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

 

APPLICATION No: 22/79440/FUL 

APPLICANT: The English Cities Fund (ECF) 

LOCATION: Land at Winders Way, Frederick Road, Wynne Street, Lissadel 

Street and Strawberry Hill, Salford 

PROPOSAL: Erection of a new green pedestrian and cycle bridge across 

Frederick Road and Wynne Street together with new public 

realm improvements ('Salford Rise'); hard and soft landscaping; 

highway works including the closure of Wynne Street to 

vehicular traffic, the removal of bollards on the corner of 

Lissadel Street and Strawberry Hill and the creation of new 

accesses off Broughton Road East; and other associated works 

including demolition of buildings on Wynne Street and Winders 

Way and Salbec House 

WARD: 

REASON FOR 

PANEL DECISION: 

Pendleton and Charlestown 

 

Site area greater than 2 hectares (2.57ha) 

 

  

 
Figure 1 – Site Location Plan  



  

Description of Site and Surrounding Area 
 
The application site extends to 2.57 hectares in total and effectively comprises two parcels of land either side of 
Frederick Road (B6186). The land parcel to the north of Frederick Road encompasses the office units at 27, 31, 
35 and 37 Winders Way, together with Salbec House, which form part of the Council-owned Salford Innovation 
Park. Areas of landscaping, unadopted highway and parking/circulation areas around the units together with the 
main vehicular access from Frederick Road, which also serves the adjacent Innovation Forum, are also included 
in the site boundary, along with a section of land on the northern boundary of the Innovation Forum car park. 
 
The boundary of the site extends from the south-east of 35 Winders Way across Frederick Road to meet with 
Wynne Street. South of Frederick Road, the southern part of the site encompasses the full length of Wynne Street, 
areas of soft landscaping to the rear of units at Salford University Business Park on Leslie Hough Way, sections 
of Strawberry Hill at the junctions with Lissadel Street and the footpaths to Wallness Lane, and the Lissadel 
Science Park (Wynne Street Industrial Estate), including the telecommunications mast in the north-east corner of 
the site. In addition, the site boundary includes bollards which sit across Strawberry Hill at its mid-way point. 
 

 
Figure 2 – Site Aerial Photo (View North) 

 
Land uses surrounding the site are mixed. Adjacent to the north-east boundary of the northern parcel are two 
employment sites; a warehousing/distribution building known as Newards House at 21 Broughton Road East and 
the Salford Innovation Forum, which comprises purpose-built workspace, including offices and 
meeting/conference spaces, aimed at start-ups and SMEs.  
 
Further to the north-east, on the opposite side of Broughton Road East from the Innovation Forum, is land at 
Stervon House, which is subject of an application for planning permission for redevelopment with a part 5, part 6-
storey building containing student accommodation cluster flats (comprising 412 beds) together with commercial 
units at ground floor (ref. 19/74385/FUL) known as ‘Gather Peel Park’. Further to the north is the former British 
Vita site, subject of a planning application for residential development comprising 168 dwellings (ref. 
21/78729/FUL). 
 
The former Charlestown Community Primary School sits to the north-west of the northern parcel, on the opposite 
side of Broughton Road East, beyond which is an area of housing which extends to border Cromwell Road. South-
west of the Winders Way site is the Salford City College City Skills campus, on the opposite side of Lissadel 
Street.  
 
The Salford University Business Park at Leslie Hough Way sits opposite the entrance to the Winders Way site, 
on the southern side of Frederick Road, and is host to around 54 office/commercial units; the western-most units 
back onto a landscaped strip which runs parallel to Wynne Street along its full length. 
 



  

The site of the former Technology House sits to the south of Frederick Road, between Wynne Street and Lissadel 
Street. Construction is currently well underway on this site of the North of England Robotics Innovation Centre 
(‘NERC’), in accordance with a planning permission granted in 2021. South of the NERC and west of Wynne 
Street is a terrace of nine, two-storey, late 19th-early 20th Century dwellings which front onto Scarsdale Street – 
these properties are separated from the Lissadel Science Park site by an area of scrubland with relatively dense 
tree cover. 
 
