basement level plan now has an amended building line to the river compared with earlier proposals 
and that the EA have been consulted on in pre-application consultation. This will maintain the river channel 

width for flood flows. 
 
If the LPA is minded to grant planning permission, the proposed development must proceed in strict accordance 

with this FRA and the mitigation measures identified as it  will form part of any subsequent planning approval.  
 
Biodiversity – As stipulated in Preliminary Ecological Appraisal (UES, 11/05/2020) best practice environmental 

measures and working method statements must be adopted with regards to protecting the adjoining 
watercourse and environmental receptor, and appropriately dealing with Schedule 9 invasive non-native species 
identified on site. 

 
Contaminated Land – Advise that the EA are unable to provide a site specific review at this time due to a high 
workload and limited resources. Note that due to the former land use(s), adverse concentrations of soil and/or 

groundwater contamination may exist at the site so the associated risks to controlled waters should be 
addressed and set out recommendations for the developer.  
 

The comments from the EA are acknowledged. Conditions are recommended to ensure the development is 
carried out in accordance with the submitted Flood Risk Assessment and Preliminary Ecological Appraisal. The 
comments have been forwarded on to the agents and an informative is recommended to draw the applicants 

attention to the EA’s comments in relation to contaminated land.  
 
Greater Manchester Archaeological Advisory Service - No objections subject to a condition requiring the 

implementation of a programme of archaeological works to be undertaken in accordance with a Written Scheme 
of Investigation (WSI) submitted to and approved in writing by Salford City Council.  
 

The recommended condition is attached. Please refer to the archeology section of the report for further 
discussion. 
 

Greater Manchester Ecological Unit - The developer’s ecological consultant identified no significant ecological 
issues. Initially raised concerns that no measures were proposed to strengthen the ecological potential of the 
sites boundary with the River Irwell. Since then, further information has been provided that provides net gain 

information in the form of proposed bird and bat boxes. The plan has been reviewed by GMEU who have 
confirmed that the measures proposed will enhance the riverside boundary and should be conditioned.  
 

Landscape Design – No objections to the general design of the external areas. Final details including tree pit 
design, more detailed planting plans and specifications are to be secured through the recommended landscape 
condition. Please refer to landscape section of report for further discussion.  

 
City of Manchester - No comments received to date. 
 

City Airport And Heliport – No objections 
 
Manchester Airport - No objections. Recommend an informative in relation to procedures for crane and tall 

equipment notifications. The recommended informative is attached.  
 
The Greater Manchester Pedestrian Assoc. – Note that the riverside path is an important leisure asset as well 

as a historic horse towing path, much of which has been lost over the years principally due to the building of the 
ship canal but with the length by Ralli Quays surviving. Consider that the old path should be retained and 
improved as part of the planning application and that if consent is granted (which the GMPA have no objection 

to in principle) then a rider needs to be added that the riverside right of way and its access from Stanley Street 
is retained.  



 

The GMPA advised that they previously objected to the proposed closure of the path under the highways act 
which was subsequently withdrawn and confirmed that they are objecting to the current S247 stopping up 
application and have provided a copy of their objection letter.  

 
The Open Spaces Society - No comments received to date   
 

Peak and Northern Footpaths Society - Note that it is proposed to provide public access to an area between the 
hotel and the river, in lieu of the existing public access to the riverside fronting the length of the existing 
buildings. Believe that, as a minimum, the proposed public access should be extended to include an area on the 

river frontage of the office block as well as the hotel (in a colonnade, if appropriate). In addition, consider that 
public access between the hotel and the office block connecting the riverside area to Stanley Street would 
greatly enhance the value of the proposals. 

 
Ramblers Association (RA) (Manchester Area) –  
Originally raised concerns (20th September) in relation to public access through the development. They did not 

object to the closure of the lower-level path but did object to the proposals for the higher level routes on the 
following grounds: 
- An upper level path is proposed but only in front of the hotel. This should continue around the west  

side of the hotel to link up to Stanley Street. Otherwise it is merely a cul de sac of no use to 
pedestrians and likely to be obstructed over time by the hotel.  
- The status of Stanley Street is unclear. It must either be adopted as a Highway or a Public Right of 

Way. 
 
Since then, updated comments have been received (dated 12th October) in which the RA confirm that they have 

no objection to the proposal to use the Stanley Street route for the Salford Trail and do not object to the 
proposed closure of the lower level riverside path.  
 

They welcome the idea that "the junction" between the office block and the hotel will be open during most of the 
day to allow an alternative route from Stanley Street to the river.   
 

RA do still have concerns about the status of Stanley Street itself however this sits outside of the scope of this 
planning application.  
 

Planning Policy 
 
Development Plan Policy 

 
Unitary Development Plan ST1 - Sustainable Urban Neighbourhoods 
Unitary Development Plan ST12 - Development Density 

Unitary Development Plan MX1 - Development in Mixed-use Areas 
 
Unitary Development Plan DES1 - Respecting Context 

Unitary Development Plan DES2 - Circulation and Movement 
Unitary Development Plan DES3 - Design of Public Space 
Unitary Development Plan DES4  -  Relationship Development to Public Space 

Unitary Development Plan DES5  -  Tall Buildings 
Unitary Development Plan DES6  -  Waterside Development  
Unitary Development Plan DES7 - Amenity of Users and Neighbours 

Unitary Development Plan DES9 - Landscaping 
Unitary Development Plan DES10 - Design and Crime 
 

Unitary Development Plan 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 and Motorcycle Parking in New Developments  
 

Unitary Development Plan EN9 – Wildlife Corridors  
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 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 F1 - Inclusive development process 
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 WA1 - Delivering the North West River Basin Management Plan 
Local plan policy WA3 - Flood risk management and related infrastructure   

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 D9 - Waterside development 

 
Local plan policy HE1 - Heritage protection 
Local plan policy HE5 - Heritage information and interpretation 

 
Local plan policy GI1 - Development and green infrastructure 
Local plan policy GI6 - Trees, woodland and hedgerows 

 
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 
 

Planning Guidance - Salford Central Development Framework 
Planning Guidance - Irwell City Park 
Supplementary Planning Document - Design 

Supplementary Planning Document - Design and Crime 
Supplementary Planning Document - Sustainable Design and Construction 
Planning Guidance - Flood Risk and Development 

Supplementary Planning Document - Trees and Development 
Supplementary Planning Document - Planning Obligations 
 

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 polic ies (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 t o the 
policies in the NPPF, the greater the weight that may be given. In terms of this application it is considered that 
the relevant policies of the UDP can be afforded due weight for the purposes of decision making as the relevant 

criteria within the UDP policies applicable to the proposed development are consistent with the policies 
contained in the NPPF. 
 

Community Involvement 
 
The applicants have undertaken pre application discussions with the Local Planning Authority prior to the 

submission of the application and in addition have undertaken consultation with the local community.  
 
The statement of community consultation submitted in support of the application sets out details of community 

consultation that has been undertaken prior to the submission of this planning application. 
 
It sets out that a physical public consultation event was due to take place in May 2020 to allow local residents 

and members of the public the opportunity to view design proposals and engage with the development 
proposals but this was unable to go ahead due to the covid-19 pandemic. Therefore, an online exercise took 
place instead.  

 
A website for the scheme was created to allow members of the public the opportunity to view the proposals 
between the 24th April 2020 – 15th May 2020. The website included consultation boards which explored the 

site, its background and its existing use, the concept of the redevelopment and the proposed design and layout 
of the scheme, along with a timeline of the next steps of the project.  
 

Properties within the vicinity of the site were directly notified of the online consultation. This was done via 
electronic communication directed at the management companies for each property  to then be shared with 
tenants and residential occupiers to also catch those where premises were temporarily or permanently vacant 

due to the pandemic. A notice was also printed in the Manchester Evening news to publicise the online 
consultation.  
 

Only a very small number of responses were received, all of which raised similar points. The points are set out 
below together with the response from DPP (Planning agents for the scheme). 



 

Comment  DPP response 

Concerns regarding the inclusion 

of roof terraces and the potential 
noise/light pollution impacts for 
nearby residents. 

 

A Noise Assessment accompanies the planning application which 

demonstrates that potential noise from the roof terrace will be similar to 
the existing noise levels measured, as this area already has high numbers 
of pedestrians passing by and external seating areas associated with 

existing nearby establishments. In this context, although noise from the 
proposed terraces will be audible at times, it will not have an adverse 
impact on nearby residents. The Noise Assessment also recommends 

certain mitigation measures such as use of the terraces between 0700-
2300hrs, no amplified music outside, hotel management of excessive 
noise by groups.  

 

The scale and duration of 
demolition and construction will 
result in noise, dust and privacy 

issues for nearby residents.  
 

It is acknowledged that there will be some disturbance for nearby 
residents and commercial tenants during the demolition and construction 
phases; however, this is the case for all new development proposals in the 

city and will be temporary in nature.  
 
A Construction Management Plan will be drafted and agreed with the 

Council’s Environmental Health officer to put the appropriate measures in 
place to mitigate the potential demolition and construction impacts 
associated with environmental matters such as dust, noise and vehicle 

generation.  
 

The proposed buildings are right 
up to the river edge, suggest 

more of a riverside walkway to 
improve accessibility and a 
feature being made of the River 

Irwell. 
 

The accompanying Crime Impact Statement identifies that the existing 
stepped and ramped pedestrian area leading to the riverside walk/ jetty 

currently has the potential to foster crime and disorder. Replacing them 
with the proposed public realm and active frontages onto the north, east 
and south of the proposed development allows for natural surveillance.  

 

Potential impacts on wildlife using 
the river  

 

A Preliminary Ecological Appraisal accompanies the planning application. 
It is noted that it is unlikely that foraging bats, otter, water vole or white-

clawed crayfish are using this particular stretch of river due to lack of 
suitable habitat and existing levels of disturbance in this urban area.  
 

