
PLANNING & TRANSPORTATION REGULATORY PANEL 
PART I 

SECTION 1: APPLICATIONS FOR PLANNING PERMISSION  

 

 

APPLICATION No: 20/76384/FUL 

APPLICANT: Forshaw Land and Property Group Ltd 

LOCATION: Derwent Street, Salford, M5 4SW 

PROPOSAL: Erection of 17 storey building comprising 160 residential units, 

ancillary gym and communal space together with improvements 

to the public realm, landscaping, car parking and associated 

works. 

WARD: Quays 

 
 
Description of Site and Surrounding Area  
 

This planning application relates to a former employment site off Derwent Street, covering 0.24ha. The site is 
currently vacant and secured by fencing following the demolition of the former building in 2011.  
 

To the north of the site, is a casino and two drive-through hot food units. To the south of the site are two 
residential apartment blocks; The Riley and The Riverside (part of the Lowry Wharf development), beyond 
which are a number of sites which have been developed for residential uses. The River Irwell lies to the east 

which demarcates the boundary between Salford and Manchester. Along the edge of the River Irwell is a 
riverside walkway which is set at a lower level to the application site.  
 

 
 



  

Description of Proposal  

 
Planning permission is sought for the erection of a 17 storey building comprising 160 residential units, an 
ancillary gym and communal space together with improvements to the public realm, landscaping, car parking 

and associated works. 
 
The application site is situated on the 

riverfront between the public realm to the 
north of Lowry Wharf, known in this 
report as the Riverside Link, and the 

access ramp from the casino car park 
down to the River Irwell.  
 

The proposed building has a 
parallelogram-shaped footprint, 
positioned to front the riverside walkway 

and the riverside link. The proposed 
building will be 17 storeys in height.  
 

The main access into the building would 
be from the southern elevation, which 
opens up onto the riverside link.  

 
At ground floor level, a resident’s lounge, 
gym and outdoor terrace will provide an 

active frontage to the riverside walkway. 
Outdoor amenity space for residents is 
provided to the north of the building. 

 
Vehicle access into the site would be 
provided from Derwent Street and car 

parking for 14 cars will be provided at 
surface level. Cycle parking for 112 
cycles is provided within the building and visitor cycle parking is proposed in the riverside link.  

 
The proposals include the upgrade of the public realm along the riverside link, providing for a new square and a 
widened stepped access down to the riverside walkway.  

 
Across the development the scheme would provide for 72 x 1 bedroom apartments, 80 x 2 bedroom apartments 
and 8 x 3 bedroom apartments.  

 
The application has been supported by: 

 Design and Access Statement (addendum provided during the application) 

 Landscape Design and Access Statement Addendum 

 Planning Statement 

 Phase I Geo-Environmental Site Assessment  

 Transport Statement which includes an interim Travel Plan 

 Planning Obligations Proforma 

 Flood Risk Assessment (updated during the application) 

 Outline Drainage Strategy (updated during the application) 

 Air Quality Assessment 

 Ecology Survey Report 

 Noise Impact Assessment  

 Sustainability Checklist 

 Crime Impact Statement (updated when the scheme was amended)   

 Daylight/Sunlight Assessment 

 North West SuDs Proforma 

 Wind Assessment 
 
During the course of the application, the scheme has been updated. The main changes are the inclusion of the 

upgrade to the riverside link and the entrance of the building being reorientated to open onto this new area of 



  

public realm. Three floors have been added to the height of the building, increasing the number of apartments 

within the scheme by 30. Car parking provision within the scheme has also increased from 7 spaces to 14. 
Neighbouring residents and consultees were reconsulted following receipt of these amendments.  
 

Relevant Site History 
 
01/42316/OUT - Outline planning application for the erection of a seven storey building comprising 48 

apartments with associated car parking – Approved 29.4.2002 
04/49322/FUL - Erection of one part eight-storey/part nine-storey block comprising 63 apartments together with 
associated car parking and landscaping – Approved 16.12.2004 

06/53220/OUT - Demolition of industrial unit and outline planning application to include siting and means of 
access for the erection of 140 residential units – Withdrawn 
12/61525/OUT – Outline planning application for the access, layout for the erection of a mixed use development 

comprising of shops (A1-A5)  (601 sq. m), on ground floor, 32 residential units max four floors, together with 
lower ground floor car parking – Withdrawn 
12/62457/OUT - Outline planning application including details of access and layout for the erection of a mixed-

use development comprising 54 two bed and 8 three bed residential units (C3), 99 sqm of commercial 
floorspace on the ground floor, use classes (A1, A2, A3, A4, A5) and associated car parking and landsc aping 
(re-sub of 12/61525/OUT) – Approved 19.5.2014 

17/70156/FUL – Erection of a part 21, part 14 and part 11 storey building comprising 180 residential units and 
62sqm of commercial floorspace (use class A1/A3), together with improvements to the public realm, 
landscaping, car parking and associated works – Approved 25th May 2018 

 
This is the approved site plan and a CGI of this scheme. 
 

 
 
The redline for the site slightly differed from that proposed here as it included an upgrade of the existing ramped 
access down to the riverside walkway.  

 
Publicity 
 

Site Notice: Non HH Article 15 Date Displayed: 3 August 2021 
Reason: Article 13 
 

Site Notice: Non HH Affecting public right of way Date Displayed: 3 August 2021 
Reason: Article 13 affect public right of way 
 

Site Notice: Non HH Article 15 Date Displayed: 30 July 2021 



  

Reason: Article 13 

 
Site Notice: Non HH Affecting public right of way Date Displayed: 30 July 2021 
Reason: Article 13 affect public right of way 

 
Site Notice: Non HH Affecting public right of way Date Displayed: 20 January 2021 
Reason: Article 13 affect public right of way 

 
Press Advert: Manchester Weekly News Salford Edition Date Published: 29 July 2021 
Reason: Article 15 Affect Public right of Way 

 
Press Advert: Manchester Weekly News Salford Edition Date Published: 21 January 2021 
Reason: Article 15 Affect Public right of Way 

 
Press Advert: Manchester Weekly News Salford Edition Date Published: 17 December 2020 
Reason: Article 15 Standard Press Notice 

 
Neighbour Notification  
 

331 neighbouring occupiers were notified of the application on the 9th December 2020. They were notified again 
on the 20th July 2021 when the scheme was amended.  
 

Representations  
 
3 letters of representation have been received in response to then application publicity.  

 

 C – comment received         R – officer response 

C The development (together with other developments committed along Ordsall Lane) will 
add to already congested roads. 

R The traffic implications of this scheme have been given due consideration by the Local 
Highway Authority and are deemed not to be severe. Please see the highways section of 

the report for more information.  

C Increase in traffic will increase pollution. 

R The City’s Environmental Consultant has advised that the increase in traffic related to 
this development is unlikely to have a significant impact on air quality. Please see 
pollution section of the report for more information. 

C The site should be public realm to improve the environment for existing residents and not 

developed for profit. 

R It is the role for the Local Planning Authority to assess development proposals that have 
been submitted to the Council, not to suggest alternative uses for the site.  

C Construction of the development would result in an increase in traffic; disrupting the local 
area. It would also impact upon people working from home given the proximity of the site 

to the adjacent residential development 

R It is appreciated that during a construction period, neighbouring residents may 
experience increase in traffic and disruption. However construction activity is temporary 
in nature and considered to be an acceptable consequence of development. A 

Construction Method Statement will be secured by condition to address amenity related 
issues during the construction phase of development and to manage traffic impacts.  

C The development will impact upon natural light into existing apartments within the 
adjacent development and will impact on the privacy neighbouring residents enjoy.  

R Amenity impacts of the development have been given due consideration. Please see the 

amenity section of the report for more information.  

C The developments already built down Ordsall Lane have insufficient parking and with the 
TROs in place where are residents meant to leave their cars. Questions have also been 
asked as to whether this development would have sufficient parking provision.  

R Each planning application is considered on its own merits. In this application the level of 

car park ing is deemed to be acceptable with the mitigation measures. Please see the 
highways section of the report for more information. 

C The development would impact on views from apartments within The Riverside Building 

R Loss of view is not a material planning consideration and as such it cannot be afforded 
any weight in the determination of this application. Amenity impacts of the scheme are 



  

discussed in the amenity section of the report.  

C Question whether there is demand for more apartments given all the recent planning 
approvals in the area 

R Although Salford has a five year supply of deliverable dwellings this does not mean that 

planning applications can be refused because of that. To maintain a five year supply the 
Council has to continue to grant planning permission for sustainable development. 

C Access into Lowry Wharf is already difficult due to illegal parking and the retail park . This 
development will make this worse. The traffic and parked cars make it challenging to 

drive along Derwent Street and at times it can be dangerous.  

R Traffic Regulation Orders are part of the highways package of mitigation to prevent on 
street car park ing. Please see the highways section of the report for more information.  

C The area is becoming overcrowded.   

R Ordsall Lane is situated within the regional centre where dense urban developments are 
considered to be acceptable. The density of new developments being bought forward are 

given due consideration when applications are being considered.  

 
Consultations 
 

Design for Security – Recommend a condition to reflect the physical security specifications set out in section 7 
of the Crime Impact Statement. 
 

Air Quality, Noise, Contaminated Land - No objections subject to conditions in respect of air quality, noise 
and contaminated land.    
 

Senior Drainage Engineer – Has recommended a surface water drainage condition where surface water 
discharge rate is restricted to 20l/s.  
 

Highways - No objections subject to conditions. See highways section of report.    
 