At the southern end of Wynne Street is a residential street, Strawberry Hill, onto which front several 19th Century 
terraced properties. Access is taken from Strawberry Hill to Peel Mount, a narrow cul-de-sac which serves a small 
cluster of dwellings which face towards the woodland which drops down to Wallness Lane. Strawberry Hill is 
currently filtered, with no vehicular access between the eastern and western halves of the street courtesy of a 
spread of concrete bollards. 
 
Land uses to the west of the Lissadel Science Park and Lissadel Street are commercial, comprising the Travis 
Perkins builder’s yard/depot and beyond that the Electricity North West Salford Depot at the locally listed Norweb 
Offices building. Further west of the site, at the corner of Frederick Road and Cheltenham Street is a site subject 
of an application for planning permission for the construction of a 10-15 storey building containing 353 studios 
comprising purpose-built student accommodation (ref. 21/79021/FUL). 
 
The north-western edge of The Crescent Conservation Area lies approximately 50m to the east of the site 
boundary, encompassing the northern end of the David Lewis Recreation Ground and the locally listed Lodge 
(106 Frederick Road). Further east along Frederick Road is the Grade II listed Wallness Bridge, circa 300m from 
the eastern boundary of the application site.  
 
The northern land parcel generally slopes downwards from the west to the east, with the highest elevation in the 
west approximately 39.7m AOD and the lowest adjacent to the Innovation Forum at approximately 31m AOD. 
 
Background - Crescent Development Framework (‘CDF’) 
 
The application is submitted by The English Cities Fund (ECF), a strategic joint venture between Homes England, 
Legal & General and Muse Developments. In 2020 the Council and the University of Salford appointed ECF as 
the development partner to deliver the regeneration set out under the Crescent Development Framework. 
 

 
Figure 3 – Crescent Development Framework boundary and Key Existing Assets 

 
The Crescent Development Framework was formally approved by the Council in January 2021 and is a planning 
framework for the Crescent area that seeks to deliver a successful and vibrant new city district. The Framework 
covers an area of approximately 102 hectares, stretching from Chapel Street in the east to land west of Frederick 



  

Road in the west. The Framework area forms a major gateway into City Centre Salford from the west and 
represents Salford’s principal cultural and higher education hub, containing the Peel Park and Fredrick Road 
Campuses of the University of Salford, the Council-owned Salford Innovation Park, and civic amenities such as 
Salford Museum and Art Gallery, Peel Park and the Meadows. Surrounding the Framework Area are established 
communities centred around Pendleton, Lower Broughton and Chapel Street. 
 
The overarching Vision of the Framework is: 

“[The transformation of] this part of Salford into a globally recognised destination for people to live, learn, 
work, visit, play and be active. It will build on the existing positive characteristics of Salford, such as the 
historic environment around the Crescent Conservation Area, to deliver a distinctive sense of place. It will 
create an inspiring, attractive and sustainable place which generates professional and educational 
opportunities for the benefit of the wider community whilst also protecting and enhancing the natural 
environment.” 

 
The CDF has been divided into six ‘zones’ which will form distinct character areas. The application site sits within 
Zone 1 ‘Health and Innovation’, which is proposed as a successful and unified zone where a distinct identity can 
be developed and which facilitates both research and industry to co-locate, providing a dedicated space for 
collaboration and partnerships to be developed.  
 
The Development Principles for the Zone build upon committed projects within the area, such as the North of 
England Robotics Innovation Centre and Energy House 2.0. The Zone is divided into Health & Innovation Zone 
West, Innovation Centre and Health & Innovation Zone North, the latter of which sits to the north of the Frederick 
Road corridor. The Framework seeks to deliver a new 40,000+ sq. ft. ‘Innovation Centre’ at the centre, which will 
serve as the anchor within the area, providing space for industry and the University to come together, and sits 
centrally on the linear park which forms the main spine route connecting the Zone with the wider area.  
 