It is highlighted that construction works could result in disturbance and / or 
pollution to the watercourse and that specific measures will need to be put 
in place by the contractor prior to the commencement of development (in 

agreement with the council). Such measures may include cleaning of all 
machinery and equipment before use.  
 

 

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

 

 Principle of development 

 Design  

 Design and Crime 

 Impact on heritage assets 

 Riverside walkway 

 Amenity 

 Daylight/Sunlight 

 Air Quality 

 Noise 

 Land Contaminated 

 Wind 

 Flood risk and drainage   



 Ecology  

 Archaeology 

 Trees and Landscaping  

 Highways 

 Sustainability 

 Planning Obligations 

 
Principle of development 
 

The application site is located within the New Bailey area of the Salford Central Masterplan area but does not 
form part of the masterplan approved under application 09/57950/EIAHYB. The site is currently occupied by two 
linked buildings that provide office accommodation. As such the site is previously developed land.  

 
The site forms part of the Chapel Street East mixed use area and knowledge capital as identified on the UDP 
proposals map and within UDP Policies MX1/1 and E3. Appropriate uses within this part of the city include 
offices and tourism uses such as hotels. Notwithstanding that Policy MX1/1 confirms the proposed uses are 

acceptable, the principle of an office block is already established via the current development in situ, albeit on a 
smaller scale. Regarding knowledge capital and saved UDP Policy E3, this initiative is no longer being actively 
pursued. In terms of the council’s adopted Salford Central Planning Guidance, the office element in particular 

aligns with the guidance.   
 
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 inclusion of this site within its boundary.  

 
As such the redevelopment of the site for the proposed hotel and office building is appropriate subject to 
compliance with other relevant planning policies which are considered throughout the remainder of this report.  

 
Design  
 

The existing buildings on site are not afforded any special protection and are not considered to be of particular 
architectural merit. As such their demolition is considered acceptable.  
 

At 12 and 16 storeys, the proposed buildings are taller than the existing buildings on site. That said, the site is 
located on a prominent site adjacent to the riverside and within the wider masterplan area which has seen 
significant change over recent years with large number of new developments of scale. It is considered that the 

height of the proposed development 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.  

 
The footprint of the proposed development is again larger than the buildings which it would replace but 
responds well to other adjacent developments and areas of public realm and would continue with the pedestrian 

route along Stanley Street which has been established by the other surrounding developments. The lower level 
link adjoining the two buildings would assist in softening the appearance and breaking up the overall massing of 
the development.  

 
Whilst the site sits outside of the masterplan consent, it does sit alongside the zone B developments granted 
and constructed under the masterplan. The character of this zone is that no two buildings are the same. This 

design approach is continued here with two linked buildings of differing design but taking queues from adjacent 
buildings to link them as a group of buildings which will be seen in context together. The hotel and office use 
would also continue the commercial offering with this area known as the commercial quarter of New Bailey.  

 
The supporting documents show how various iterations of design have been considered before reaching the 
final proposal with inspiration taken from historical and contemporary context including the adjacent locally listed 

Riverside House. 



 

 
 

The ground floor level of the two buildings is proposed to emulate the architecture of Riverside House with large 
arches in buff stock brick along the exterior of both blocks reflecting the design and materials of Riverside 
House. 

 
Above ground floor level the two blocks take on different forms. The western, office building would be 
constructed of matt black spandrel panels, double glazed windows and doors and matt black aluminium vertical 

and horizontal fins. The eastern hotel building would continue to emulate Riverside House, with buff colour 
precast brick panels with light coloured cross bars between the windows, and arches built into the façade 
surrounding the roof terrace.  

 
The proposed materials are acceptable in principle however no samples have been provided to date and as 
such a condition is recommended to ensure samples of materials are provided for review and written approval 

prior to any above ground works. 
 
The building entrances would front Stanley Street and the existing areas of public realm that are integrated 

between plots B5/B6 and plot B4 of the Salford Central Master Plan area.   

The siting of the building would continue the legible grid like pattern that has been created across New Bailey 
and would continue the pedestrian links along Stanley Street between New Bailey Street and Irwell Street and 

the river Irwell bridge as well as bringing further benefits in terms of the ongoing regeneration of the area. 
 
The New Bailey area has seen significant transformation over recent years with a number of high quality 

developments now complete and occupied and others currently under construc tion. The new developments 
within the vicinity are not of one overarching design but are all unique in their appearance and use of differing 
materials. They provide a high quality commercial quarter with areas of public realm that provide usable 

pedestrian areas and links from New Bailey Street through to Irwell Street and zones A and C of the masterplan 
area beyond. It is considered that the siting of the proposed development, it scale, massing and visual 
appearance is acceptable and would add to the ongoing regeneration benefits of the area and the provision of a 

high quality commercial quarter. 

 
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:  



- Control of access between Hotel and Office uses; 

- Staffing of reception desks and security requirements of entrance doors and tenant area doors; 
- Gated access to under croft; 
- Segregation and control of external seating areas; 

- Access to Riverside Terrace after 22:00. 
 
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 agent has confirmed that although basement 

access is provided for both uses via a single route, access is to be managed into all office and hotel back of 
house areas. In addition, the first floor terrace incorporates planters to split the terrace into separate areas for 
office and hotel use.  

 
A 1.2m high railing and gate as well as CCTV is proposed to restrict access to the river side. External seating 
areas are not to be used after 23:00 to control noise. A condition is recommended in this regard and it is 

envisaged that the S106 legal agreement will enable the use of the pedestrian access across the terrace from 
dawn until dusk only. These measures will also address the concerns raised by Design for Security  regarding 
the use of the riverside terrace. The indicative landscape plans submitted indicate the use of planters and 

materials to delineate external seating areas associated with the proposed development. Final details are to be 
secured through the recommended landscape condition.  
 

The agents responses have been accepted by design for security who recommend the details are conditioned. 
As set out above an informative is recommended to draw the applicant’s attention to the recommendations 
made by Design for Security in relation to those matters that fall outside the scope of planning control. 

Conditions are recommended in relation to landscaping details and restricting the use of the external seating 
areas until 11pm.  
 

Impact on heritage assets  

 
The site is bound by the River Irwell to the south, Riverside House, a locally listed building to the west, Stanley 
Street to the north and Bridge Street to the east.  In heritage terms, as well as Riverside House, Irwell Street 

Bridge which is grade II, is situated approximately 30m to the south west of the site, and there is also the 
Southern Railway Viaduct and Colonnade, which is grade II* located to the north west but separated from the 
proposal site by intervening development. 

 
Irwell Street Bridge and Southern Railway Viaduct & colonnade 
 

Irwell Street Bridge dates from the 1880s and was first listed in 1998. It is constructed from stone, cast -iron, 
wrought iron and steel with stone piers and abutments on either side and has paired arched trusses with lattice-
work cross bracing with rosette decoration over the rivets.  

 
The Southern Railway viaduct and colonnade was first listed in 1980.  It was designed by Sir John Hawkshaw, 
engineer for the Liverpool and Manchester Railway and has massive cast -iron columns with Egyptian lotus 

flower capitals and a cast iron parapet which is plain detail until it crosses New Bailey Street where it becomes 
enriched in detail, divided by fluted pilasters with acanthus capitals and frieze.  
 

The application is supported by a Planning and Heritage Statement and also a detailed Design and Access 
Statement, both of which set out the evolution of the proposal and the design elements. Owing to the separation 
distances involved and the orientation of the proposal site to the heritage assets, as well as the existing 

surrounding townscape and recent development that has taken place or is still under construction, it is 
considered that there would be no detrimental impact upon the setting and therefore the significance of both the 
Irwell Street Bridge and the Southern Railway Viaduct and Colonnade. 
 

Riverside House 
 



Riverside House is located immediately adjacent to the west of the proposal site.  This building was originally 

three storeys but now has a recent additional fourth storey. It is an example of commercial premises from the 
1870s and is constructed from brick with round headed arched windows and features to the ground and first 
floor. It has been included on the local list for its aesthetic value and also its local heritage and industrial value. 

 
The existing Ralli Quays buildings on site are 6/7 storeys.  The applicant has identified that the original Ralli 
Quays building was originally 8/9 storeys in height and therefore the proposal is not out of keeping with the 

history on the site in terms of a taller development. In addition, it is considered that the ground floor level of the 
2 proposed buildings would emulate the architecture of Riverside House with large arches in buff brick reflecting 
the design and materials of Riverside House as stated in the Planning and Heritage Statement (para 

3.2).  Furthermore, the office building which would be adjacent to Riverside House incorporates a large amount 
of glazing which would make the building “lighter” and less dominating. It is considered, therefore, that whilst 
taller than Riverside House, the proposed development would not be detrimental to the setting and significance 

of this locally listed heritage asset. 
 
In conclusion, it is not considered that the proposed development would result in a detrimental impact upon the 

significance of any of the heritage assets in the nearby locality and would therefore accord with the 
requirements of the NPPF, saved policy CH2 and also policy HE1 of the SLP:DMP.  A condition is 
recommended to ensure samples and full details of the proposed materials are submitted and approved by the 

LPA prior to above ground works.  
 
Riverside walkway  

 
It should be noted that whilst there is currently no physical barrier, the area of the walkway highlighted red on 
the plan below which sits immediately adjacent to the application site has already been stopped up.  

 
 

As set out above, whist this application does not form part of the Salford Central Masterplan the site sits within 
zone B of the masterplan area and within the area covered by the Irwell City Park Planning Guidance, Salford 
Central Planning Guidance and Development Framework. 

 
The Irwell City Park (ICP) Planning Guidance was adopted in 2008. Supported by the three authorities of 
Salford, Manchester and Trafford it set out the idea of creating a waterfront location along the River Irwell / 

Manchester Ship Canal extending from the Peel Park in the north, through Manchester and Salford City centre 
to Salford Quays and Trafford Wharfside.  
 

The vision of ICP was to see the restoration of both sides of the river to create a new and exciting urban park, 
focusing on its spectacular industrial and architectural achievements, attracting new waterfront development 
and activities, and linking neighbourhoods and communities within the heart of the regional centre. Through this, 

a set of principles was established to ensure the provision of a continuous riverside cycle/walkway and the high-



quality design of new public open spaces and other infrastructure such as the introduction of new bridge 

crossings.  
 