Canal and River Trust - This application falls outside the notified area for its application scale therefore 

returning this application to you as there is no requirement for you to consult us in our capacity as a Statutory 
Consultee. 
 

Environment Agency – Initially objected to the proposal, as the Flood Risk Assessment (FRA) didn’t 
sufficiently consider flood risk impacts. An updated FRA was submitted and the EA subsequently removed their 
objection. They have recommended several conditions in respect of contaminated land and ground water. In 

addition, they have recommended that flood resilience is secured by condition.  
 
Greater Manchester Ecological Unit – Consider it debatable as to whether the level of planting adequately 

mitigates for the habitats lost. They are disappointed that no soft landscaping is proposed along the River Irwell 
to strengthen its function as a wildlife corridor. They recommend informatives for bats and conditions to 
safeguard birds; secure the eradication of invasive species; and to protect the River Irwell from pollution.  

 
Lancashire Wildlife Trust - No comments received to date   
 

City of Manchester - No comments received to date   
 
Trafford Council – No objection 

 
Operations Manager City Airport and Heliport – No objection   
 

Greater Manchester Archaeological Advisory Service – No objection subject to a condition. 
 
United Utilities – Have no objection to the drainage scheme as submitted and request a condition to secure 

this scheme.  They also offer comments in respect of drainage, management and maintenance of sustainable 
drainage systems, water supply and UU assets within the proximity of the site. These will be highlighted to the 
applicant through an informative.  



  

 

 
 
Planning Policy 

 
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, the joint Development Plan Document for nine dist ricts 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; the plan was submitted to the Secretary of State for examination on 14 February 2022 and examination 
hearings are due to commence in Summer 2022. 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 took place over 7 days in December 2021. 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. It is expected that the SLP:DMP will be adopted in Summer 2022.  
 
In addition, NPPF paragraph 219 establishes that existing policies (such as Salford’s UDP) are not out -of-date 

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

 
Development Plan Policy 
 

ST1  -  Sustainable Urban Neighbourhoods 
ST12 - Development Density 
MX1 - Development in Mixed-use Areas 

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

DES4  -  Relationship Development to Public Space 
DES5  -  Tall Buildings 
DES6  -  Waterside Development 

DES7  -  Amenity of Users and Neighbours 
DES9  -  Landscaping 
DES10 - Design and Crime 

H1 - Provision of New Housing Development 
H4  -  Affordable Housing 
H8  -  Open Space Provision with New Housing 

A2  -  Cyclists, Pedestrians and the Disabled 
A5  -  Buses 



  

A8  -  Impact of Development on Highway Network 

A10  -  Provision of Car, Cycle, Motorcycle Park 
EN9  -  Wildlife Corridors 
EN17 - Pollution Control 

EN18  -  Protection of Water Courses 
EN19  -  Flood Risk and Surface Water 
EN22  -  Resource Conservation 

CH5 - Archaeology and Ancient Monuments 
DEV5  -  Planning Conditions and Obligations 
 

Other Material Planning Considerations 
 
National Planning Policy 

 
National Planning Policy Framework 
 

Local Planning Policy 
 
Planning Obligations Supplementary Planning Document   

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

Sustainable Design and Construction Supplementary Planning Document   
Housing Planning Guidance 
Ordsall Riverside Planning Guidance 

Irwell City Park Planning Guidance 
Flood Risk and Development Planning Guidance 
 

Local Plan  
 
F3 – Inclusive Places 

A1 – Supporting Sustainable Transport 
A2 – Transport Hierarchy and Sustainable Streets 
WA4 – Development and Flood Risk 

D1 – Design Principles 
D2 – Local Character and Distinctiveness 
D3 – Layout and Access 

D4 – Spaces 
D5 - Amenity 
D6 – Design and Crime 

D9 – Waterside development 
HE1 – Heritage Protection 
GI1 - Development and Green Infrastructure 

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

Appraisal  
 
Principle of Development 

 
The site is situated within the saved UDP MX1/4 policy area in which a variety of land uses are deemed 
appropriate. The site also falls within the Regent Road Quarter Character Area, as identified in the Ordsall 

Riverside Planning Guidance. Policy OR11 of this guidance promotes a broad mix of uses and the Reasoned 
Justification to this policy notes that there is scope for some taller apartment buildings in this location. A 
residential development is therefore deemed to be appropriate on this site.  

 
In this part of the Regent Road Quarter Character Area policy OR1 and OR11 of the Ordsall Riverside planning 
guidance states that planning applications that seek to introduce non-employment uses into sites or buildings 

that are, or were last used for, employment purposes will only be approved where the residential development 
forms part of a mixed-use development where at least 50% of total floorspace comprises non-residential use. 
 



  

OR1 also requires it to be clearly demonstrated that all reasonable steps have been taken to relocate existing 

businesses. In this case the site is vacant and has been for over 10 years therefore there are no existing 
businesses to relocate. 
 

It is acknowledged that there is a history of planning permission having been granted for residential 
development on this site. The latest permission, which has recently expired, was almost entirely residential in 
nature, apart from a small area of commercial space. No employment uses were proposed. It is not considered 

that there have been any material changes in circumstance, since application 17/70156/FUL was approved, that 
would lead to a different conclusion being reached with regards to policies OR1 and OR11 of the Ordsall 
Riverside Planning Guidance. This current scheme does not have a small commercial offer like 17/70156/FUL 

however the removal of this commercial offer is not considered to impact on the principle of development. 
 
Housing Mix 

 
The proposed scheme would comprise 160 apartments. The application form confirms that all the apartments 
would be market housing and the mix of dwellings is as follows: 

 

Dwelling Floorspace 
(sqm) 

Number of units Percentage 

1 bed apartments 39 to 52sqm 64 45% 

2 bed apartments 64 to 73 sqm 96 50% 

3 bed apartments 90sqm 8 5% 

Total  160  

 
Policy HOU1 of the Housing Planning Guidance acknowledges that the Ordsall Lane Riverside Corridor offers 

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

 
Policy HOU2 of the Housing Planning Guidance describes that “where apartments are proposed, they should 
provide a broad mix of dwelling sizes, both in terms of the number of bedrooms and the net residential 

floorspace of apartments. Small dwellings (i.e. studios and one bedroom apartments) should not predominate, 
and a significant proportion of three bedroom apartments should be provided wherever practicable”. The 
reasoned justification to Policy HOU2 of the Housing Planning Guidance adds that “the majority of apartments in 

new development should normally have two or three bedrooms, with a floorspace and layout that makes them 
adaptable to changing needs (typically 57sqm or above). 
 

Policy OR2 of the Ordsall Riverside Guidance describes that “in order to ensure that the Ordsall Lane Corridor 
offers a broader mix of dwelling types than in other parts of the Regional Centre, a significant proportion of 
family orientated dwellings should be provided”. Reasoned Justification (RJ) para 6.59 defines a family-

orientated dwelling as being dwellings with 3 or more bedrooms that provide a good level of outdoor private 
amenity space (for example, being situated on the ground floor with an outdoor garden or having a reasonably-
sized outdoor terrace), such as traditional houses and apartments with gardens, duplexes, and apartments with 

roof gardens. 
 
The guidance at para 6.64 to 6.65 recognised that within the character area of this development ‘Regent Road 

Quarter’ the scale and proximity of employment development and the impact of existing and any planned taller 
buildings is likely to limit the opportunity to create attractive family accommodation that provides a satisfact ory 
level of amenity. But the guidance still anticipates that there will be opportunities to include family orientated 

dwellings and where practical 30% of dwellings in developments in these areas should also be family orientated 
dwellings. 
 

Firstly, it is right to acknowledge the 2017 permission on the site for apartments. This scheme provided a mix of 
1, 2 and 3 bed units, with the three bed units totalling 7% of the overall mix. So, the principle of a reduced 
number of 3 bed units from 30% recommended in the planning guidance has been established.  

 
When this application was submitted, no three bed units were proposed. Through negotiations with the applicant 
the scheme has been amended so that 5% of the units are three beds. Although the number of units is below 

that secured on other sites within the corridor it is considered that  the internal floorspace of those units that have 
been provided is good at 90sqm, as are the sizes of the two-bedroom units, which range from 64sqm to 
73sqm.It is recognised that the shape of the site, the limited footprint of the building, together with its height, 



  

makes it difficult to incorporate a high proportion of family units with private amenity space into the scheme. In 

light of this it is considered that the revised mix of dwellings is acceptable and officers are of the view that it  can 
still meet a range of needs, with unit sizes that are adaptable to changing needs. 
 

The proposal is therefore considered to accord with the UDP policy H1 and the Housing Planning Guidance.  
 
Design and Visual Impact 

 
The illustrative masterplan within the Ordsall Riverside Planning 
Guidance promotes the development of this site in conjunction with 

land to the north and west to provide a series of perimeter blocks 
fronting the street and the riverfront, see extract to the right.  
 

Policy OR11 states that the Regent Road Quarter Character Area 
will provide a permeable network of urban blocks with good access 
to the riverside walkway. 

 
Policy OR3 requires development surrounding the public open 
spaces to adhere to a common building line to establish the area of 

open space. It also notes that areas of public open space should 
be overlooked by surrounding development and should have active 
uses fronting onto them. 

 
Policy OR4 states that primary frontages of new development must follow key building frontages and for this site 
the key frontage is identified as the riverside walkway. It then goes onto state that development along defined 

frontages must contribute to overlooking and animation of the street space. 
 