A key objective of the Framework is to address the constraint provided by the Fredrick Road corridor, which forms 
a distinct barrier across the Zone running east to west. The CDF notes that the barrier will be removed through 
development of a major piece of infrastructure which would be, in essence, a podium over Frederick Road. A 
conceptual vision is provided within the Framework and is shown in Figure 4 below. The intention of the podium 
is to ensure that pedestrian and cycle connectivity within the area is enhanced through provision of a safe, shared 
space surface connecting into city-wide cycling and walking infrastructure and which also provides connections 
between the University campus and Peel Park and the existing residential communities to the north of the 
Crescent area and the proposed multi-modal sustainable transport ‘Movement Hub’ in the northern section of the 
Innovation Zone. 
 

 
Figure 4 – Crescent Development Framework Frederick Road Podium Visual 

 
The CDF sets out that the podium is to create a new public space that is to attract visitors in its own right, providing 
a significant community resource which can be used to contribute to improved health and wellbeing. The podium 
is intended to be an iconic new ‘boulevard in the sky’ with views, seating areas and new planting, blurring the 
lines between built and natural environments. 
 
The wider vision for the Zone can be seen within the Illustrative Masterplan – Figure 5 below. 
 



  

 
Figure 5 – Crescent Development Framework – Innovation Zone Illustrative Masterplan 

 
Description of Proposal 
 
The application seeks full planning permission for the creation of a new infrastructure spine, which forms the first 
step in the proposed multi-phase transformation of the surrounding area (in accordance with the Crescent 
Development Framework), comprising: 

• A circa 90m-long and 10m-wide ‘planted’ or ‘garden’ bridge forming a pedestrian and cycle link across 
Frederick Road (‘Salford Rise’); 

• Creation of an extensive new area of public realm within the northern section of the site (‘Salford Steps’) 
comprising a terraced area of open space containing a series of distinct landscaped spaces and a network 
of pedestrian and cycle connections, together with plazas and open space with the potential to host 
events; and 

• A dedicated cycle and pedestrian route along the existing alignment of Wynne Street, linking Salford Rise 
and the existing footpaths leading to Wallness Lane and the Salford University campus. 

 



  

 
Figure 6 – Proposed Landscape Masterplan 

 
In order to facilitate the delivery of the scheme, the application includes for the demolition of the following 
buildings/structures: 

• Salbec House (Salford Innovation Park); 

• 27, 31, 35 and 37 Winders Way (Salford Innovation Park); 

• A small gatehouse/security building on Winders Way; 

• Two buildings which form Lissadel Science Park (Wynne Street Industrial Estate); and 

• The 23m-high telecommunications lattice mast in the north-east corner of the Lissadel Science Park. 
 



  

In the northern land parcel, the development would give rise to a re-configuration of access provision to existing 
and retained buildings. The existing access from Frederick Road into Winders Way would be stopped up; 
replacement vehicular access to the retained units on Winders Way would be provided from Broughton Road East 
on the north-west boundary of the site. A new vehicular access to the Salford Innovation Forum car park would 
be provided from Broughton Road East on the north-east boundary of the site. A new pedestrian arrival and 
entrance space to the frontage of Innovation Forum would be provided in place of the existing gated arrangement. 
 
In the southern land parcel, the development would also necessitate a re-configuration of existing access and 
highway arrangements. Wynne Street would be stopped-up along its full length and would be re-purposed as a 
new dedicated pedestrian and cycle route, which rises on an embankment to meet with the southern end of the 
Salford Rise bridge. Scarsdale Street, which can currently be accessed from either end, would be closed at the 
Wynne Street (eastern) end and would become a cul-de-sac accessible only from Lissadel Street. Strawberry Hill 
is currently divided in the centre by a modal filter (bollards), with the western half accessible from Lissadel Street 
and the eastern half accessible from Wynne Street; the modal filter would be removed, with the full extent of 
Strawberry Hill being accessible only from Lissadel Street. 
 
The bridge is proposed to be constructed with a slender concrete deck, containing soil voids to facilitate the 
proposed tree and other planting, which would sit on top of a network of steel trusses, in turn connecting into a 
series of white concrete piers. The bridge abutment to the north would be formed of structural concrete but would 
be faced with gabion baskets and a ‘green wall’ along the edge facing into Salford Steps. The southern bridge 
abutment would be left as exposed structural concrete, with potential for future provision of a public art installation. 
 