Policy ICP 17 states that a combined footway and cycleway will be created along the entire riverside route of the 

Irwell City Park to provide the City Park with full public access all year round and at all times. P aragraph 6.24 
under policy ICP 14 identifies that a network of routes accessible to pedestrians, cyclists and disabled users is 
envisaged with paragraph 6.26 identifying that where space constraints do not allow for full wheelchair, cyclist or 

mobility impaired access, well-marked alternative routes will be provided.  

 
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 and also sets out that new 

developments will be expected to be consistent with the objectives of the ICP planning guidance and to create 
attractive public access and improved access to the river Irwell.  
 

The site sits within the area identified as ‘Salford Central station and corporate centre’ within the Salford Central 
Development Framework which was identified as an area to be developed as a new commercial hub with 
proposals in the area to include a riverside walkway and cycle route forming part of the wider ambition for the 

river as set out in the ICP planning guidance.  
 
In relation to pedestrian movement the framework acknowledged that the proposals for ICP promote the 

creation of a riverside walkway and cycle way extending from the University and the Meadows to Salford Quays 
and Media City with two sections to be provided within Salford Central, along the Adelphi riverside and through 
the corporate centre and river Irwell Quays (point 5 indicated on the plan extract below). The framework sets out 

that the route will follow the riverside for most of its length but between new Bailey Street and Irwell Street, 
where existing levels make riverside access difficult  it notes that the route could follow the historic alignment of 
Stanley Street. The plan extracts below are taken from the development framework and identify Stanley Street 

to the north of the application site as an important pedestrian route and cycling route. (The application site is 
marked with a blue star.) 
 

 
Extract from figure 17 – Proposed pedestrian routes, from the Development Framework          Extract from figure 18 – Proposed cycle routes, from the Development Framework  

 
This approach also accords with UDP policy DES6 and local plan policy D9 which relate to waterside 
development and seeks to ensure that pedestrian and cycle access to the river is provided, where appropriate 

and is safe, attractive, overlooked and accessible to all, with policy D9 of the Local plan requiring a 4m width 
where practicable. The narrow width of this part of the riverside and its constraints re: widening would prevent 
an appropriate access being provided in this location. 

 
As design development progressed over time, it became apparent, as alluded to within the development 
framework, that in certain locations the ICP walking/cycling route would need to come away from the river and 
follow a parallel route for a range of reasons and constraints. One such location for this is the area at New 

Bailey. The section beneath the bridge on Irwell Street (currently overgrown) is extremely narrow, with no scope 



for widening due to the high retaining wall located immediately to the rear of the towpath. The council therefore 

felt it unsafe to encourage pedestrians to walk this particular stretch which connects beneath the Ralli Quays 
building.  
 

 
 
There is currently stepped access down to the riverside from the eastern end of the site. The access continues 
along the southern side of the building but only as far as Riverside House where it becomes impassable.   
 

As the development proposals for New Bailey began to emerge, the regeneration team worked alongside the 
developer (English Cities Fund) through the delivery of development within zone B of the Salford Central 
masterplan area to provide a new wider, safer, high quality route. The route comes away from the river by the 

Slateyard residential development (to the west on the opposite side of Irwell Street), following a parallel route 
along Stanley Street and re-joining the river on the opposite side of New Bailey Street.   
 

This established, attractive pedestrian route along Stanley Street between Irwell Street and Bridge Street would 
not be impacted by the proposed development and whist this application does not form part of the Salford 
Central Masterplan area the site sits within zone B and seeks to continue to encourage pedestrian activity along 

Stanley Street rather than down at river level along the existing towpath which as set out above is currently 
impassable from the application site under the Irwell Street bridge.  Although the pedestrian route along Stanley 
Street falls within the New Bailey Estate it is a permissive route which also now connects across New Bailey 

Street into the section of walkway that has recently been re-opened leading down to the Lowry Hotel. 

 
Along the river frontage the western office building is to be constructed up to the river edge. The supporting 
planning statement sets out that this relationship provides a historical reference to the original Ralli Quays 
Buildings, which were built up to the river and used the river for trade. The expanse of the proposed office 

building up to the river edge is intended to reflect this with visual interaction to the river.  
 

The ground floor of the office building includes seven sets of double doors which can be opened and enable 

users to take in the river. The arches at ground floor level would extend down to the basement area and the 
river level and are intended to provide a visual reference to structures such as viaducts. 

 
The eastern hotel building would be set back from the river with a ground level outdoor terraced area allowing 

views over the river and access along the front of the hotel. At basement level, an undercroft area is created by 
the presence of the ground floor terrace and columns at a number of intervals would appear as a continuation of 
the arches above. These columns would be set in from the river edge, however the development would not 

allow for access along the river front (a stopping up application for this has been submitted). Access from 
ground level down to the riverside and undercroft area would be gated and access controlled by building 
management for maintenance requirements.  

 
As is set out above the development framework makes it clear that the pedestrian route within New Bailey will 
not run along the riverside. The new route along Stanley Street has instead been provided and forms  one 



section of the route that comes up away from the riverside at a point further west adjacent to the Slateyard 

development and further east to the opposite side of New Bailey Street. The route is established and runs to the 
north of the application site and beyond its length in both directions. The existing route along Stanley Street will 
not be impacted by the proposed development and will be retained. In addition, and in order to further improve 

pedestrian connectivity a pedestrian connection is proposed to be provided through the ‘Junction’ Bar, which will 
link the riverside terrace (of the hotel building) with Stanley Street meaning that pedestrians can walk along the 
terrace adjacent to the riverside, as far as the office building before heading northwards through the building 

and linking to Stanley Street or vice versa. The choice of paving materials will carry through the building from 
Stanley Street to the riverside to emphasise the route.  
 

The approach is supported from a strategic regeneration perspective on the basis that a much better Irwell River 
Park route has been provided along Stanley Street at this location. In addition, stopping up access will help 
eliminate the problems of anti-social behaviour that occur in this isolated location at river level.  

 
Having regard to this is it important that vehicular access to service the development along Stanley Street is 
managed carefully and that priority should be given to pedestrians. This is in line with the Councils strategic plan 

to place less emphasis on the motor vehicle and to encourage people to walk, cycle and use public transport to 
access City Centre Salford and is the approach taken by other surrounding developments. 

 
Access to Stanley Street will continue to be managed using the existing rising bollard system which is currently 

managed by the New Bailey estate management company. Vehicles requiring access need to use the intercom 
and explain the reason for access, and they are then either permitted access or turned away.  The applicants 
have confirmed that this system is currently working successfully for One New Bailey and the existing Ralli 

Quays use and is therefore intended to be carried forward as part of the proposed development. 
 
The development does not propose to relocate the entry bollards to Stanley Street (to the east of the application 

site) but a new set of exit bollards are proposed to adjacent to the proposed office building to prevent traffic 
using Stanley Street in a westbound direction.  

 

The building occupier would use a management team to ensure vehicles move on promptly from the drop off 
spaces and do not park there for a long period. As such it is envisaged that vehicle movements on Stanley 
Street would be limited. This together with the existing and proposed public realm seeks to ensure that 

pedestrians continue to be prioritised along Stanley Street. 

 
Amenity 
 

The application site sits within the commercial area formed by zone B of the Salford Central Masterplan and as 
a result of this and its siting adjacent to the river it is not immediately bound by residential properties  with the 
closest being the Leftbank apartments on the opposite side of the river. There are also apartments further east 

on the opposite side of Bridge Street and a travel lodge hotel is further west on the opposite side of Irwell Street 
which would have views of the proposed development above other adjacent buildings given its proposed scale. 
 

In assessing the amenity of occupiers of surrounding residential developments 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.” 
 

A separation distance of approximately 104m would be retained from the eastern elevation of the proposed 
development to the facing elevation of the apartments at Riverside on the opposite side of Bridge Street. A 
separation distance of between approximately 38m and 41m would be retained from the southern elevation of 

the proposed development to the facing elevation of the Leftbank apartments on the opposite side of the river. A 
separation of approximately 37m would be retained from the western elevation of the proposed development to 
the facing elevation of the travel lodge on the opposite side of Irwell Street with the building at Riverside House 

siting in between. These separation distances are considered acceptable and would ensure adequate amenity 
is retained for occupiers of surrounding residential properties. 



 

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

in daylight and sunlight amenity in relation to the residential apartments at Leftbank that sits on the opposite 
side of the River Irwell. 
 

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 c ircumstances 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.” 
 

Paragraph 007 of the National Planning Practice Guidance (Reference ID: 66-007-20190722 within the Effective 
Use of Land section), states, “All developments should maintain acceptable living standards. What this means in 
practice, in relation to assessing appropriate levels of sunlight and daylight, will depend to some extent on the 

context for the development as well as its detailed design. For example, in areas of high-density historic 
buildings, or city centre locations where tall modern buildings predominate, lower daylight and daylight and 
sunlight levels at some windows may be unavoidable if new developments are to be in keeping with the general 

form of their surroundings.” 
 
The assessment concludes that any development that matches the scale and density of other developments on 

the riverbank would have a very similar impact on Leftbank, and deviations on the BRE targets are inevitable. 
The authors of the report have considered the level of daylight retained by Leftbank Apartments, and it can be 
demonstrated that this is in line with, or significantly better than, other established successful city centre 

developments in Salford and Manchester and in their experience of similar developments,  they consider that the 
daylight and sunlight impact identified to Leftbank Apartments is acceptable.  
 

The results of the assessment are summarised in the table below which is taken from the executive summary of 
the submitted daylight and sunlight report. 

 

 
 
VSC – Vertical Sky Component – This 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 within suburban type environments. However, this level is often difficult to 

achieve on secondary elevations and in built-up urban environments. 
 