The scheme proposes one block of 

development which has a parallelogram 
footprint and is positioned so that it has an 
elevation to the river and an elevation to the 

riverside link, which links Derwent Street to 
the riverside walkway. As set out in the 
description of development, the scheme 

includes the widening and improvement of 
the riverside link and stepped access down to 
the river. The Local Planning Authority (LPA) 

are fully supportive of this approach as this is 
a key connection as shown in the access 
strategy within the Ordsall Riverside Planning 

Guidance. Having an access into the building 
from the riverside link is positive, as this will 
help to maximise natural surveillance along 

this established pedestrian route. The 
applicants were asked to explore whether a 
disabled access ramp could be installed to 

replace the stepped access down to the 
riverside walkway. They have explained that 
this is not possible as the ramp would take up 

the entire space and even with this the 
gradient would be too steep. It is also noted 
that the existing ramp to the north of the site will still be available for use.   

 
The main access into the building from the riverside link allows the land to the west of the building, accessed 
from Derwent Street, to be a dedicated vehicle access into the site. Pedestrians travelling along Derwent Street 

will cross this vehicle access point to be directed onto the riverside link to gain access into the building. This 
arrangement significantly reduces potential conflict between vehicles and pedestrians.  
 

In respect of the riverside walkway, the planning guidance policy OR3 requires that developments fronting the 
riverside walkway should, where practicable, allow for the widening of the walkway to a minimum width of 8m. 
The provision of the walkway is a key element of Irwell City Park Planning Guidance, policy ICP17 of this 



  

guidance 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. 
 
The existing walkway along the river, adjacent to the application site, is 

approximately 2.7m wide. A 42m section of the walkway, which sits 
adjacent to the proposed building, would be widened to between 4.1m 
and 6.3m. The remainder of the walkway will be retained at its current 

width. Whilst this would not create the desired 8m wide footpath for the 
entire length of the site this is not considered essential, for this site, given 
that it is highly unlikely that the footpath to the front of Lowry Wharf 

development will be widened in the near future – this is a new 
development that obtained consent in 2011. Having regard to the fact that 
the walkway is of a sufficient width to be useable it is considered that the 

proposed site layout is acceptable, with the proposal making a positive 
contribution towards realising the aims and objectives of both the Ordsall 
Riverside and Irwell City Park Planning Guidance. An outdoor terrace will 

be provided at ground floor level within the building along the elevation 
onto the riverside walkway. Given the levels difference identified, this will 
appear to be at ‘first-floor’ level when viewed from the riverside walkway. 

It is considered that this arrangement provides for a degree of 
surveillance which is an improvement on the site’s existing relationship to 
the riverside walkway. This will improve the pedestrian environment for 

users of the walkway, in line with the UDP policies and planning guidance 
for the area.  
 

Land to the north of the building is provided a degree of privacy due to the existing high level boundary 
treatment and this area will be utilised as amenity space for future occupants.  
 

Whilst the LPA is comfortable with the layout as presented, the Reasoned Justification to policy OR4 of the 
planning guidance (para 6.98) states that given the fragmented nature of land ownership in the area, planning 
permission will not be given for incremental development that would unacceptably hamper or reduce the 

development options for the wider corridor, in accordance with policy DEV 6 of the UDP. Proposals for the 
development of smaller sites in isolation must demonstrate that their implementation would not prejudice or 
unduly constrain options for redevelopment of adjacent sites. Compliance with the illustrative Masterplan would 

lend weight to such a case. Schemes that deviate from the illustrative Masterplan would have to provide 
alternative evidence that the proposals are compatible with potential future neighbouring development.  
 

The applicant has undertaken an exercise to show how the proposed building fits with the masterplan layout 
shown within the planning guidance. The information also demonstrates that the north and west facades of the 
building sit, at their closest point, 10m from the site boundary so as not to unacceptably sterilize development on 

land to the north. It is acknowledged that this layout fails to provide for a continuous frontage onto the riverside 
link, however given the building’s main entrance is onto this link, and for the reasons set out above, it is 
considered that this is an appropriate way to develop the site without prejudicing or unduly constraining the 

options for redevelopment of the wider adjacent sites. 

 
 
There are a variety of building heights in the area surrounding the application site. To the south, the Lowry 

Wharf development ranges in height from 5 to 11 storeys. To the north are single storey and two storey 



  

commercial units. On the opposite side of the River, in Manchester the apartment buildings range from 6 to 28 

storeys in height. 
 
The Ordsall Riverside Planning Guidance sets out some general principles for the height and scale of 

development for the area of the application site in policy OR4 and map 6. The guidance advises that 
development within the Regent Road quarter, where this development is sited, should be a maximum height of 
10 storeys for the riverside building and 6+1 storeys  elsewhere. (“+1” relates to an additional storey at roof level 

set back from the main frontage). It identifies the potential for exceptions to allow slightly higher buildings at key 
corners. The illustrative masterplan does identify this site as having a new development of a greater height. The 
guidance does not give a view on how tall this building should be, but the guidance does refer to a landmark 

building immediately south of Regent Road of up to 18 storeys.    
 
Regard must be had to the fact that consent has been granted under the 2017 permission for the erection of a 

part 11, part 14, part 21 storey building. This proposed building would be 17 storeys, which would not appear 
unduly tall than when viewed with the adjacent site, Lowry Wharf, which is 11 stories. The proposed scheme 
would provide for increased height as per the guidance and would not fetter a landmark building as intended on 

Regent Road.  
 
The increase in height from that proposed in the original 

submission at 13 storeys, also helps to elongate the 
building and gives it better proportions and appears less 
bulky. The additional height also provides a way finder 

building which signposts the access down onto the 
riverside walkway.  
 

Overall the approach to the elevations is considered 
acceptable. The window arrangement on the elevations is 
such that it creates a rhythm across the building and 

achieves a good solid to void relationship. The building 
elevation is created around a grid design and has a strong 
vertical emphasis by the placement of windows within a 

solid brick grid which runs for the height of the building.  
 
The horizontal bars within the grid sit back behind the vertical bars, with the window openings and brick frames 

siting that further back. This arrangement ensures that there is visual relief to the elevations. The brick columns 
on the corners of the building and along the top of the building are wider so as to frame the whole elevation.  
 

The brick banding around the top will be extended 
above the roof level to create a parapet and this will 
act as a balustrade and also help to screen the lift over 

run roof top plant.  
 
The vertical brick columns between the windows 

continues to the ground floor level where there will be 
a series of glazed elements or solid elements to reflect 
the nature of the activity at ground floor within the 

building. The solid elements will be in the form of 
ceramic back glass and there will be an area of corten 
perforated metal detailing to the outer face of the 

substation to allow for double access doors. The 
entrance into the building will be defined by a 
Cantilever pre-cast concrete canopy which projects 

1.5m from the front elevation.  
 
Along the riverside walkway the building is taken down 

to this lower ground level so that the building has a 
presence to the walkway. In order to address flooding 
issues, there is not an opportunity to have habitable 

uses at lower ground floor level. In order to add visual 
interest the applicant has incorporated feature brick 
panels between the vertical columns and included a 

railing along the terrace to maximise interaction 



  

between it and the walkway below. It is considered that these proposed treatments have been carefully 

considered and are an appropriate design solution, given the building’s internal layout and the flood constraints, 
which need to be considered.  
 

The proposed building would be constructed from red brick with a variation in tone and texture. There will be 
different mortar jointing to help highlight the brick detailing. Pre cast concrete elements such as window cills, 
coping stones and the entrance canopy will be incorporated into the elevation. Railing detail will be used on the 

Juliet balconies and railings to the terrace. A materials condition is recommended to agree all external finishes 
which will ensure that the development will be of the highest quality.  
 

Overall it is considered that the proposed siting of the building, its height, massing, design and the material 
palette proposed is appropriate for the development and the wider area. The development therefore complies 
with UDP Policies DES1 and DES5 in respect of its detailed design and appearance and policies D1, D2, D3 

and D9 of the Local Plan 
 
Public Realm and Landscape 

 
As discussed above the scheme includes the improvement of the existing public realm and stepped access at 
the end of Derwent Street, down to the River Irwell transforming it to a new public space. In addition, public 

realm will be created by the tow path being widened. Private outdoor amenity space will be provided to the north 
of the building and land to the west of the building is to be used as car parking and servicing, but will also be 
landscaped. The application has been supported by a landscaping scheme and does not include technical 

details or specifications. 
 
The landscaping in the public square element of the public realm will primarily be hard surfaced. There will be 

deciduous trees, ornamental planting, amenity grass and wildflower areas. Street furniture in the form of seating 
is also proposed to create a space for people to dwell in. The tree planting and placement of street furniture has 
been used to demark the public realm from resident’s semi-private amenity space, providing the building with an 

element of defensible space. Landscape colleagues have also questioned whether this area could present an 
opportunity to additional soft planting which, subject to ground conditions, could include permeable features. 
Highways have noted in their comments that bollards are required along the edge of the public realm with 

Derwent Street to prevent anti-social parking over the private public realm area. This detail can be worked 
through as part of the landscaping condition. The widened riverside walkway will be hard surfaced; no soft 
planting is proposed here so this area will remain free from obstruction to ensure that pedestrians and cyclists 

can freely pass. The delivery of the public realm aspects of the scheme will be secured by condition and a legal 
agreement will ensure that this route remains open for public use in perpetuity.    
 

The boundary to the car park and private amenity space will be secured by railings with a native hedge planted 
in front of it. A green wall will be incorporated into the boundary treatment around the private amenity space. 
These areas will be predominantly hard surfaced with a mix of deciduous and fruit trees, ornamental planting 

and amenity grass. The private amenity space will provide tiered seating and external dining areas.  
 