 
Figure 7 – Illustrative View of Salford Rise – View East along Frederick Road 

 
  



  

Environmental Impact Assessment (EIA) 
 
The proposed development falls under the category of “Infrastructure Projects – Urban Development Projects” 
(Schedule 2, 10. (b)) as described within the Town and Country Planning (Environmental Impact Assessment) 
Regulations 2017. Having had regard to the selection criteria in Schedule 3 of the regulations, the likelihood of 
significant environmental effects from the proposed development was considered to be low. An Environmental 
Statement was therefore deemed not to be required. 
 
Relevant Planning History 
 
Salbec House 
20/74719/FUL | Approved 
Temporary change of use from office (B1) to school (D1 non-residential institution) together with the creation of a 
new pedestrian access from Broughton Road East and the installation of 2.4m high galvanised steel fencing 

N.B. Temporary planning permission granted for a 12-month period, which expired 31 August 2021. 
 
20/75590/DISCON | Request Determined 
Request for confirmation of compliance of conditions 3 (Cycle Store) and 4 (Access and gate) attached to planning 
permission 20/74719/FUL 
 
Lissadel Science Park / Wynne Street Industrial Estate 
15/66706/FUL | Approved 
Installation of a 22.8 m lattice mast, accommodating 9no. antennas, 1no 600mm diameter dish and 2no 300m 
dish, 3no equipment cabinets and 1no meter cabinet set,  together with 2.1m high wrought iron fenced compound 
 
18/71246/FUL | Approved 
Proposed container extension to Unit to provide additional office space 
 
20/76351/ELCOM 
20/76354/ELCOM 
21/78529/ELCOM 
Notifications of works under permitted development rights for upgrades to antennae on the existing mast to 
provide additional services (including 5G). 
 
Innovation Forum 
04/47554/FUL | Approved 
Erection of three storey building for Salford Innovation Hub comprising business space, conference facilities, 
education space, community training and employment and business advice 
 
07/54375/FUL | Approved 
Erection of a three-storey building for Salford Innovation Hub with variation to condition 2 (Revised Landscape 
Scheme) on planning permission 04/47554/FUL 
 
Technology House (North of England Robotics Innovation Centre (‘NERC’)) 
19/73833/FUL | Approved 
Demolition of the existing Technology House office accommodation, erection of a 2 storey, 2098m2 research 
facility for the Centre of Excellence in Intelligent Automation & Robotics, containing 3 dedicated labs with 
associated office and back of house accommodation. 
 
20/76657/DISCON | Request Determined 
Request for confirmation of compliance of condition 4 (Construction Method Statement) attached to planning 
permission 19/73833/FUL 
 
21/77319/NMA | Approved 
Application for a non-material amendment following the  grant of planning permission 19/73833/FUL for 
amendment to condition 8 (surface water drainage) 
 
21/77562/FUL | Approved 
Erection of a two storey, Research and Business Collaboration facility, comprising 3 laboratories associated office 
and back of house accommodation 



  

21/78355/DISCON | Request Determined 
Request for confirmation of compliance of conditions 6 (Phase 2 Site Investigation report), 8 (Surface Water 
Drainage) and 9 (Piling) attached to planning permission 21/77562/FUL 
 
22/79218/DISCON | Pending 
Request for confirmation of compliance of conditions 3 (materials) and 11 (highway works) attached to planning 
permission 21/77562/FUL 
 
Pre-application Community Involvement 
 
The Crescent Development Framework is accompanied by a Consultation Statement, which sets out an overview 
of the engagement undertaken in preparing the CDF. An initial Scoping Consultation was undertaken by the 
Council in July/August 2020, with notifications sent to approximately 6,000 residents and local businesses within 
and immediately adjacent to the Framework area. Further public consultation was undertaken on the Draft 
Development Framework in October-December 2020. Representations were considered by the Council in the 
preparation of the final Development Framework.  
 
In advance of submission of this planning application a leaflet was distributed to local residents and businesses 
in the area surrounding the site to provide advance notice of the planning application and provide pertinent 
information regarding the proposed development, including clarification of proposed access/egress arrangements 
for surrounding streets. 
 