The report sets out that 62% of the windows analysed will meet the VSC daylight targets. 116 of the windows 

that fall short of the targets will do so by 20%-30%, 57 of the windows will do so by 30%-40% and the remaining 
77 windows will do so by in excess of 40%. 113 (45%) of the windows that fall short serve bedrooms, which 
the BRE recognises as having a lower requirement for daylight.  

 
NSL – No Sky Line - This test looks at the position of the ‘No Sky Line’ 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. 

 



The report sets out that 70% of the rooms analysed will meet the NSL daylight targets. 32 of the rooms that fall 

short of the targets will do so by 20%-30%, 37 of the rooms will do so by 30%-40% and the remaining 23 rooms 
will do so by in excess of 40%. 71 (77%) of the rooms that fall short of the targets are bedrooms, which 
the BRE recognises as having a lower requirement for daylight.  

 
APSH - 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 report sets out that 88% of the windows analysed will meet the APSH sunlight targets. One of the windows 
that fall short of the targets will do so by 20%-30%, eight of the windows will do so by 30%-40% and the 
remaining seven windows will do so by in excess of 40%. None of the living rooms that fall short of the APSH 

sunlight targets meet the targets in the baseline analysis, with sunlight levels restricted by their orientation.  
 

On balance and considering the scheme as a whole and the fact it is located in a dense urban environment, 

whist there will be some amenity impacts it is considered that the development in the main would provide future 
users with an acceptable level of amenity and would not result in an unacceptable impact on the amenity of 
occupiers of nearby residential properties. 

 
Air Quality 
 

The application site is located within the Greater Manchester Air Quality Management Area (AQMA) declared 
due to an exceedance of the annual mean limit value for nitrogen dioxide (NO2). However, office uses (Class 
E(g)) and hotels (Class C1) are not considered as sensitive receptors with respect to this limit value due to the 

relatively short-term occupation of human receptors. 
 
An Air Quality Assessment has been submitted in support of the application with respect to the potential for 

impacts on air quality related to the future traffic as a result of the development, and the short -term impact of the 
construction phase. 
 

With respect to the operational traffic flows, it is not anticipated there will be significant additional traffic 
generated as a result of the development. The central location means connectivity with other transport modes is 
excellent, and no on-site parking is included within the development. 

 
With respect to construction impacts, short term elevated emissions of particulate matter (PM10 and PM2.5) are 
likely, however good practice mitigation measures are proposed and this can be controlled through the 

implementation of a Construction Environmental Management Plan.  
 
As such, no objections are raised in relation to air quality subject to a Construction Environmental Management 

Plan condition.  
 
Noise 

 
A noise impact assessment has been submitted in support of the application.  The proposed development 
(offices and a hotel) are not considered as sensitive to noise as residential developments due to the relatively 

short term occupation. Further, it is in the interests of the developer to ensure that internal noise levels are 
suitable for the end use to ensure the buildings are occupied. 
 

That said, the noise assessment has been undertaken in accordance with BS8233:2014+A1:2019 (Guidance on 
Sound Insulation and Noise Reduction from Buildings) for the use classes proposed.  Mitigation is suggested 
based on the recommendations in BS8233:2014.   

 
There is a proposed external seating area which has potential for noise from customers to have a significant 
adverse impact on health, quality of life and amenity for neighbouring uses, however as stated in the report the 

area already has a busy pedestrian footfall during the day.  Mitigation is proposed in the form of hours controls, 
and restrictions on amplified music. 
 

Noise limits for external plant and equipment have also been calculated and are detailed within the report.  
 



As such, no objections are raised on noise grounds subject to conditions in relation to the development being 

carried out in accordance with the noise mitigation measures specified in the report; noise standards for 
externally mounted plant and equipment; hours of use for the external seating area and testing of emergency 
plant/equipment and for no amplified or live music to be played on the external seating area. 

 
Wind 
 

A wind microclimate report has been submitted in support of the application. The report presents the results of 
the study to assess the pedestrian-level wind environment around the proposed development 
against comfort and safety criteria and quantify the change of the wind environment from the existing 

conditions. The study pays particular attention to pedestrian access routes, seating areas, as well as 
building drop-offs and entrances. Additionally, an assessment of the external podiums and roof terraces within 
the scheme is also included. 

 
The assessment comprises the following three scenarios: 
- Baseline: The existing building on the site within the existing surrounding context  
- Proposed: The Proposed Development within the existing surrounding context.  

- Cumulative: The Proposed Development within the context of future surrounds, i.e. including consented 
developments. 

 

The plans below show the sensitive receptors as identified in the submitted micro climate report.  

 
 



 
 

Baseline – safety: 
The existing baseline scenario results indicate that, within the site and its immediate surroundings, the 
recommended criteria for safety are not exceeded and the area is safe for all pedestrians.   

 
Baseline - comfort: 
In terms of pedestrian comfort the results showed that the existing wind environment within the site and its 

surroundings is largely suitable for ‘sitting’ and ‘standing’ throughout the year, indicating relatively calm wind 
conditions. Some localised seasonal wind accelerations were identified especially between buildings of Zone A 
of The Salford Central Masterplan, around the New Quay St Bridge Pedestrian Walkway and the New Ct St 

Pedestrian Walkway (Receptors 51 and 52). Overall, bar some exceptions which experience a wind category 
higher than desired (Receptors 49 and 52), the wind conditions at the vast majority of the areas within the site 
and its surroundings are suitable for existing uses in all seasons. 

 
Proposed – safety: 
Pedestrian Level - The results indicated that, within the site and in its close proximity, the recommended criteria 

for safety are not exceeded and the area remains safe for all pedestrians with wind speeds not exceeding 15 
m/s for 0.025% of the year. 
 

Terraces Level - The results indicated that, at the terrace levels of the proposed development, the 
recommended criteria for safety are not exceeded and the area remains safe for all pedestrians with wind 
speeds not exceeding 15 m/s for 0.025% of the year. 

 
Proposed – comfort: 
Pedestrian Level - Results for winter season of the Proposed Scenario indicated that the wind conditions are 

largely similar to the Baseline Scenario. Even though the Proposed Development slightly modifies the local  
wind environment, changing the wind patterns within the Site and its surroundings creating both 
improvements and some localised wind accelerations at pedestrian level,  the wind conditions in these 

areas remain suitable for the existing and intended uses. 
 
The results showed a local wind acceleration along the River Irwell Footbridge (Receptor 50), where the comfort 

level changed from suitable for ‘standing’ in the Baseline Scenario to suitable for ‘leisure walking’ in the 
Proposed Scenario. However, the identified comfort level remains suitable for the existing use. 
 

The remaining areas of wind acceleration identified in the Baseline Scenario did not change following the 
introduction of the Proposed Development. 
 

Based on the above findings, the wind conditions of the Proposed Scenario at pedestrian level during winter 
within the Site and in its close proximity, are suitable for the intended and existing pedestrian 
uses. 



 

Terrace Level - In the proposed scenario during summer, the results indicated that the comfort level at the vast  
majority of the terrace levels (receptors A-C) is largely suitable for “sitting” and therefore, suitable for the 
intended and existing uses. The only exception is at the south-west edge of the hotel’s terrace (Receptor C), 

where the wind environment is locally suitable for ‘standing’ and ‘leisure walking’ and therefore, unsuitable for 
the intended use. 
 

Cumulative – safety: 
Pedestrian Level - The results of the safety assessment for the cumulative scenario indicated that the wind 
safety conditions within the site and its close proximity at the pedestrian level do not generally differ from 

those identified in the proposed scenario. Therefore, the area remains safe for all pedestrians. 
 
Further to the south-west of the site, the previously identified exceedances around Plot A7 of Zone A 

of the Salford Masterplan in the Baseline Scenario, have shifted towards Plot C1 with winds exceeding 
14m/s. However, since these exceedances were already present in the Baseline Scenario, no mitigation is 
required. 

 
Terrace Level - The results of the safety assessment for the cumulative scenario indicated that the wind safety  
conditions at terrace level remain largely unchanged compared to the proposed scenario and the 

area remains safe for all pedestrians. 
 
Cumulative – comfort: 

Pedestrian Level - The results of the comfort assessment for both winter and summer seasons indicated that 
the wind conditions within the site and its immediate surroundings do not significantly differ from those 
identified in the proposed scenario. The wind environment around the site remains suitable for the existing and 

intended uses. 
 
Within the site, the cumulative developments show a positive impact on the winter comfort conditions  at the area 

near receptors 59 and 61, where the comfort level changed from suitable for ‘standing’ in the Proposed 
Scenario to suitable for ‘sitting’ in the Cumulative Scenario. The introduction of the Plot B7 building provides 
additional shelter and therefore, conditions are calmer than in the previous  scenario. 

 
The results also showed a calmer wind environment throughout the year towards the south of the site at the 
area near receptor 51 and River Irwell and towards the north-west of the site at the areas around Trinity Way 

and Ring Road. These areas showed wind conditions one category lower than in the previous scenario. 
 
The results indicated that the localised areas of increased windiness around and to the north of Zone A of the 

Salford Masterplan identified in the baseline scenario, have shifted towards the south west, closer to Zone C of 
the masterplan. This is due to the introduction of the Plot A1, A3 and C1 buildings in the area. 
 

Following the introduction of the cumulative schemes, the results also showed localised areas of increased 
windiness at the area near receptors 57, 60 and New Quay Street, where the comfort  conditions changed from 
suitable for ‘sitting’ in the Proposed Scenario to suitable for ‘standing’ in the Cumulative Scenario. Nevertheless, 

the wind conditions at these receptors remain suitable for the existing use. 
 
Based on the above findings, the wind conditions on all pedestrian level areas remain suitable for the existing 

and intended uses throughout the year. 
 
Terrace Level - The results of the wind assessment at the terrace level showed that the wind conditions in 

summer are generally similar to those identified in the proposed scenario with no additional effects identified. 
 
Following the results of the assessment (July 2020) as set out above some changes were made to the plans 

prior to the submission of the application. The report considers these changes, namely an updated set of 
drawings and a 3D model of the proposed development as well as the approval of Plot B7 to the east and more 
detailed information therefore being available on its design.  