A detailed and comprehensive landscape scheme for the site will be secured by condition together with a 

management and maintenance strategy to ensure the long-term success of landscape areas. Subject to these 
the scheme is considered to accord with UDP policy DES9 and D4 of the Local Plan. 
 

Wind Impacts 
 
A Wind Microclimate Assessment has been 

submitted with the application, that predicts the 
wind environment that will exist around the 
development. The assessment demonstrates that 

around the site the wind climate will be suitable for 
strolling. It also shows that the amenity provision to 
the north of the building is suitable for sitting.  

 
A wind danger assessment also has been 
undertaken. This assesses the highest wind 

speeds that exceed 2 hours of the year. If the wind 
speed in this event exceeds 15m/s it is classified 
as unsafe for frail persons and cyclists. This 



  

assessment did not report any safety concerns around the application site.  

 
It is therefore considered that the development will not have an unacceptable impact on the wind microclimate in 
terms of either safety or pedestrian comfort in accordance with UDP policy DES5 and D5 of the Local Plan. 

 
Design and Crime 
 

A Crime Impact Statement (CIS) was submitted with the application. When the scheme was amended the CIS 
was updated to reflect the amendments made.  
 

The CIS notes that the amended scheme, with an entrance onto the riverside link, maximises activity in this 
area and is well overlooked by the adjacent building. The CIS also notes that the proposed widening of the 
steps to the riverside walkway encourages people to sit and linger in the area which increases surveillance 

opportunities. In addition, the inclusion of a raised terrace along the eastern elevation also promotes overlooking 
of the riverside walkway. 
 

The statement recommends glazing specifications, suggesting that openings in the proposed glazing are above 
head height and also deters the use of shutters/grilles. The proposed plans show that there are no opening 
windows in the glazing at ground floor level and the proposed plans do not suggest externally mounted roller 

shutters are proposed. Glazing, building and management specifications such as door locks and entry systems, 
sit outside the remit of planning. However, to ensure the applicant has due regard to these recommendations 
their attention will be drawn to these points by an informative. 

 
In respect of landscaping the CIS recommends pedestrian deterrent tactile paving around the perimeter of the 
building to prevent criminals approaching the windows. It is not considered that such measures are required; the 

CIS highlights that this area will experience a high level of activity, so this in itself will help to reduce 
opportunities for crime without the need for fortress type measures. A secured boundary treatment in the form of 
decorative railings is proposed around the car parking area and this will provide an added layer of protection to 

the bin and cycle stores and to the amenity space at the north of the building. Within the building, the applicants 
have confirmed that the door from the entrance lobby into the resident’s lounge will be controlled for residents 
only, therefore preventing anyone from entering the building. 

 
It is considered that the information submitted demonstrates that the scheme has been designed as far as 
practicable to ensure that it does not increase opportunities for crime and anti -social behaviour in accordance 

with UDP saved policy DES10, the Crime for Design SPD, Irwell City Park Planning Guidance and policy D6 of 
the Local Plan. In addition, the redevelopment of the site presents an opportunity to improve security in the area 
through the introduction of increased activity and active frontages. 

 
Heritage 
 

Greater Manchester Archaeological Advisory Service (GMAAS) has advised that historic mapping shows there 
was a late 18th century dyeworks on this site belonging to William Egerton. This was replaced by the mid-19th 
century with Sunnyside Mill, which was a cotton textiles manufactory. It can be seen from the mapping that 

power system features such as a boiler and engine house, and chimney, are within the development site and it 
can be anticipated that there will be archaeological remains beneath the current hard standing. Further 
archaeological interests relate to the possible alignment of a Roman road exiting the fort in Castlefield, 

associated with a postulated ford and the site of Woden’s Den (an ancient cave site).  
 
Contrary to the National Planning Policy Framework Policy 194 an archaeological desk-based assessment has 

not been submitted with the application, nor has the Historic Environment Record been consulted. The lack of a 
desk-based assessment means that the archaeological interests are undefined. GMAAS are of the opinion that 
any remains will be of no more than regional significance and it is accepted that they can be removed if a full 

record is made prior to development ground works taking place. Therefore, GMAAS recommend a programme 
of archaeology works to be secured by condition in accordance with UDP saved policy CH5 and Local Plan 
policy HE1.  

 
Amenity  
 

The apartment developments situated within Manchester, on the opposite side of the River Irwell , sit 47m from 
the application site. It is considered that the application site is sufficiently offset from these apartments so that 
the introduction of this development will not have an unacceptably overbearing impact on the amenity these 

residents currently enjoy. The daylight/sunlight assessment also notes that the impact of the development on 



  

daylight and sunlight into facing apartments would be negligible, when compared to the impact of the 2017 

permission.  
 
The nearest occupied residential properties are within the Lowry Wharf development located to the south of this 

application site. There are habitable room windows within the Lowry Wharf (Riverside and Riley Buildings) 
development which directly face the application site. The proposed building at its closest point would be 14.7m 
from the facing elevation of The Riley Building/The Riverside Building. The distance between the two buildings 

ranges from 14.7m to 17m. Whilst this relationship is close, it is comparable to other developments within the 
Ordsall Riverside corridor and the development respects the building line of the existing Derwent Street. The 
scheme follows the design parameters of the planning guidance which seeks to develop this site with a 

perimeter block that realises Derwent Street as a route down to the river.   
 
In terms of loss of light, the applicant has submitted a daylight/sunlight assessment. This has assessed the 

impact of the development in terms of daylight/sunlight on the amenity of residents within the Riverside, Riley 
and Vie buildings. The assessment uses the 2017 permission as a baseline. It was recognised in the officer 
report for the 2017 application that there would have been an impact upon the outlook from, and light received 

by, the habitable rooms within Lowry Wharf (Riverside and Riley Buildings) and, to a lesser extent, there will be 
an impact upon privacy. It was not considered to be to a degree that would have unacceptably impacted upon 
the living environment of neighbouring residents to a degree that would have warranted refusal of the planning 

application and the benefits of the scheme far outweighed the amenity impacts. For the Riverside building 32 
windows and all rooms will experience improved levels of daylight with this development in place, compared 
against the extant permission. Within the Riley building 96 windows and 64 rooms will have improved daylight 

with the proposal in place. 6 living areas within the Riley Building would have a noticeably lower level of daylight 
than the baseline position; the report acknowledges that the rooms will continue to receive visible sky in excess 
of 50% of the room. Therefore, on balance, whilst the impact on these apartments is acknowledged overall there 

is an improvement to the daylight levels and therefore these amenity impacts are acceptable.  
 
To the north and west of the application site, land is still within commercial use; therefore there are no direct 

amenity impacts resulting from the development. The applicant has sought to demonstrate that the scheme will 
not fetter future development of these sites to the Local Planning Authority’s satisfaction and this has been 
discussed in detail earlier in this report.  

 
In terms of the amenity of future occupiers, all habitable room windows within the development would have 
sufficient outlook. There are a couple of apartments per floor with a deep floor plan; officers raised concerns 

with this arrangement and how much natural light these living areas would receive. The applicant’s daylight 
sunlight consultant has advised that kitchen living areas are generally accepted to comprises a separate room 
to the living area despite the open plan nature. As such kitchens would not be assessed as part of daylight 

sunlight assessments. The living areas for these open plan rooms are next to the window with the kitchen being 
fitted in the area furthest away from windows. Therefore, on this basis, and given that there are only two 
apartments per floor with deeper floor plans, it is considered that this relationship is acceptable.   

 
In terms of outdoor amenity, private communal amenity space will be provided at ground floor to the north of the 
building and on an elevated outdoor terrace along the river. The scheme will have public realm to the front of the 

building which could be utilised informally by future occupiers. The applicant was asked to explore the 
opportunity for amenity space on the roof of the development but the applicant explained this could not be 
provided for viability reasons. At ground floor the building accommodates internal amenity space in the form of a 

residents lounge and gym. In addition, during the application process all apartments have been updated so that 
they are fitted with Juliet balconies.  
 

The external private amenity space within the development is considered to be limited when compared to other 
residential developments along the corridor. However it is acknowledged that  additional amenity space is 
proposed within the building. Therefore on balance it would be difficult to substantiate a reason for refusal on 

these grounds. 
 
In light of the above it is considered that the proposal would accord with UDP policy DES7 and D5 of the Local 

Plan. 
 
Highways 

 
The planning application has been supported by a Transport Statement (TS), which includes an interim Travel 
Plan (TP). A Transport Statement Addendum Note has also been submitted. 

 



  

Vehicle access into the site will be taken from Derwent Street and car parking proposed at surface level 

provides approximately 14 spaces, one of which will be allocated for disabled use. 112 cycle parking spaces will 
be located within the building and 4 Sheffield stands will be located in the proposed public realm along the 
Riverside link.  

 
In terms of Trip Generation, the TS has forecasted a low level of vehicle trip generation. There are no concerns 
from the Local Highway Authority (LHA) on the level of impact on the local highway network.  

 
The proposed development provides for 8.75% car parking provision and 70% cycle parking provision.  
 

Being mindful of the quantum of parking provided for the previously approved scheme (10%), and for other 
residential schemes within the Ordsall Lane Corridor, the Local Highway Authority accepts the current level of 
proposed car parking provision providing there are sufficient measures to promote public transport and to 

mitigate any potential overspill parking onto neighbouring streets. 
 