Neighbour Notification 
 
Letters of notification were sent by the LPA to 150 properties in March/April 2022. 
 
The application has also been publicised by way of numerous site notices, and a press notice within the 
Manchester Weekly News, as detailed below. 
 
Publicity 
 
Site Notice: Non HH Article 15  
Reason: Wider Publicity 
 
Press Advert: Manchester Weekly News Salford Edition Date Published: 31 March 2022 
Reason: Article 15 Standard Press Notice 
 
Representations 
 
Four representations have been received; one supporter letter, two objections and one neutral comment.  
 
The representations are summarised as follows: 
 

 C – Comment Received         R – Officer Response 

C The walkway and grassy area to the side of 48 Strawberry Hill has not been maintained for 
some years; please ensure that this area is landscaped and provision made for bins to 
reduce littering. 
The trees on the northern side of Strawberry Hill need to be maintained and trimmed back. 

R The submitted Landscape Masterplan includes the parcel of land at the end of Wynne 
Street which sits between 48 Strawberry Hill and the units on Leslie Hough Way. An 
improved connection between Wynne Street and the existing footpaths which lead to 
Wallness Lane is to be provided, with a detailed scheme for the landscape design (and 
provision of street furniture such as lighting and bins) to be agreed under the provisions of 
the relevant conditions. 

C The closure of Wynne Street will reduce on-street parking capacity within the area, which 
is currently well-used, particularly by students. Consider that there is a need for No 
Waiting at Any Time restrictions to ensure access to Peel Mount is protected. 
Request that residents of Strawberry Hill are given local parking permits. 



  

R It is recognised that the closure of Wynne Street and the amendments to vehicle 
circulation routes within the immediate vicinity will require mitigation by way of 
implementation of traffic management measures; a relevant condition is recommended 
requiring agreement of a detailed scheme. 

C It is understood that the second phase of development in the Innovation Zone will involve 
a Compulsory Purchase Order (CPO) to acquire houses on Strawberry Hill and demolish 
them. There are families and friends within the community that have lived there for many 
years and who object to the proposed demolition of their streets. Concerns are also raised 
that nobody has been notified of a potential CPO. 

R The proposals subject of this application do not require or necessitate the acquisition of 
any third-party land by way of a CPO. 
 
The proposals for the Innovation Zone set out on the Illustrative Masterplan within the 
Crescent Development Framework include for the comprehensive redevelopment of the 
area to deliver a unified zone to attract future investment, research, development and job 
creation. The Illustrative Masterplan therefore includes for the redevelopment of land 
currently occupied by residential properties on Scarsdale Street, Strawberry Hill and Peel 
Mount. 
 
The Framework has been subject of extensive public engagement and consultation 
processes prior to adoption by the Council. Any subsequent planning application for future 
phases of the Innovation Zone would be subject of public consultation and use of any 
CPO powers to assemble land would need to take place in accordance with the relevant 
statutory provisions. 

C The development will be an absolute nightmare for tenants of the Salford Innovation 
Forum. 

R The precise nature of the objection is unclear. 
 
It is noted that Salford Rise will enhance opportunities for active travel for occupiers of the 
Innovation Forum, removing the significant barrier to movement which Frederick Road 
presents, and also provide a new high-quality, public realm setting for the building.  
 
The scheme includes for the provision of a new vehicular access to the Innovation Forum, 
from Broughton Road East, which will maintain access to the existing car park. 
The application is accompanied by a Construction Management Plan, which sets out 
mitigation measures to reduce potential disruption to neighbours. 

 
Consultations (Summaries) 
 
Air Quality, Noise and Contaminated Land 
Air Quality 
The proposed development is within the Greater Manchester Air Quality Management Area, however the scale 
and nature of the development is not likely to have a significant impact on traffic.  As such I have no objections to 
the development on Air Quality Grounds. 
 
Noise 
The main impacts of the development with respect to noise relate to the construction phase. The applicant has 
submitted a Construction Management Plan which includes details of measures aimed at minimising disturbance 
during the demolition and construction phase. The plan is considered appropriate; as such I have no objection to 
the application on the grounds of noise subject to a condition requiring compliance with the submitted CMP. 
 