 
The authors of the report have further reviewed the site and the submitted report confirms the following:  
Pedestrian level - No change is expected to the wind conditions reported above arising from the design 

changes. With regards to the cumulative scheme Plot B7, whilst there are some differences between 



the simplified massing assumed in the modelling of this assessment and the information now available, the 

overall results at pedestrian level are likely to be similar.  
 
Roof Terrace Level - The wind conditions are likely to improve on the updated rooftop (Receptor C), given that 

the arches openings are closed off effectively creating a 6.5m screen all along the perimeter. Therefore, the 
results of the wind assessment at the terrace level (as set out above) remain valid and should the outdoor 
seating be located only within the areas identified suitable for sitting, no mitigation is required.  

 
Regarding the cumulative results on the proposed roof terraces, with the introduction of the updated Plot B7, the 
areas identified as suitable for sitting are likely to remain suitable for outdoor seating during the summer 

months. 
 
It should be noted that whilst the roof terrace areas would provide an outdoor space for users of the building, 

given that the proposed development is for offices and a hotel it is not intended that the roof terrace would 
provide amenity space in the true sense of the word but would provide users of the building with an outdoor 
space and likely to be used for limited amounts of time and self managed by users and management at the site.  

 
A condition is recommended to ensure that the development is carried out in accordance with the submitted 
wind report and that mitigation measures are implemented prior to the first use of the terrace area and retained 

thereafter. Subject to compliance with the condition recommended above, the development would have an 
acceptable impact on microclimate and would comply with criteria ix of UDP Policy DES 5.  
 

Land Contamination 
 
The site has a number of historic uses including a foundry and warehousing. Such uses have the potential to 

leave legacy pollutants within soils or underlying groundwater. Where a pathway exists between a pollutant and 
a receptor (human health or the wider environment) a pollutant linkage may be created. 
 

The desk study report submitted with the application has assessed the potential for a pollution linkage between 
any identified source, and a receptor. The assessment considers there is a low risk from ground contamination 
as the present development includes a two-storey basement. As such it is likely much of the made ground has 

been removed from the site in the relatively recent past. However there remains a risk of contamination on 
some areas of the site, and an intrusive investigation is recommended. 
 

Ground gas monitoring is not considered necessary; however the council’s environmental consultant 
recommends this is confirmed during the site investigation depending on the nature and depth of any remaining 
made ground. The conclusions of the report are accepted and as such no objections are raised on land 

contamination grounds subject to conditions requiring the submission and written approval of a phase 2 site 
investigation and remediation strategy where necessary, and the submiss ion of a verification report to confirm 
that all remediation works undertaken on site were completed in accordance with those agreed by the Local 

Planning Authority.  
 
Flood risk and drainage 

 
The application site extends to approximately 0.43 hectares and is located within a critical drainage area. The 
application is supported by a flood risk assessment including drainage strategy and completed North West 

SUDs pro forma.  
 
Following updated modelling released by the Environment Agency, the majority of the site is now shown to be in 

Flood Zone 1. An addendum to the original FRA has been provided and is considered acceptable.  The 
proposed office use is classed as less vulnerable with the hotel use being classified as more vulnerable but are 
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. Surface water discharge is proposed 

to be connected to the public surface water sewer with flow restricted to 13l/s and suitable attenuation storage.  
 



That said, United Utilities have advised that the proposals are unacceptable to them because s urface water 

should drain by way of infiltration or directly to the River Irwell. If proven to be unfeasible, then a connection to 
the 525mm diameter surface water public sewer which discharges directly to the River Irwell should be 
considered rather than the combined sewer. 

 
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 13l/s if it is agreed that infiltration is discounted by the 
investigations. 
 
The Environment Agency have requested a condition to ensure the development proceeds in strict accordance 
with the FRA and the mitigation measures identified. Having regard to this and the comments received by 

United Utilities a condition is recommended to ensure the development is carried out in accordance with the 
FRA with the exception of the drainage strategy which is to be submitted and agreed via condition 20. 
 
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, other protected species, nesting birds, invasive species, 
protection of the River Irwell, and biodiversity enhancement measures can be resolved via condition and/or 

informative and each is discussed in more detail below.  

 
Bats: 
The existing buildings to be demolished were assessed for bats as low potential and one emergence survey 

carried out. No evidence of bats roosting in the building was found but evidence that bats were roosting nearby 
identified. A precautionary emergence survey has therefore been recommended prior to demolition. Given the 
survey is now over a year old and demolition unlikely to occur before the survey would be regarded as out of 

date, GMEU agree that this approach is reasonable, and a condition is therefore recommended to ensure the 
building is resurveyed prior to demolition.  
 

The river Irwell also acts as a dark corridor and is likely utilised by bats for foraging and commuting. The 
submitted plans do not appear to indicate any lighting of the Irwell but as a precautionary approach and having 
regard that some lighting for maintenance access may be required in future a condition is recommended 

requiring details of any external lighting to be submitted for the written approval of the Local Planning Authority 
to ensure any lighting installed does not impact unduly on the functionality of the river as a dark corridor. 
 

Other protected species: 
All other protected species have been reasonably discounted owing to the hostile nature of the site to most 
species and isolation from any suitable habitat. Otter however, are likely use the River Irwell to pass through the 

city centre having been recorded in the Manchester Ship Canal and the River Irwell to the north. As noted in the 
ecological report the existing retaining walls which are to be retained prevent direct access to the site, though 
steps are recorded as present therefore theoretically access is possible. GMEU therefore recommend an 

informative to remind the applicants of the protected status of Otters. 

 
Nesting birds: 

The buildings and trees on site have low bird nesting potential with no evidence of nesting found. That said an 
informative is recommended in this regard.  
 

Invasive species: 
Giant hogweed was recorded on the site and Himalayan balsam and Japanese knotweed are present along the 
River Irwell through the City Centre and could colonise the site prior to development commencing. It is an 

offence to introduce or cause to grow wild any of these species. GMEU considered however that the only real 
risk for this site would be transport of contaminated material when working along the Irwell boundary  and are 
satisfied that standard biosecurity measures such as fencing off the Irwell boundary and site information will 

suffice and as such a condition is recommended in this regard.  
 
Protection of the River Irwell: 



There are risks during demolition and construction and post development if changes to drainage occur of 

negative impacts to the ecological potential of the River Irwell, from pollution, dust, debris and changes to flow.  
The main risk would appear to be during demolition and construction, with drainage likely to remain unchanged 
(i.e the new development will use the existing drainage infrastructure) and as such GMEU recommend a 

condition requiring the submission of a method statement to protect the river from spillages, dust and debris etc. 
The requirements of GMEU have been incorporated into the recommended Construction Environmental 
Management Plan condition. GMEU also recommend that details of surface water and foul drainage post 

development should be conditioned.  
 
Biodiversity enhancement measures: 

Section 170 of the  NPPF 2019 states that the planning policies and decisions should contribute to and enhance 
the natural and local environment. The application site currently has minimal habitat value restricted to some 
landscape trees and short ephemeral vegetation and no evidence of species interest.  The post development 

proposals include various ornamental plantings on terraces, the roof and walls that would likely adequately 
mitigate for the ornamental planting that will be lost.  
 

Whilst the existing site has minimal value, there are trees present along the River boundary which are to be 
removed and landscape proposals presenting in general a hard landscaped boundary along the river, which will 
do nothing to enhance its ecological potential as a wildlife corridor or any step changes to enhance the river as 

defined under the Water Framework Directive. In this regard the submitted BREEAM report identifies 
opportunities for bat and bird boxes and identifies their locations on a plan within the report. GMEU have 
reviewed the plan and are satisfied that the measures proposed will enhance the riverside boundary and as 

such a condition is recommended to ensure their erection and retention.  
 
Trees and Landscaping 

 
The application site is currently occupied by the existing Ralli Quays office buildings. The areas surrounding the 
buildings are largely hardstanding, however there are approximately 10 trees along the southern boundary of 

the site adjacent to the riverside which would be removed in order to accommodate the proposed development . 
These trees are identified within the submitted ecology report and are described as immature American ash 
Fraxinus americana trees planted within the hardstanding area along the southern site boundary.  

 
As with the existing buildings present on site the proposed hotel and office buildings would largely fill the plot 
with limited space around them. The surrounding areas are intended to be largely hardstanding with a number 

of them intended for use as external seating areas. That said some soft landscaping is proposed across the 
amenity areas at ground floor level and within the terrace areas at first floor and roof top level. Soft landscaping 
would largely be in the form of planters including trees and shrubs as well as 7 trees proposed within the 

ground.  
 
The landscaping details provided have been reviewed by the Council’s landscape team who have advised that 

the proposals are of very high quality and with a good level of detail. Paving palettes are being used to match 
the surrounding high quality paving, whilst also using distinctive blends for the development itself. Amenity 
spaces for office workers and hotel guests are maximised by using terraces at various levels and include 

appropriate high quality materials and planting. Public realm areas complement the tree planting and 
streets/squares already existing. The use of roof terraces and various types of planters to divide up spaces and 
create shelter will also assist in softening the hard landscaping.  

 
The landscaping proposals are generally acceptable with final details such as tree pit design, detailed planting 
plans, materials and specifications etc to be agreed via the recommended landscape condition.  

 
Archaeology 
 

As well as the submitted heritage statement, the application is also supported by an archaeological desk -based 
assessment (DBA) compiled by Salford Archaeology.  The documents have been reviewed by the Greater 
Manchester Archaeological Advisory Service (GMAAS). 

 
The DBA draws together a variety of historical documentary, index (including Historic Environment Record) and 
cartographic sources, presenting a review of what is known about the history of development and land-use in 

and around the proposed development site to assess the archaeological and historical interest and its 



significance. It then offers an assessment of the likely impact of the proposals upon the significance of any 

known or potential archaeological or historical interest.  
 