The Housing Planning Guidance para 4.8 recognises that the Ordsall Lane Riverside Corridor has generally 

lower public transport accessibility than other areas of the Regional Centre. The current bus services along 
Ordsall Lane operate with limited frequency. Developments along the corridor have contributed, as did the 2017 
permission (which has now expired), towards the provision of an enhanced bus service along Ordsall Lane 

between the Salford Quays and Manchester City Centre. Given the low levels of car parking proposed for the 
scheme, the LHA deem it essential to secure similar mitigation here to encourage access to and from the site by 
sustainable modes of travel. To encourage the use of this new bus service and other sustainable transport 

modes, a full Travel Plan will also be secured by condition. 
 
It is also noted that the scheme includes a significant amount of public realm works providing enhanced 

pedestrian connections and provides secured cycle parking for future occupiers. In terms of the cycle parking, 
space within the building will provide for 56 cycles. The LHA note that the placement of racks and aisle widths 
between them needs further work to provide sufficient room for the upper tier to be moved in the ramped 

position, however it is considered that this detail can be secured by condition.  
 
As part of the S106 package the development will contribute towards the promotion of sustainable travel 

options; such contribution will be secured, as per other consents, in the form of a financial contribution through 
the S106. It is considered that this will enhance the sustainability of the development and place less demand on 
the private car. In terms of traffic impact, and in view of the package of measures put forwards, it is the view of 

the City’s Highway Engineer that it is unlikely that the proposed development will impact on the operational 
capacity of the local highway network. They believe that the restrictive car parking provision provided at this 
development may serve to influence people’s travel patterns so there is not a high reliance on a pr ivate vehicle.  

 
Access into the site is taken from 
Derwent Street and is deemed to be 

acceptable in principle.  
 
The scheme includes a designated 

loading / servicing bay located out on 
the northern side of Derwent Street for 
deliveries and refuse collection. A bin 

collection point has also been included 
within the car park for bins to be 
stored in whilst waiting for collection.  

 
To enhance the safety of the access 
point, and to allow for on-street 

servicing, traffic calming features such 
as speed humps and ‘SLOW’ road 
markings are required. Also double 

yellow lines on either side of the 
junction of Ordsall lane / Derwent 
Street will need to be extended to 

protect visibility. These will be 
conditioned and the finer detail of such 
measures will be secured through a 

S278 agreement at a cost to the 



  

developer.  

 
In light of the above, it is considered that the proposed development and parking provision is acceptable and in 
accordance with the thrust of UDP policies A2, A5, A8 and A10 and Local Plan Development Management 

Policies and Designations February 2021 polic ies A1 and A2.  
    
Flood Risk, Surface Water and Drainage 

 
This site lies within a critical drainage area with the river and the tow path being located within flood zone 3 
(FZ3). The site itself did form part of flood zone 2 (FZ2) however the flood modelling for the area has been 

updated during the life of this planning application and the site no longer sits within flood zone 2. 
 
The application has been supported by a Flood Risk Assessment (FRA) and a drainage strategy, both of which 

have been updated during the application to respond to an objection from the Environment Agency (EA), who 
initially considered the FRA not to be fit for purpose. The North West SUDs proforma has also been submitted.  
 

Given the site has been moved out of FZ2, the requirement for a sequential test has fallen away. 
 
However, as the building lies adjacent to FZ3, and in order to ensure the building is safe in the event of a flood, 

a condition is recommended requiring flood resilient materials. An informative is also recommended to advise 
the applicant that it is good practice to produce an evacuation plan and/or for residents to sign up to flood 
warnings.  

 
In terms of surface water, it is proposed that surface water will drain into the River Irwell. This is second in the 
drainage hierarchy promoted by the NPPG and therefore this approach to draining the site is supported. Whilst 

an outline drainage strategy has been provided, this is based on the previous site layout and therefore needs to 
be updated to reflect the current scheme. In addition, the drainage strategy shows an element of permeable 
block paving within the site. The EA have raised concerns as to whether this is appropriate given the 

contamination levels of site and would like more information before agreeing to use infiltration as a method for 
dealing with surface water. In light of this a drainage condition is recommended and this will seek to secure 
either 50% of the existing (or to greenfield runoff, whichever is greater).  

 
In light of the above it is considered that the proposed development would accord with EN19, the Flood Risk 
and Development Planning Guidance and Local Plan policy WA4. 

 
Pollution 
 

Air Quality – 
 
The application site lies just outside the boundary of the 

Greater Manchester Air Quality Management Area (AQMA), 
shown in the image to the right. However, the proposal 
introduces a new sensitive receptor where air pollution in 

the area is known to be above EU and UK health-based 
limit values. The source of this air pollution (in this case) is 
road traffic emissions from the Regent Road / Ordsall Lane 

junctions.  
 
Given there are only 14 car parking spaces proposed within 

the scheme it is considered that any increases in traffic 
related to the development is unlikely to have a significant 
impact. It is also acknowledged that the car parking 

provision within this scheme is lower than that consented in 
the previous permission. The applicant will provide one 
electric vehicle charge point as part of the scheme, and 

provide wiring to the other spaces to ensure the 
infrastructure is there for the future should more electric 
vehicle charge points be required.   

 
The application is supported by an Air Quality Impact Assessment.  The boundary of the AQMA is declared 
based on an annual mean NO2 of 35 µg/m3..The limit values is an annual mean of 40 µg/m3 and as such not 

everywhere within the boundary of the AQMA will experience levels of NO2 above the limit value.  The proposed 



  

residential end use is located 100m from the roadside and is likely to experience lower concentrations of NO 2.  

The report also confirms local monitoring has shown a reduction in pollutant concentrations between 2017 and 
2019. 
 

Based on the above, the City’s Environmental Consultant has  no objection to the development on the grounds 
of air quality. 
 

Noise –  
 
The proposed development will be impacted by noise from the Grosvenor Casino to the north and by Regent 

Road/Ordsall Lane. The development also includes a proposed gym and cinema room, which may impact the 
proposed residential properties. 
 

An acoustic assessment has been undertaken, which uses the results from a noise survey to inform an acoustic 
model to determine appropriate mitigation in accordance with BS8233:2014+A1:2019 “Guidance on Sound 
Insulation and Noise Reduction for Buildings”.  BS8233 sets out noise limits for internal habitable rooms (living 

rooms, dining rooms and bedrooms) together with private external garden areas (including roof gardens, 
terraces or balconies where their size means they can reasonably be expected to be used as an amenity 
space). 

  
The report outlines a mitigation package, including acoustically upgraded glazing with a specification depending 
on the façade of the residential unit. The City’s Environmental Consultant considers that the mitigation package 

is satisfactory. The assessment has also considered noise from external plant and equipment, and construction 
noise. Conditions for noise from plant and equipment and the submission and approval of a Construction 
Method Statement are both recommended.  

 
No mention has been made within the noise report on the potential for noise transmission from the proposed 
cinema use or gym; as such the City’s Environment Officer considers details of an acoustic insulation scheme 

will be required prior to the development commencing. 
 
The conclusions of the assessment have been agreed by the City’s Environmental Offic er who has raised no 

objection to the development on the grounds of noise subject to the planning conditions as set out above. 
 
Contaminated Land –  

 
The application has been supported by a Phase 1 Geo-Environmental Site Assessment. Historical development 
on the site includes mills, engineering works 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 proposed end use is for a 
residential led development, which is considered a sensitive end use with respect to land contamination risk.  

The desk study report submitted with the application has assessed the potential for a pollution linkage between 
any identified source, and a receptor.  The assessment considers there is a possible risk from ground gasses, 
shallow soil contamination and possible risks to groundwater and the nearby River Irwell. The conclusions of the 

assessment are accepted by the City’s Environmental Consultant who raises no objection to the application 
subject to a suite of contaminated land conditions. The EA have also reviewed the submission in respect of 
controlled waters, given the site is located upon a Principal aquifer, next to the River Irwell.  The EA have also 

recommended a number of planning conditions. 
 
Subject to the conditions highlighted above it is considered that suitable mitigation can be secured which will 

ensure that the development will not cause or contribute towards a significant increase in pollution, in 
accordance with the NPPF and UDP saved policies EN17 and S4.  
 

Ecology 
 
The site is located adjacent to the River Irwell, which is identified in the UDP as a Wildlife Corridor, and 

therefore the application has been supported by an Ecology Survey Report. 
 
As with the previous permission, this application has not been supported by a Tree Survey. The report for the 

extant permission acknowledged that the site accommodated a number of self-seeded trees and two Rowan 
trees. None of the trees were considered to merit protection. The loss of the trees on site has therefore been 
established.  

 



  

In respect of bats the only structure on site is the retaining wall between the site and walkway along the river.  

Initially assessed as low risk, an additional survey reduced the structure ‘to less than no risk’ of accommodating 
bats. GMEU have no reason to doubt the findings of the report and therefore recommend an informative to the 
applicant highlighting that it is an offence to disturb, harm or kill bats under the Habitat Regulation. GMEU also 

note that lighting can impact on commuting and foraging route for bats; an external lighting scheme will be 
secured by condition so this can be discharged in consultation with GMEU.   
 

GMEU note that the site does support some nesting birds and therefore recommend a condition that any 
clearance of tree and scrub should take place outside of the main bird breeding season. As it is an offence 
under the Wildlife and Countryside Act 1981 (as amended) to intentionally damage or destroy the nest of any 

wild bird whilst in use or being built, the attachment of a condition is not necessary as it would duplicate that 
legislation. An informative has therefore been added instead. 
 