Land Contamination 
The site has a number of historic uses; such uses have the potential to leave legacy pollutants within soils or 
underlying groundwater. Where a pathway exists between a pollutant and a receptor (human health or the wider 
environment) a pollutant linkage may be created. The desk study report submitted with the application has 
assessed the potential for a pollution linkage between any identified source, and a receptor.  The assessment 
considers there are a range of potential risks which require further investigation. The conclusions of the report are 
accepted and as such I have no objection to the application subject to conditions requiring a Phase 2 Site 
Investigation report, a remediation strategy (if necessary) and a verification report.  



  

 
Arboricultural Consultant 
No objection – the extent of tree loss is acceptable for this scale of development. Whilst the retained Root 
Protection Areas are included in the Constraints Plan, an Arboricultural Impact Assessment/Tree Protection Plan 
and Arboricultural Method Statement should be submitted for any works that are to take place near retained trees. 
It is positive to see landscape plans indicate many new tree plantings – detail should be provided of the specific 
species that are to be planted together with suitable planting/irrigation systems and a robust aftercare schedule. 
 
Canal and River Trust 
Confirm that the CRT has no comment to make on the application. 
 
Design for Security 
No comments received to date. 
 
Environment Agency 
No objection, subject to conditions. 
 
In accordance with the findings of the submitted Phase 1 Geotechnical and GeoEnvironmental Assessment, the 
site has some historic industrial land uses associated with prior occupations. The site is also in an environmentally 
sensitive location being above a secondary aquifer and principal aquifer. The River Irwell is also located to the 
east at approximately 300 metres. 
 
The applicants’ submissions demonstrates that it will be possible to manage the risks posed to controlled waters 
by this development, by way of conditions requiring approval of a detailed remediation strategy (and subsequent 
verification). Additional conditions are also recommended relating to control of infiltration drainage and a 
requirement for express consent for piling or other penetrative foundation designs. 
 
Flood Risk and Drainage Officer 
No objection, subject to recommended standard conditions (approval of surface water drainage strategy and 
restriction of discharge rate to 10.7 l/s as directed by United Utilities). 
 
The submitted Flood Risk Assessment is acceptable. The development is classed as ‘Less Vulnerable’ owing to 
its public realm nature – this is deemed appropriate in this flood zone. There is a low risk of surface water flooding 
to the site. The development is a brownfield site in the Core Conurbation Critical Drainage Area; the SFRA guide 
requires a reduction in surface water runoff to 50% of the existing. The applicant has provided a drainage strategy 
with accompanying plans and calculations, which indicate that SuDS infiltration is not possible at this site owing 
to unsuitable ground conditions. Surface water discharge will be connected to the public surface water sewer with 
flow restricted to 10.7l/s, between 2No discharge points, and suitable attenuation storage. 
 
The applicant intends to divert a public surface water sewer, abandon unused sewers and abandon assume 
unused water supplies pipes – it is understood that the applicant is liaising with United Utilities in relation to this 
matter. 
 
Greater Manchester Archaeological Advisory Service (GMAAS) 
No objection – having reviewed relevant records, GMAAS are satisfied that the delivery of the scheme will have 
no impact on below-ground archaeological remains and no further investigation is required. 
 
Greater Manchester Ecological Unit (GMEU) 
No objection, subject to conditions and further bat survey work. 
 
Buildings on the site were assessed for bat roosting potential. Three buildings (Salbec House and Wynne Street 
Industrial Estate) were assessed as negligible risk. Three buildings (on the Winders Way site) were assessed as 
low risk. In line with best practice, one bat emergence survey should be carried out for each of the three ‘low risk’ 
buildings prior to determination. 
 
All other potential protected species other than reptiles were reasonably discounted owing to a lack of suitable 
habitat on or near the site. With regards reptiles, the applicant’s ecologist assessed the site as very low risk owing 
to a lack of records but due to suitable habitat recommended reasonable avoidance measures (RAMs). 
 