As the basement of the current building on the site is to be retained, there will be no requirement for 

archaeological investigations within the current building footprint, however, the DBA has demonstrated that the 
site has potential to retain buried remains from the late-18th to early 20th centuries outside of the footprint of the 
current building. These potential remains include industrial sites (Irwell Foundry and Irwell Marble Works), public 

houses (Old Spaw House and The Bath Inn), a potential natural spring known as  the Lady Pearle Spring, and 
workers’ housing. 

 
The heritage statement follows a similar structure to the DBA, but  concentrates on the standing buildings and 

the heritage interests of the surrounding area. It agrees with the recommendations of the DBA that appropriate 
measures ought to be taken to ensure that the archaeological potential of the site around the outside of the 
current building footprint is evaluated which GMAAS also concur with these recommendations and consider that 

both the DBA and Heritage statement meet the requirements for such an assessment of heritage interests as 
set-out in the National Planning Policy Framework (NPPF), paragraph 194. 
 

GMAAS recommend that the presence or absence of any remains outside the footprint of the present building 
requires verification through archaeological evaluation trenching prior to development. Should significant 
remains be encountered during the initial evaluation, further works may be required in the form of open-area 

excavation to determine the extent of the remains and ensure that they are preserved ‘by record’ in accordance 
with NPPF 205.  
 

An experienced archaeological contractor should be appointed to prepare a Written Scheme of Investigation 
(WSI), which sets out the methodology and objectives for a programme of archaeological fieldwork commencing 
with evaluation trenching. This will inform the need for and implementation of a further phase of excavation. 
 

The WSI should also set-out details for post-fieldwork assessment, report production, report and archive 
deposition and dissemination. As stated in the DBA “in the event that the source of the formerly famous ‘healing’ 
spring can be located within the Site, this will present an opportunity for an imaginative landscape architect to 

incorporate this historic water feature into the proposed scheme, as an authentic and genuinely interesting way 
of providing for a unique ‘sense of place’. GMAAS agree that this may fit into a scheme of appropriate heritage 
presentation should such significant remains be identified.  

 
To secure the necessary work GMAAS recommend a WSI condition. The recommended condition is attached. 
 

Highways 
 
The application site is well located for access to existing pedestrian and cycle routes into Salford and Manchester 

city centre. The site is also within a 5minute walk of public transport including Salford Central Rail Station and bus 
stops on Bridge Street (and slightly further afield on Chapel Street).  
 

No car parking or motor cycle spaces are proposed to serve the development, however it is noted that the site is 
within an accessible location as set out above. There are also five public car parks providing over 2000 spaces 
in close proximity to the site (with the closest one being at plot B1 to the north western corner of zone B  of the 

masterplan area) meaning that any traffic generated by the development would be distributed across the local 
road network. 
 

Pedestrian access will be gained from several points within the wider New Bailey Development and will 
complete the feature squares created by the redevelopment of the area. A link will also be provided between 
Stanley Street and the riverside terrace area through the building. Vehicular access to the site for drop 

off/servicing etc would be provided by the existing one-way street from Bridge Street to Irwell Street which forms 
an internal service road through the New Bailey Estate and has been established through the development of 
zone B of the masterplan area. There are rising bollards with vehicle access restricted to service and authorised 

vehicles and this is managed by the New Bailey Estate.  
 
The submitted Transport Statement sets out that the controlled access route is to be used for cars and small 

vans picking up and dropping off but does not mention how coaches will access the site for pick up and drop off. 
That said the Local Highway Authority have analysed the route that  would be used and confirm that coach 
access would be achievable subject to some changes to the laybys and width of pavements etc. Some changes 



are also required to the layby to the front of the office building to ensure they are accessible and do not conflict 

with access for service/refuse vehicles or pedestrians. 
 
A condition is therefore recommended for full details of the final works such as pavement widths, layby sizes, 

tapers, road markings, any resurfacing works, tactile paving etc to be submitted for the written approval of the 
Local Planning Authority with an informative to direct the developers to the more detailed comments from the 
Local Highway Authority which sets out the requirements in this regard. 

 
Rising bollards are already in place along the permissive route to control vehicular access and are to be retained.  
Once the existing fencing/gates around the Ralli Quays site is removed then further controls will be required to 

prevent access between the existing bollards and the new building through to the service/refuse yard area. Details 
of this will also be required by the recommended highway condition. The permissive route and bollards are 
currently controlled by a management company for the New Bailey estate. 

 
At basement level the building would provide a total of 184 with 156 proposed to serve the offices and the 
remaining 28 to serve the hotel use. In addition, dedicated male and female changing facilities would be provided 

within both the hotel and office basement areas. 
 
A service yard is proposed to the western side of the development which would provide for refuse collection and 

deliveries etc for both buildings. The submitted swept path analysis demonstrates that an 11.2m refuse vehicle 
could enter and depart from the internal service yard and via the junction with Irwell Street if the proposed 
western layby is relocated 2m closer to the office entrance. The changes to the proposed layby would be 

secured through the recommended highway condition and will ensure sufficient room for service vehicles to 
reverse into the service yard without conflicting with vehicles parked in the layby.  
 

A waste management strategy has been prepared and sets out the potential waste arisings from the office and 
hotel buildings and having regard to this the development has been designed to accommodate 33 x 1100 litre 
euro bins. That said the waste management strategy will be further refined as the scheme progresses with input 

from future users of the buildings and building management operators and this may impact on the frequency 
and collection arrangements together with potential onsite treatment options. Therefore, it is recommended that 
final details of the waste management strategy be secured by condition.  

 
Sustainability 
 

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

The report sets out that the development will utilise a passive design approach, combined with energy-efficient 
features to minimise the office and hotel’s carbon & environmental footprint  and will meet the sustainable 
standards set out in both Building Regulations and BREEAM.  

 
The proposed fabric first methodology and the building services strategy takes a holistic approach which utilises 
the best of sustainable building design in combination with advanced building services and green technologies 

to minimise the offices carbon and environmental footprint, achieved through ‘lean, mean and green’ measures.  
 
Lean measures use passive measures to find the optimum design of the building by balancing conflicting issues  

including reducing solar gains and a need for natural daylighting to reduce lighting loads; increased thermal 
mass and enhanced insulation and potential heat gains from future climate change scenarios; and reduced air 
permeability and increased ventilation loads. The use of these lean measures seek to improve upon the Building 

Regulations requirements.  
 
Mean measures see the incorporation of high-efficiency systems, plant, controls and equipment. This includes:  

 Energy efficient lighting and automatic presence detection in appropriate areas. Lighting within the 
office areas will also be daylight-linked to dim when daylight levels are sufficient. 

 Passive design analysis incorporated into building design to include high thermal mass concrete 
structure, improved glazing and external shading, improved air leakage rates, reduced glazing/wall 

proportions and improved thermal performance of floors, roof and walls 



 Variable speed drives installed on circulation pumps and ventilation fans to allow the speed of the 

respective motors to be amended by the automatic controls to suit changing load of the building which 
will ensure usage matched demand requirements. 

 Regenerative drive technology for passenger lifts which will recover kinetic energy created by a motor 
during stopping or braking and concerts that energy to electricity and feeds this back into the power 

grid. 

 Heat recovery on ventilation systems which will recover waste heat from the exhaust air, this is then 
used to heat the incoming fresh air and therefore reduce energy usage. The air handling plant will also 

have a low specific fan power to minimise the energy used by the fans.  

 A number of other low carbon systems are also proposed to be incorporated into the development. A 
full list is included with the submitted Energy and Sustainability Statement but these include:  

- All electric building; 
- Active chilled beams heating and cooling system served by cooling chillers and heat pumps with dual 

heat recovery to fresh air system; 

- Use of heat pumps for hot water and heating of core areas; 
- Zoned lighting and heating controls; 
- Metering of lighting and power in each tenant space;  

- Metering and monitoring of water supply to avoid leakages; 
- Auto water shut off to toilet areas to avoid leakages causing wasted water. 

 

Green Measures see the installation of renewable energy sources to compliment the passive energy saving by 
best practice design of the building. The Energy and Sustainability Statement submitted includes a full review of 
possible renewable technologies and concludes that the most viable technology or incorporation within the 

office building are Air Source Heat Pumps for the heating system and for the generation of hot water with roof 
mounted solar panels. The other renewable energy technologies investigated such as wind turbines, biomass 
boilers, etc. were not considered to be viable options due to the development’s location, space limitations and 

technology payback period.  
 
The Energy and Sustainability Statement confirms that a BREEAM pre-assessment has been undertaken for 

both blocks and it is anticipated that a score of 77.68% is achievable for the Office; and 76.87% is achievable 
for the Hotel, which equates to a BREEAM 'Excellent' rating for both buildings.    
 

In addition to the above, no parking is proposed. 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 
 

The Planning Obligations Supplementary Planning Document (SPD) explains the city council's overall approach 
to the use of planning obligations, and sets out detailed advice on the use of obligations to ensure that  
developments mitigate their impacts by making an appropriate contribution to projects that will ensure the needs  

generated by the development are met. 
 
The site is located within a high value area and having regard to this and the nature of the proposed 

development a public realm contribution of £552,560 has been identified which the applicants are agreeable to 
and which will be secured by S106 agreement. 
 

The Council's Planning Obligations officer has identified the following projects which these monies would be 
directed towards: 

 

Obligation 

Type 

 

Obligation 

Value 

Projects  

Public 

Realm     

£552,560  Public realm works linking Chapel Street/Trinity Way to 

Irwell Street and/or 

 Irwell River Park (Ordsall Chord Riverside Connection 

and/or New Bailey Street crossing/public realm 

improvements) and /or 



 City Centre Bee Network  

Monitoring 

fee 

£5000 1.5% of all planning obligations, up to a cap of £5000 

(maximum cap reached) 

 
Recommendation 

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

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

- A public realm contribution of £552,560 towards the following projects: 

 Public realm works linking Chapel Street/Trinity Way to Irwell Street and/or 

 Irwell River Park (Ordsall Chord Riverside Connection) and/or  

 New Bailey Street crossing/public realm improvements) and/or 

 City Centre Bee Network 

- The provision of a pedestrian access route adjacent to the river and through the building connecting to 

Stanley Street;  

- A monitoring fee of £5000 

 
II. That the applicant be informed that the Council is minded to grant planning permission, subject to the 

conditions stated below, on completion of such legal obligation; 

 
III. That authority be given for the decision notice relating to the application be issued, (subject to the 

conditions and reasons stated below) on completion of the above-mentioned legal obligation. 