An unidentified Cotoneaster was found on the site.  Certain species of Cotoneaster are included within schedule 
9 part 2 of the Wildlife & Countryside Act 1981, as amended, and it is an offence to introduce or cause to grow 
wild any plant listed under this schedule. In addition GMEU note that japanese knotweed, himalayan balsam 

and giant hogweed are found along the banks of the River Irwell and whilst the site is located at a higher level, 
works are proposed along the riverside walkway. Therefore, GMEU recommend a condtion securing a method 
statement for the eradication and/or control and/or avoidance measures for these invasive species.  

 
In line with with EU Water Framework Directive and to minimise negative impacts on the River Irwell, GMEU 
have recommended that the Construction Environmental Management Plan contains measures to protect the 

River Irwell from accidental pollution spillages, dust and debris. They have also requested that a drainage 
scheme be designed to have no negative impact on the River Irwell.  
 

In respect of ecology GMEU have concerns that the level of planting would not provide adequate mitigation for 
the habitats that will be lost; that there is no indication that mitigation will be provided for loss of bird nesting 
habitats; and that no soft landscaping is proposed along the River Irwell boundary, to strengthen its functionality 

as a wildlife corridor. The landscaping scheme has been revised during the course of the application and does 
include more variety of planting types and species. It is considered that further soft landscaping could be 
incoporated into the proposal and this detail will be secured through the landscaping condition, GMEU will be 

able to feed into this condition discharge. The applicant has agreed to include bat and bird boxes within the 
scheme (on posts or on the northern façade of the building), this will be secured by condition.    
 

In respect of greening the river frontage, GMEU’s concerns are noted. The LPA have taken the view on other 
developments along the riverside that the walkway should be free from obstruction to allow pedestrians and 
cyclists to pass freely. In this scheme there are no locations along the frontage where landscaping could be 

incorported without impacting on movement along the walkway. The applicant has been asked to consider a 
green wall at basement level along this frontage. Whilst green walls are a feature in the amenity space of the 
development the applicant has confirmed that they cannot provide a green wall on the building due to fire risk. 

The City’s Building Control team have reveiwed the justifcation provided and agree that the provision of a green 
wall is unlikely to meet with the current building regulations.  The application was submitted prior to the the 
validation checklist requirment for a biodiversity net gain metrix and given this is a previosuly developed site 

with a history of planning consents for redevelopment, it would be unreasonable for the application to fail on 
these grounds.   
 

Sustainability  
 
A sustainability checklist was submitted with the application. During the application more information was sought 

from the applicant on sustainability measures to be incorporated into the scheme.  
 
The approach to design has been a fabric first approach to meet the Part L requirements of Building 

Regulations.  
 
In addition to this, building services will be designed to minimise direct energy consumption and C02 emissions 

by: 

 Improved Heating Efficiencies;  

 Reduced Standing Losses from Pipes and Cylinders;  

 Increased Hot Water Generating Efficiencies;  

 Energy Efficient LED Lighting;  

 Low Energy Motors in Pumps and Fans;  



  

 Efficient Heat Recovery in relevant systems and,  

 Enhanced heating controls  
 
The applicant has stated that the scheme will explore the use of renewable and low carbon technologies, 
quoting that the scheme could benefit from roof mounted photovoltaic (PV) solar panels. The proposed roof plan 

shows an indicative area of the roof which can be used to house the panels.  
 
It is considered that the development would meet the City Council's aspirations in terms of sustainabil ity and the 

requirements of the SPD and is therefore considered to be acceptable in this regard.  
 
Planning Obligations 

 
The application proposes 160 apartments, none of which would fall within the definition of a townhouse as 
outlined in the Planning Obligations SPD. 

 
Given the scale of the development, an assessment of its impact on nearby transport infrastructure, public 
realm, open space and affordable housing provision is required in accordance with UDP Policy DEV5 and the 

Planning Obligations SPD (refreshed 2019). If considered necessary, planning obligations will be sought to 
mitigate the impact of the development.  
 

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

 
In line with the planning obligation SPD, obligations in respect of open space, public realm, transport and 
affordable housing are considered necessary to mitigate the impacts of the development.  

 
The applicant has submitted a viability case in support of the scheme. The viability case has been reviewed by 
the City’s Estates Team who consider it to be a fair and reasonable assessment.  Originally, the applicant 

considered it appropriate to offer £160k but following negotiations and the receipt of further evidence and review 
a final sum of £475k has been agreed together with the provision of the on-site public realm along the riverside 
link  The applicant has also agreed to a clawback mechanism to enable the schemes viability to be re assessed 

towards the end of the construction period. 
 
Value Added  

 
The scheme has been amended during the course of the application to include enhancements to the public 
realm along the riverside link and to reposition its front entrance door onto this link. The mix of the units has also 

changed to include three bedroom units, and for all apartments to be provided with a Juliet balcony.  
 
Conclusions  

 
This application seeks to redevelop a former employment site to create a residential -led development, in 
accordance with UDP Policy MX 1 and the Ordsall Riverside Planning Guidance for the area. The applicant has 

sought to demonstrate how the scheme delivers on the aspirations of the Ordsall Riverside Planning Guidance 
without fettering the development opportunities of remaining sites within the immediate area. The form of 
development would also meet the design aspirations of the planning guidance. The applicant has identified 

acceptable strategies for dealing with land contamination and the drainage of the site. Mitigation is also 
proposed to safeguard existing and future occupiers in respect of noise and air quality. The development has 
incorporated a number of ecology, sustainability and energy saving measures into its design and layout. The 

Highways Authority considers that the scheme is unlikely to result in a severe highway impact subject to 
mitigation in the form of planning obligations. In this regard a financial contribution would be used to deliver a 
new bus service along Ordsall Lane and promotion of sustainable travel options, whilst on site public realm 

works would also be secured. The report does identify amenity impacts for existing neighbouring residents but 
the site is identified for development and in the overall planning balance it is considered that proposals would 
make a positive contribution to the regeneration of the Ordsall Riverside area. The development represents a 

sustainable form of development that complies with the relevant policies within the City of Salford’s UDP , the 
emerging policies within the Local Plan Development Management Policies and Designations  and the NPPF.  
 

 
 



  

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: 
 

1) A financial contribution of £475,000 towards the following projects: 

 
a) Open Space – Potential projects include Ordsall Park, Irwell River Park and/or Grounds of 

Ordsall Hall 
 
b) Bus service contribution 

 
c) Sustainable Travel Contribution  
 

d) Monitoring fee 
 
2) Delivery of the public realm along the riverside link and securing permissive routes along the public 

realm.  
 
3)   Clawback should the viability position change 

 
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:  

  
144-JMA-MP-XX-P-A-000000 Rev C Location Plan – Existing Site 
144-JMA-MP-XX-P-A-001000 Rev A Existing Block Plan 

144-JMA-MP-XX-P-A-001100 Rev A Existing Topographical Survey 
144-JMA-MP-RF-P-A-001200 Rev C Proposed Block Plan 
144-JMA-B1-00-P-A-022200 Rev E Ground Floor GA Plan 

144-JMA-B1-01-P-A-022201 Rev F Level 01, Level 06 to Level 16 
144-JMA-B1-02-P-A-022202 Level 02 to Level 05 GA Plan 
144-JMA-B1-RF-P-A-022217 Roof GA Plan 

144-JMA-B1-E-E-A-042200 Rev E Elevation AA, East GA Elevation  
144-JMA-B1-N-E-A-042201 Rev E Elevation BB, North GA Elevation  
144-JMA-B1-S-E-A-042202 Rev E Elevation CC, South GA Elevation  

144-JMA-B1-W-E-A-042203 Rev E Elevation DD, West GA Elevation  
144-JMA-B1-AA-S-A-052200 Rev B Section AA’ GA Section  
144-JMA-B1-BB-S-A-052201 Section BB’ GA Section 

144-JMA-B1-E-D-A-104200 Rev A Study Bay 01: East Elevation River terrace 
144-JMA-B1-N-D-A-104201 Rev A Study Bay 02: North Elevation Crown 
144-JMA-B1-E-M3-A-104202 Rev A Study Bay 03: 3d Study bay 

144-JMA-B1-E-D-A-104203 Study Bay 03 East Elevation Juliet balcony 
144-JMA-B1-S-D-A-104205 Study Bay 05: South Elevation Front entrance 
Proposed Site Access to SCC Specification SK22057-103 

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



  

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

Method Statement has been submitted to, and approved in writing by, the local planning authority. The 
approved Statement shall be adhered to throughout the construction period. The Statement shall include:  

  

(i) the times of construction activities on site which, unless agreed otherwise as part of the approved 
Statement, shall be limited to between 8am-6pm Monday to Friday and 9am-2pm Saturday only (no 
working on Sundays or Bank Holidays). Quieter activities which are carried out inside buildings such as 

electrical works, plumbing and plastering may take place outside of agreed working times so long as they 
do not result in significant disturbance to neighbouring occupiers;  
(ii) the spaces for and management of the parking of site operatives and visitors vehicles;  

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

(v) a Traffic Management Strategy detailing measures to ensure there is no increase in risk to pedestrians 
and road users during the construction Period; 
(vi) written confirmation that the applicant has contacted the Local Highway Authoirty to arrange a full 

dilapidation/condition survey of all adopted highways surrounding the site; 
(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 demolit ion/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) measure to protect the River lrwell from accidental spillages, dust and debris;  
(xii) a community engagement strategy which explains how local neighbours will be kept updated on the 

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

A log of all reported instances shall be kept on record and made available for inspection by the local a 
planning authority upon request; and 
(xiii) an intended date for the commencement of development and, following commencement, evidence of 

the material start on site. 
  

Reason:  In the interests of the amenity of neighbours in accordance with policies DES7, EN17, EN18 of 

the Salford Unitary Development Plan and the NPPF. 
  
Reason for pre-commencement condition:  Any works on site could harm the amenity of neighbouring 

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

 

4. The development shall be undertaken in strict accordance with the noise mitigation measures specified in 
the submitted and agreed Noise Impact Assessment, November 2020, Ref: PC1780-RHD-ZZ-XX-RP-Z-
0002, Royal Haskoning DHV. 

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

National Planning Policy Framework. 
 
5. Prior to occupation of the residential units hereby approved a site completion report confirming that all 

necessary noise attenuation measures as identified in condition 4 above have been installed shall be 
submitted to and approved in writing by the local planning authority. The noise attenuation measures shall 
be retained thereafter. 

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

National Planning Policy Framework. 
 
6. Prior to the gym coming into operation the applicant shall submit and agree with the local planning 

authority a scheme of acoustic insulation to be applied to the party floor / wall between the proposed gym 
and any neighbouring residential use. The scheme shall ensure internal noise levels within the 
neighbouring residential property shall not exceed those stated in BS8233:2014 (Guidance on Sound 

Insulation and Noise Reduction from Buildings). 



  

  

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

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

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

shall be designed so as not to exceed the following noise rating levels;  
07:00 - 23:00 - 56 dB LAr,Tr 
23:00 - 07:00 - 44 dB Lar,Tr 

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

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

National Planning Policy Framework. 
 

8.  A scheme for the provision of electric vehicle charging points within the development shall be submitted 

to and approved in writing by the Local Planning Authority. The approved scheme shall be made available 
for use prior to the development being first occupied and shall be retained thereafter.  

 

Reason: In accordance with the NPPF, to encourage the uptake of ultra-low emission vehicles and 
ensure the development is sustainable. To safeguard residential amenity, public health and quality of life. 

 

9. 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 si te 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. 

 

10. Pursuant to condition 9; and prior to first use or occupation a verification report, which validates that all 
remedial works undertaken on site were completed in accordance with those agreed with the Local 
Planning Authority, shall be submitted to and approved in writing by the Local Planning Authority. 

  
Reason:  To prevent pollution of the water environment and to ensure the safe development of the site in 
the interests of the amenity of future occupiers in accordance with Policy EN17 of the City of Salford 

Unitary Development Plan and the National Planning Policy Framework.  
 
11. If piling or any other foundation designs using penetrative methods is proposed in any phase of the 

development hereby approved, details demonstrating that there is no resultant unacceptable risk to 
groundwater shall be submitted to, and approved in writing by, the Local Planning Authority. Thereafter, 
development shall be carried out in accordance with the approved details.  

  
Reason:  To prevent pollution of the water environment and to ensure the safe development of the site in 
the interests of the amenity of future occupiers in accordance with Policy EN17 of the City of Salford 

Unitary Development Plan and the National Planning Policy Framework  



  

 

 
12. No development shall take place until the applicant or their agents or successors in title has secured t he 

implementation of a programme of archaeological works. The works are to be undertaken in accordance 

with a Written Scheme of Investigation (WSI) submitted to and approved in writing by Manchester 
Planning Authority. The WSI shall cover the following: 
1. A phased programme and methodology of investigation and recording to include:  

- an archaeological desk based assessment 
- archaeological evaluation through trial trenching. 
- informed by the above, more detailed targeted excavation and historic research (subject of a new WSI) 

2. A programme for post investigation assessment to include:  
- production of a final report on the investigation results. 
3. Deposition of the final report with the Greater Manchester Historic Environment Record.  

4. Dissemination of the results of the archaeological investigations for the benefit of the local and wider 
community, including a heritage display and publication.  
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: To record and advance understanding of the significance of any heritage assets to be lost and to 
make this evidence publicly accessible, in accordance with policy CH8 of the City of Salford Unitary 
Development Plan, the Irwell City Park Planning Guidance and the NPPF.  

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

  
13. Prior to any earthworks a method statement detailing eradication and/or control and/or avoidance 

measures for himalayan balsam, japanese knotweed, giant hogweed and Cotoneaster shall be submitted 

to and agreed in writing to the Local Planning Authority. The agreed method statement shall be adhered 
to and implemented in full during the construction of the development unless otherwise agreed in writing 
by the Local Planning Authority. 

  
Reason - 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 Cotoneaster are included within this 

schedule. 
  

Reason for pre-commencement condition: The removal/treatment of invasive species is required to 

accommodate the development and how this will be achieved must first be understood.  
 
14. The development hereby approved shall not be occupied until a scheme for the provision of external 

lighting has been submitted to and approved in writing by the Local Planning Authority.  Such scheme 
shall include full details of the locations, design, luminance levels, colour, light spillage and hours of use 
of all external lighting.  The approved scheme shall be implemented in full prior to the occupation of the 

development. 
  

Reason: To safeguard the amenity of the area, the amenity of future occupiers and to ensure that the 

lighting does not have an unacceptable impact on bats in accordance with policies DES1, DES9 and 
EN17 of the City of Salford Unitary Development Plan, the Irwell City Park Planning Guidance and the 
National Planning Policy Framework. 

 
15. No development shall take place on any phase of the development, until a scheme for surface water 

drainage for the site using sustainable drainage methods and which includes details of how water quality 

will be improved, and how existing surface water discharge rates reduced to either 50% of the existing (or 
to greenfield runoff, whichever is greater), 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 any 

phase of development hereby approved unless alternative timescales have been agreed in writing as part  
of the strategy and shall be retained and maintained thereafter.  

  

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,  to ensure that 
the development does not contribute to, and is not put at unacceptable risk from or adversely affected by, 

unacceptable levels of water pollution caused by mobilised contaminants 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.  
 
16. No above ground construction works shall take place on any phase of the development hereby approved 

until a scheme detailing flood resilience measures to be incorporated into the development up to the flood 
level predicted for the 1:1,000 year flood event has been submitted to and approved in writing by the local 
planning authority.  The development shall be carried out in accordance with the approved scheme  and 

retained thereafter. 
 

Reason: To reduce the risk of flooding from overland flows in accordance with policy EN19 of the City of 

Salford Unitary Development Plan and policy FRD 7 of the Flood Risk and Development Supplementary 
Planning Guidance and the National Planning Policy Framework.  
 

17. Prior to first occupation of the development hereby approved a scheme shall be submitted to and agreed 
in writing by the Local Planning Authority for offsite highway works. Those works shall include 
i) the creation of a new vehicular/pedestrian access off Derwent Street including tree pits and street 

lighting details and amendment to double yellow lines; 
ii) the provision of traffic calming features in the form of speed humps, SLOW road markings and any 
related TROs; 

iii) the introduction of a new loading/servicing bay on the northern side of Derwent Street;  
iv) the extension of the existing double yellow lines at the junction of Ordsall lane and Derwent street.  
iv) Timetable for implementation of highway works 

                 
 The development shall be implemented in accordance with the approved details and the agreed timetable 

for implementation and shall be retained thereafter.   

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

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

A2 and A8 of the City of Salford Unitary Development Plan and the National Planning Policy Framework  
 
18.  The vehicle parking, servicing and other vehicular access arrangements shown on the approved plans to 

serve the development hereby permitted shall be made available for use prior to the development being 
brought into use (or in accordance with a phasing plan which shall first be agreed in writing with the local 
planning authority) and shall be retained thereafter for their intended purpose. 

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

 
19.  A) Prior to the first occupation of the development hereby permitted, a Travel Information Pack and 

details of the Travel Plan Co-ordinator shall be submitted to and have agreed in writing by the Local 

Planning Authority. This pack shall detail all modes of sustainable transport available to the site including 
cycleways, footways, public transport and any other local options as well as full incentives available to 
staff/residents. The agreed pack shall be issued to all staff/residents on appointment to work/oc cupation 

of building at the development hereby permitted. 
 
 B) Within 6 months of occupation of the development hereby approved, a Full Travel Plan (FTP) shall be 

submitted to the Local Planning Authority. The FTP should include results of travel surveys,  targets for 
modal shift, an action plan, TP budget details and real incentives and measures to encourage use of non-
car modes of travel.  The FTP shall be implemented in accordance with the agreed action plan.  

 



  

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.   
 . 

20. Prior to first occupation of the development hereby approved, a waste management plan for the 
development shall be submitted to and approved in writing by the Local Planning Authority. The plan shall 
include layout of the bin storage areas, details of how bins are moved to the collection point (within the 

site) and then to the servicing layby on Derwent Street, size of vehicles servicing the site, recycling 
facilities, bulky waste storage  hours/frequency of servicing and waste collection providers. A verification 
report to demonstrate that waste management arrangements have been implemented in accordance with 

the approved strategy shall be submitted to and approved in writing by the Local Planning Authority within 
6 months of first occupation and the development and shall continue to operate in strict accordance with 
the approved details thereafter.  

  
Reason: To ensure that the development is adequately serviced in accordance with policy DES1 of the 
City of Salford Unitary Development Plan and in the interest of pedestrian safety in accordance with 

policies A2 of the City of Salford Unitary Development Plan and the National Planning Policy Framework.  
 
21. Notwithstanding the details shown on the drawings hereby approved, details of secure cycle parking shall 

be submitted to and approved in writing by the Local Planning Authority. The approved cycle parking shall 
be implemented and made available for its intended use prior to the occupation of the development 
hereby approved and shall be retained thereafter. 

  
Reason: To encourage more sustainable modes of travel in accordance with policies ST14, A2 and A10 
of the City of Salford Unitary Development Plan and the National Planning Policy Framework.  