 
Conditions: 
 
1. The development must be begun not later than three years beginning with the date of this permission. 

  
 Reason: Required to be imposed by Section 91 of the Town and Country Planning Act 1990 (as 

amended). 

 
2. The development hereby permitted shall be carried out in accordance with the following approved plans:  
  

Drawing number 10909-EPR-00-XX-TP-A-0100 Rev P01 – Site location plan  
Drawing number 10909-EPR-00-XX-TP-A-0140 Rev P01 – Proposed site plan  
 

Drawing number 10909-EPR-00-XX-TP-A-0241 Rev P02 - Proposed ground floor mezzanine plan 
Drawing number 10909-EPR-00-XX-TP-A-0239  Rev P03 - Proposed Basement B1 plan 
Drawing number 10909-EPR-00-XX-TP-A-0240 Rev P04 - Proposed ground floor plan  

 
Drawing number 10909-epr-00-xx-tp-a-0440 Rev P03 - Proposed north facing elevation  
Drawing number 10909-EPR-00-XX-TP-A-0442 Rev P02   - Proposed south facing elevation 

Drawing number 10909-EPR-00-XX-TP-A-0443 - Proposed west facing elevation 
Drawing number 10909-EPR-00-XX-TP-A-0441 Rev P02  - Proposed east facing elevation 
 

Drawing number 10909-EPR-00-XX-TP-A-0218 Rev P01 - Demolition basement B2 plan  
Drawing number 10909-EPR-00-XX-TP-A-0219 Rev P01 - Demolition basement B1 plan  
 

Drawing number 10909-EPR-00-XX-TP-A-0220 Rev P01 - Demolition ground floor plan 
Drawing number 10909-EPR-00-XX-TP-A-0221 Rev P01 - Demolition typical floor plan  
Drawing number 10909-EPR-00-XX-TP-A-0222 Rev P01 - Demolition roof plan  

Drawing number 10909-EPR-00-XX-TP-A-0420 Rev P01 - Demolition north facing elevation 
Drawing number 10909-EPR-00-XX-TP-A-0421 Rev P01 - Demolition east facing elevation  
Drawing number 10909-EPR-00-XX-TP-A-0423 Rev P01- Demolition west facing elevation 

 
Drawing number 10909-EPR-00-XX-TP-A-4110 Rev P01- Office façade – ground floor bay 
Drawing number 10909-EPR-00-XX-TP-A-4111 Rev P01- Office façade bay – corner detail 



Drawing number 10909-EPR-00-XX-TP-A-4115 Rev P01- Office façade – typical floor bay  

 
Drawing number 10909-EPR-00-XX-TP-A-4120 Rev P01- Hotel façade – Ground floor bay  
Drawing number 10909-EPR-00-XX-TP-A-4125 Rev P01- Hotel façade – typical floor bay  

Drawing number 10909-EPR-00-XX-TP-A-4130 Rev P01- Hotel bay – corner detail  
 
Drawing number 10909-EPR-00-XX-TP-A-4135 Rev P01- Link bar facade  

 
Drawing number 10909-EPR-00-XX-TP-A-0243 Rev P01- Proposed typical floor plan 
Drawing number 10909-EPR-00-XX-TP-A-0242 Rev P01- Proposed first floor plan 

 
Drawing number 10909-EPR-00-XX-TP-A-0252 Rev P01- Proposed roof plan 
Drawing number 10909-EPR-00-XX-TP-A-0251 Rev P01- Proposed roof terrace plan 

 
Drawing number 10909-EPR-00-XX-TP-A-0544 Rev P01- Proposed cross section E-E 
Drawing number 10909-EPR-00-XX-TP-A-0543 Rev P01- Proposed cross section D-D 

Drawing number 10909-EPR-00-XX-TP-A-0542 Rev P01- Proposed cross section C-C 
Drawing number 10909-EPR-00-XX-TP-A-0541 Rev P01- Proposed cross section B-B 
Drawing number 10909-EPR-00-XX-TP-A-0540 Rev P01- Proposed cross section A-A 

 
Drawing number 10909-EPR-00-XX-SK-A-SK 402 - Cycle store layout  
Drawing number 10909-EPR-00-XX-TP-A-2410 Rev P01 – Riverside access stair  

 
 Reason: For the avoidance of doubt and in the interest of proper planning.  
 
3. Notwithstanding any description of materials in the application samples and full details of all materials to 

be used externally on the building(s) shall be submitted to and approved in writing by the Local Planning 

Authority prior to their installation. Such details shall include the type, colour and texture of the materials. 
Only the materials so approved shall be used, in accordance with any terms of such approval.  

  

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

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

be occupied until full details of both hard and soft landscaping works have been submitted to and 

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

existing plants / trees to be retained and a scheme for the timing / phasing of implementation works.  
  
 (b) The landscaping works shall be carried out in accordance with the approved scheme for timing / 

phasing of implementation or within 18 months of first occupation of the development hereby permitted, 
whichever is the later. 

  

 (c) Any trees or shrubs planted or retained in accordance with this condition which are removed, 
uprooted, destroyed, die or become severely damaged or become seriously diseased within 5 years of 
planting shall be replaced within the next planting season by trees or shrubs of similar size and species to 

those originally required to be planted. 
  
 Reason:  To ensure that the site is satisfactorily landscaped having regard to its location and the nature of 

the proposed development and in accordance with Polic ies DES1 and DES9 of the City of Salford Unitary 
Development Plan and the National Planning Policy Framework.  

 

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

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

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



working on Sundays or Bank Holidays). Quieter activities which are carried out inside buildings such as 

electrical works, plumbing and plastering may take place outside of agreed working times so long as they 
do not result in significant disturbance to neighbouring occupiers;  

 (ii) the spaces for and management of the parking of site operatives and visitors vehicles;  

 (iii) the storage and management of plant and materials (including loading and unloading activities);  
 (iv) the erection and maintenance of security hoardings including decorative displays and facilities for 

public viewing, where appropriate;  

 (v) A comprehensive Traffic Management strategy to ensure there is no increase in risk to pedestrians 
and road users during the construction period 

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

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

from any piling activity; 
 (x) measures to prevent the pollution of watercourses; 
 (xi) a community engagement strategy which explains how local neighbours will be kept updated on the 

construction process, key milestones, and how they can report to the site manager or other appropriate 
representative of the developer, instances of unneighbourly behaviour from construction operatives.  The 
statement shall also detail the steps that will be taken when unneighbourly behaviour has been reported. 

A log of all reported instances shall be kept on record and made available for inspection by the local a 
planning authority upon request;  

 (xii) a method statement to protect the River Irwell from accidental spillages, dust and debris; and 

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

  

 Reason: To safeguard the amenity of the area and neighbours, to prevent pollution of the water 
environment and to ensure the safe development of the site in accordance with policies DES1, DES 7 and 
EN17 of the City of Salford Unitary Development Plan and the National Planning Policy Framework.  

  
 Reason for pre-commencement condition:  Any works on site could harm the amenity of neighbouring 

occupiers and the adjacent river Irwell if not properly managed so details of the matters set out above 

must be submitted and agreed in advance of works starting.  
 
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;  
- Show how and where lighting will be installed and through appropriate lighting contour plans  

demonstrate clearly that any impacts on the functionality of the River Irwell as a dark  corridor are 

negligible; and 
- Specify frequency and duration of use. 

Only lighting approved by this condition shall be installed with no other external lighting permitted.  

  
Reason: In the interests of visual amenity in accordance with Policy DES1 of the City of Salford Unitary 
Development Plan, 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 to safeguard 

protected species in accordance with policy DES9 of the City of Salford Unitary Development Plan, the 
Nature Conservation and Biodiversity Supplementary Planning Document 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. The development shall be undertaken in strict accordance with the noise mitigation measures specified in 

the submitted and agreed Noise Impact Assessment, June 2021, Ref: P3990/R2d/DMT, AEC.  
  
 Reason: To safeguard the amenity of existing and future occupants of neighbouring properties and future 

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

 

9. Any externally mounted plant and equipment (with the exception of plant required for emergency 
situations such as standby generators, smoke extract equipment etc) associated with the development 
shall be designed so as not to exceed the following free-field noise rating levels; 

 - 07:00 - 23:00 - 47 dB LAr,Tr 
 - 23:00 - 07:00 - 45 dB Lar,Tr 
 Determined 1m from the nearest noise sensitive premises, in accordance with BS 4142:2014+A1:2019 

with corrections applied for any plant emitting noise of a tonal or irregular quality. 
  
 Reason: To safeguard the amenity of existing and future occupants of neighbouring properties and future 

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

 

10. Any emergency plant/equipment shall only be tested during the hours Monday to Friday 08:00 - 21:00. 
  
 Reason: To safeguard the amenity of existing and future occupants of neighbouring properties and future 

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

 

11. The external seating areas shall only be used between the hours 07:00 - 23:00 on any day. 
  
 Reason: To safeguard the amenity of existing and future occupants of neighbouring properties and future 

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

 

12. There shall be no amplified or live music played on the external seating areas at any time.  
  
 Reason: To safeguard the amenity of existing and future occupants of neighbouring properties and future 

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

 

13. Prior to the commencement of development (except for demolition) a Phase 2 Site Investigation report 
shall be submitted to and approved in writing by the Local Planning Authority. The investigation shall 
address the nature, degree and distribution of land contamination on site and shall include an 

identification and assessment of the risk to receptors focusing primarily on risks to human health, 
groundwater and the wider environment.   

  

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

strategy 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. 

 



14. Pursuant to condition 13 and prior to first use or occupation a verification report, which validates that al l 

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.  

 
15. No demolition or development ground-works shall take place until the applicant or their agents or 

successors in title has secured the implementation of a programme of archaeological works. The works 

are to be undertaken in accordance with a Written Scheme of Investigation (WSI) submitt ed to and 
approved in writing by the local planning authority. The WSI shall cover the following:  

 1) Informed by the updated North West Regional Research Framework (NWRRF), a phased programme 

and methodology of archaeological fieldwork investigation and recording to include: 
 i) Targeted archaeological evaluation trenching  
 ii) Targeted area excavation (where supported by evaluation results)  

 2. A programme for post fieldwork assessment to include: 
 i) Analysis of the site investigation records and finds 
 ii) 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. Commensurate with the significance of any remains identified, a scheme to disseminate the results of 

the archaeological investigations for the benefit of the local and wider community, potentially 

incorporating a scheme of heritage presentation. 
 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 

the significance of any heritage assets to be lost (wholly or in part) in a manner proportionate to their 
importance and the impact, and to make this evidence (and any archive generated) publicly accessible 
and in accordance with policy HE5 of the Publication Salford Local Plan: Development Management 

Policies and Designations (January 2020) - as amended by Main and Additional Modifications (February 
2021). 

 

16. Prior to demolition, the building shall be resurveyed for bats at an appropriate time of year. Where the 
survey results indicate that the development will result in ecological impacts not previously identified, 
details of ecological mitigation measures and a timetable for their implementation shall be prepared. The 

further ecological survey and details of any ecological mitigation required to mitigate the developments 
impact upon bats shall be submitted to and approved in writing by the Local Planning Authority prior to 
the commencement of development and the development shall be carried out in accordance with the 

approved details. 
  
 Reason: To safeguard protected species in accordance with the Nature Conservation and Biodiversity 

Supplementary Planning Document and the National Planning Policy Framework  
 
17. Prior to any earthworks or demolition a method statement detailing eradication and/or control and/or 

avoidance measures for invasive species including giant hogweed shall be supplied to and agreed in 
writing to the Local Planning Authority. The agreed method statement shall be adhered to and 
implemented in full. 

  
 Reason: To prevent the risk of spread caused by construction activities. It is an offence under the Wildlife 

& Countryside Act 1981 to introduce plant or cause to grow wild any plant listed in Schedule 9 part 2 of 

the Act. Species such as Himalayan balsam, giant hogweed, rhododendron and Japanese knotweed are 
included within this schedule. 

 

18. The development shall be undertaken in strict accordance with the Bat and Bird box plan contained within 
the breaam report - drawing no - 10909 - EPR - 00 - XX - TP - A - 0442 - proposed south facing elevation. 
The bat and bird boxes shall be implemented prior to first use of the development hereby permitted and 

shall be retained 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.  

 

19. The development shall be carried out in accordance with the submitted wind microclimate report by WSP 
dated June 2021 (project no. 70070904, our ref. no. 001). The mitigation measures set out in the report 
and indicated on the approved plans including the glazed arches/controlled access to roof terrace of the 

hotel building, shall be implemented prior to first use of the roof terrace areas and shall be retained as 
such thereafter. Should the use of the roof terraces evolve and require further mitigation then full details 
shall first be submitted to and approved in wiring by the Local Planning Authority.  

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

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

National Planning Policy Framework 
 
20. 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 exist ing 
surface water discharge rates reduced, has been submitted to and approved in writing by the Local 
Planning Authority. The approved scheme shall be implemented prior to first occupation or use of the 

development hereby approved unless alternative timescales have been agreed in writing as part of the 
strategy. Should drainage direct to the river Irwell by infiltration or otherwise be discounted and the most 
sustainable drainage solution be agreed to be to the 525mm surface water public Sewer, the discharge 

rate shall be restricted to 13l/s. 
 
 Reason: To ensure a satisfactory method of surface water disposal to reduce the risk of flooding 

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

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

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

guidance 

 - Environment Agency Pollution Prevention Guidelines (now withdrawn) 
 - Flood Risk Assessment/SuDS Requirements for new developments (Salford's SuDS Checklist) 
  

 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. 

 

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

 
22. The development hereby permitted shall be carried out in full accordance with the best practice 

environmental measures and working method statements contained within the submitted Preliminary 

Ecological Appraisal (UES, 11/05/2020) with particular regards to protecting the adjoining watercourse 
and environmental receptor, and appropriately dealing with Schedule 9 invasive non-native species 
identified on site. 

 
Reason: In the interests of biodiversity and to prevent pollution of the water environment in accordance 
with Policies ST13, EN12 and EN17 of the City of Salford Unitary Development Plan, the Nature 

Conservation and Biodiversity Supplementary Planning Document and the National Planning Policy 
Framework. 

 

23. Prior to the first occupation of the development hereby permitted a scheme shall be to submitted and 
agreed in writing by the Local Planning Authority to detail highway works. Those works shall include:  

 Full details of the proposed modifications to the site access and adjacent highway including:  

 1) The creation new vehicular access point and two laybys including one to cater for a large coach; 
 2)  Provision of a minimum 1.8m wide footway; 



 3)  A minimum 3.25m carriageway with a 0.45m wide unobstructed buffer on the northern side of Stanley 

Street; 
 4)  Closing up of any disused access points / turning head to the front of the development on Stanley 

Street and making good as continuous footway with correct kerb height and resurface where needed; 

 5)  Provision of junction protection in the form of no waiting at any time parking restriction and provision of 
servicing / loading only bay; 

 6)  Provision of bollards, knee rail or similar to control access and prevent footway parking.  

 The works shall be implemented in accordance with the approved details  prior to the first occupation of 
the development and retained as such 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.  

 
24. Prior to the first use of the development hereby permitted, the cycle parking facility as identified on 'Cycle 

Store Layout' - Dwg No. 0909-EPR-00-XX-SK-A-SK 402-Rev P01, shall be implemented and retained 

thereafter. Security system in the form of CCTV camera system shall be installed on the inside and 
outside of the store and only accessible by a fob type access system.. 

  

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.  

25. 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. 

 

26. 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 shall 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. 

 
27. Prior to first use of the development hereby approved, a servicing and waste management strategy shall 

be submitted to and approved in writing by the Local Planning Authority. The strategy shall be supported 

by plans where necessary and shall include, but not be limited to:  
 - Access and turning provision for vehicles; 
 - full details of storage provision; 

 - where bins will be temporarily located (a 'holding area') immediately prior to and post refuse collection;  
 - how bins will be moved to and from holding area(s); 
 - who will be responsible for moving bins to holding area(s); 

 - recycling facilities and bulky waste storage; 



 - where refuse vehicles will park to collect bins from the identified holding area(s);  

 - the maximum size of vehicle that scheme is designed for; and 
 - a collection schedule to demonstrate that the bin stores are of sufficient size.  
 The development shall be operated in accordance with the approved strategy which shall be implemented 

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

highway safety in accordance with policies DES1, A2 and A8 of the Salford Unitary Development Plan, 
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. 
 
28. The development herby permitted shall be carried out in accordance with the Flood Risk Assessment and 

mitigation measures identified within it (Clancy ref: 8/2086/ Rev G dated 7/6/2021 and subsequent 
addendum dated 10/12/21), with the exception of the drainage strategy which shall be submitted and 
agreed under condition 20. 

 
Reason: To reduce the risk of flooding from overland flows to the development and future users in 
accordance with policy EN19 of the City of Salford Unitary Development Plan and the Flood Risk and 

Development Supplementary Planning Guidance and 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 new procedures for crane and tall equipment notifications, 
please see: https://www.caa.co.uk/Commercial-industry/Airspace/Event -and-obstacle-
notification/Crane-notification/. 

 
3. In relation to condition 15 (WSI) the applicants are advised that the programme of fieldwork should be 

undertaken by a suitably qualified archaeological contractor, funded by the applicant.  

 
4. 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.  

 

5. Whilst there is only a low risk of otter being present, the applicant is reminded that under the 2019 
Regulation it is an offence to disturb, harm or kill otters. If an otter is found during the development all 
work should cease immediately and a suitably licensed ecologist employed to assess how best to 

safeguard the otter(s). Natural England should also be informed. 
 
6. The applicant is reminded that, under the Wildlife and Countryside Act 1981 as amended it is an offence 

to remove, damage, or destroy the nest of a wild bird, while the nest is in use or being built. Planning 
consent does not provide a defence against prosecution under this act. If a birds nest is suspected work 
should cease immediately and a suitably experienced ecologist employed to assess how best to 

safeguard the nest(s). 
 
7. 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. 

https://www.caa.co.uk/Commercial-industry/Airspace/Event-and-obstacle-notification/Crane-notification/
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8. The applicant's attention is drawn to the comments from United Utilities dated 4th October 2021.  
 
9. The applicant's attention is drawn to the comments from the Environment Agency dated 8th September 

2021 and specifically their advice in relation to contaminated land. The EA recommend that developers 
should: 

 - Follow the risk management framework provided in Guidance on Land contamination risk 

management (LCRM), when dealing with land affected by contamination;  
 - Refer to our Guiding principles for land contamination for the type of information that we require in 

order to assess risks to controlled waters from the site - the local authority can advise on risk to other 

receptors, such as human health; 
 -  Consider using the National Quality Mark Scheme for Land Contamination Management which 

involves the use of competent persons to ensure that land contamination risks are appropriately 

managed;  
 - Refer to the contaminated land pages on gov.uk for more information 
 All investigations of land potentially affected by contamination should be carried out by or under the 

direction of a suitably qualified competent person and in accordance with BS 10175 (2001) Code of 
practice for the investigation of potentially contaminated sites.  

 

10. In relation to condition 23 (Highway works) the applicants attention is drawn to the requirements set out 
by the Local Highway Authority in their comments dated 24th November 2021, specifically; 

 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 site. 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. 

 

11.  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.  

 

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