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

take place until full details (including samples where appropriate) of the materials to be used externally on 

the building have been submitted to and approved in writing by the Local Planning Authority.  A sample 
panel of the materials, the size of which shall first be agreed in writing by the local planning authority, 
shall be erected on site prior to any discharge application relating to this condition being submitted and 

shall be available for inspection by the local planning authority.  The sample panel shall include full details 
of the colour, type and design of jointing/coursing materials.  The development shall be constructed in 
accordance with the approved materials.  

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

Planning Policy Framework.  
 

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

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

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

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

 
(c) Any trees or shrubs planted or retained in accordance with this condition which are removed, 
uprooted, destroyed, die or become severely damaged or become seriously diseased within 5 years of 

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

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

 
24. The development hereby permitted shall not be occupied until a Landscape Management and 

Maintenance Plan, which includes a timetable for its implementation, has been submitted to and 



  

approved in writing by the Local Planning Authority. Once occupied the landscaping shall be managed in 

strict accordance with the agreed Plan thereafter.  
 

Reason: To ensure that the landscaped areas of the development are appropriately managed having 

regard to its location and the nature of the proposed development and in accordance with Policies DES1 
and DES9 of the City of Salford Unitary Development Plan, the Irwell City Park Planning Guidance and 
the National Planning Policy Framework. 

 
25.  Details of no less than 6 bat boxes/bricks and 6 bird nesting boxes/bricks shall be submitted to and 

approved in writing by the Local Planning Authority. The details shall include the exact 

location, specification and design of the habitats. The nesting boxes / bricks shall be provided strictly in 
accordance with the details so approved, installed prior to the first occupation of the development and 
shall be maintained as such thereafter.  

  
Reason: To secure opportunities for the enhancement of the nature conservation value of the site and to 
support protected species in accordance with the Nature Conservation and Biodiversity Supplementary 

Planning Document and the National Planning Policy Framework.  
 
 

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 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.  

 

3. With respect to gas protection measures the applicant's attention is drawn to BRE 414, Protection 
Measures for Housing on Gas-Contaminated Sites.  In addition the requirements of BS8845:2015 Code 
of Practice for the design of protective measures for methane and carbon dioxide ground gases for new 

buildings should be followed for installation and  the verification requirements of CIRIA C735 Good 
Practice on the Testing and Verification of Protection Systems for Buildings against Hazardous Ground 
Gasses will need to be submitted.   

  
Verification of gas protection systems needs to be undertaken during the construction process, or the 
applicant may not be able to discharge the condition.  This can lead to issues with property searches and 

/ or mortgage at a later time. 
 
4. Waste on-site -  

  
The CL:AIRE Definition of Waste: Development Industry Code of Practice (version 2) provides operators 
with a framework for determining whether or not excavated material arising from site during remediation 

and/ or land development works are waste or have ceased to be waste. Under the Code of Practice:  
  

 Excavated materials that are recovered via a treatment operation can be re-used  

 On-site providing they are treated to a standard such that they fit for purpose and unlikely  to cause 

pollution 

 Treated materials can be transferred between sites as part of a hub and cluster project  

 Some naturally occurring clean material can be transferred directly between sites  

  



  

Developers should ensure that all contaminated materials are adequately characterised both chemically 

and physically, and that the permitting status of any proposed on-site operations are clear.  
  
 The EA recommends that developers should refer to: 

 The position statement on the Definition of Waste: Development Indust ry Code of Practice 

 The waste management page on GOV.UK 
  

Waste to be taken off-site -  

  
Contaminated soil that is (or must be) disposed of is waste. Therefore, its handling, transport, treatment  
and disposal are subject to waste management legislation, which includes:  

 Duty of Care Regulations 1991 

 Hazardous Waste (England and Wales) Regulations 2005 

 Environmental Permitting (England and Wales) Regulations 2016 

 The Waste (England and Wales) Regulations 2011 

  
Developers should ensure that all contaminated materials are adequately characterised both chemically 
and physically in line with British Standard BS EN 14899:2005 'Characterization of Waste - Sampling of 

Waste Materials - Framework for the Preparation and Application of a Sampling Plan' and that the 
permitting status of any proposed treatment or disposal activity is clear.  
  

If in doubt, the Environment Agency should be contacted for advice at an early stage to avoid any delays.  
  
If the total quantity of hazardous waste material produced or taken off-site is 500kg or greater in any 12 

month period, the developer will need to register with us as a hazardous waste producer. Refer to the 
hazardous waste pages on GOV.UK for more information. 

 

5. In respect of conditions 23 materials, 14 lighting and 24 landscaping please have regard to section 7 
Security Strategy of the Land at Derwent Street, Salford - Crime Impact Statement v1.1 dated June 2020. 

 

6. Whilst the retaining wall to be demolished has been assessed as negligible risk for bats, the applicant is 
reminded that under the Habitat Regulation it is an offence to disturb, harm or kill bats.  If a bat is found 
during demolition all work should cease immediately and a suitably licensed bat worker employed to 

assess how best to safeguard the bat(s).  Natural England should also be informed.  
 
7. The Wildlife and Countryside Act 1981 (as amended) makes it an offence (with certain limited exceptions 

and in the absence of a licence) to intentionally to kill, injure or take any wild bird, or intentionally to 
damage, take or destroy its nest whilst it is being built or is in use, or to take or destroy its eggs. Further, 
the Act affords additional protection to specific species of birds listed in Schedule 1 of the Act. In respect 

of these species it is unlawful to intentionally or recklessly to disturb such a bird whilst it is nest -building or 
is at or near a nest with eggs or young; or to disturb their dependent young.  You are therefore advised to 
seek the advice of a suitably qualified ecologist before commencing works on site.  

 
8. If dewatering is necessary these abstractions were previously exempt from requiring an abstraction 

licence, but since 1 January 2018 most exempt dewatering operations above the 20m3/day threshold 

now require a licence to abstract water. 
  

More information is available on Gov.uk: https://www.gov.uk/guidance/water-management -apply-for-a-

water-abstraction-or-impoundment-licence#apply-for-a-licence-for-a-previously-exempt-abstraction 
 

9. The applicant's attention is drawn to the contents of the letter from United Utilities dated 18th December 

2021 
 
10. In respect of condition 24 (landscaping) please ensure the timetable for deliver accounts for the closure of 

the PROW along the riverside link. Additional bollards are required on either side of the accessway 
between the back of proposed adopted footway and access gate is needed to prevent anti -social parking 
over the private public realm area. Additional soft landscaping should be incorporated into the scheme to 

improve the sites biodiversity.  
 
11. In respect of the following highways matters please note the contact details:  

 

https://www.gov.uk/guidance/water-management-apply-for-a-water-abstraction-or-impoundment-licence#apply-for-a-licence-for-a-previously-exempt-abstraction
https://www.gov.uk/guidance/water-management-apply-for-a-water-abstraction-or-impoundment-licence#apply-for-a-licence-for-a-previously-exempt-abstraction


  

 Dilapidation Survey: 

 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   

  
 Highway Permits/Licensing: 

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  
 
S278 Works: 

- The Developer shall contact Neil Ashmall to arrange for the S278 element of the development. Tel: 
0161 779 4883 or by email: neil.ashmall@salford.gov.uk.  

- Traffic Regulation Order and Traffic Management the Developer shall contact Raymond Scholes to 

arrange for the TRO element of the development. Email: raymond.scholes@salford.gov.uk. 
- The Developer shall contact Rob Smith to arrange for the Temporary TRO and On-site Traffic 

Management element of the development. Tel: 0161 779 6165 or by email: rob.smith@salford.gov.uk.  

 
12.  The applicant shall enter into a S278 agreement to facilitate associated highway works. Prior to the S278 

agreement being signed, the works on the adopted highway will be delivered by an S171 agreement and 

Greater Manchester Roads Activities Permit Scheme (GMRAPS).  
 

Drainage, street lighting, street name signage, traffic regulatory signage and utilities floor box that is 

affected by the development should be diverted or protected. 
 
Any amendments to the carriageway and footways need to be re-instated using similar materials or a 

material that is recommended by the council engineers. 
 
Applicant must ensure existing utilities (ie BT floor box and adopted street lighting) are protected and 

have permission from various utility providers to undertake any work within the vicinity of the utility and 
within the footway and protection to the construction of the existing carriageway.  

 

13. Any amendments to the adopted carriageway and footways needs to be re-instated using similar 
materials or a material that is recommended by the council engineers.  

 

14. Applicant must ensure existing utilities (ie BT floor box and adopted street lighting) are protect ed and 
have permission from various utility providers to undertake any work within the vicinity of the utility and 
within the footway and protection to the construction of the existing carriageway.  

 
15. In respect of conditions 3 and 15, the submission should demonstrate that the disposal of surface and 

foul water and the impacts from the construction period will have no negative impacts on the River Irwell 

in accordance with the Water Framework Directive. 
 
16.  It is strongly recommended by the Environment Agency that the applicant /agent produces an evacuation 

plan and/or recommend residents signs up to flood warnings (by calling Floodline on 0345 988 1188 or by 
visiting https://www.gov.uk/sign-up-for-flood-warnings).     

 

17.  In respect of condition 15 the surface water scheme should include sufficient pollution prevention devices 
prior to discharge i.e. a bypass separator or a hydrodynamic separator.  

 

18. In respect of condition 8 there shall be a minimum of 1 parking bay with an electric charging point all other 
spaces should have wiring only to ensure the infrastructure is there for the future . The charging point 
shall as a minimum be capable of Type 2 "Fast" charging and wired to a dedicated 30A spur to provide 

7KV charging capacity. 
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