  

Trees and shrubs will be lost as a result of the development potential bird nesting habitat.  All British birds nests 
and eggs (with certain limited exceptions) are protected by Section 1 of the Wildlife & Countryside Act 1981, as 
amended. A condition is recommended requiring a detailed bird nest survey if tree or shrub clearance is carried 
out March-August in any year. 
 
There is one desk top record of hedgehog. This was 250m to the south, presumably the record on Peel Park.  It 
is therefore possible that hedgehog utilise this site and therefore reasonable avoidance measures have been 
recommended. These can be combined with the reptile RAMs noted above. A condition is recommended requiring 
agreement of a RAMs for mammals and reptiles prior to commencement of any earthworks or vegetation 
clearance. 
 
The development will result in a net decrease in the area of hardstanding and increase in the level of moderate 
value habitats. I am satisfied based on the indicative landscape proposals that an overall enhancement of the site 
will be achieved and therefore happy for the final landscape details to be conditioned. Habitat mitigation for loss 
of bird nesting habitat should also be provided through use of bird boxes on retained trees; again, the detail can 
be conditioned. 
 
Heritage 
No objection. The development proposal is in proximity of a number of heritage assets, however given the distance 
from them, intervening development and in the context of surrounding urban development it is not considered that 
the proposal would harm their significance or setting. 
 
Highways 
No objection, subject to conditions. 
 
Highway Impact 
The LHA consider that the road closures and relocated access points will cause little impact in terms of traffic 
diversion and do not warrant an impact assessment. Furthermore, the loss of employment/ industrial units within 
the red line boundary will reduce the trip attraction of the site for motorised vehicles.   
 
Collision Investigation 
Note TfGM comments regarding presentation of collision data within the Transport Statement (suggested 
identification of collisions related to pedestrians/cyclists) – note, however, that the scheme seeks to separate 
pedestrians/cyclists from motorised vehicles and as such should present a betterment for safety of vulnerable 
road users and LHA therefore do not consider submission of further information necessary. 
 
Site Accessibility 
It is recognised that the concept plans for the scheme were shared with TfGM’s Active Travel Design Review 
Panel in early 2022, and were well received – it is noted that the scheme was considered to link in well with works 
under construction for the upgrade of the Fredrick Road/Broad Street (A6) junction (new segregated cycling and 
walking facilities and efficiency improvements). TfGM have expressed a preference for the extension of cycle 
infrastructure provision along Fredrick Road and Camp Street to link with the Broughton Cycleway enhancements 
on Great Clowes Street/Blackfriars Road. The LHA do not disagree that there would be value in such works, but 
note that consideration is limited to the application as submitted and that expansion could not be required. 
 
Design 
Note that TfGM query the proposal for a shared walking and cycling route, contrary to LTN 1/20 guidance which 
recommends segregated facilities. The applicant has subsequently provided a justification – that the vision for 
Salford Rise is to create a shared pedestrian and cycle route that has been designed to slow cyclists, encourage 
dwell time and provide an experience for all users rather than primarily being a movement route. This justification 
is accepted by the LHA. It is noted that conditioning the detailed layout of the pedestrian/cycle space in order to 
agree such detail at a later date is considered appropriate. 
 
TfGM also noted that the Transport Statement does not specify widths or maximum gradients for the bridge 
structure and requested clarity. TfGM requested gradients no greater than 1:20, and recommended clear width to 
the shared pedestrian/cycle path across the bridge of 4.5m, extended by 0.5m for any fixed objects to either side. 
The applicant subsequently clarified that the bridge and bridge approach have been designed at a 1:21 and 1:25 
slope and that areas for dwell with seating either side of the route have been provided as resting places. The 
route width varies along its length from a minimum of 4m, widening to 5.7m in some sections – the number of 



  

anticipated future cyclists is not anticipated to exceed 300 per hour. The LHA accepts the proposed gradients and 
proposes that the detail of the cycle/pedestrian shared route may be dealt with by way of a condition. 
 
Junction Alterations 
TfGM provided comments in respect of the need for amendments to kerb radii where amendments are being 
made to sideroads (requirement for design to accord with Manual for Streets) and the need for side roads to be 
constructed such that pedestrians and cyclists crossing them have priority over vehicles turning into or out of side 
roads, in accordance with Greater Manchester’s Interim Active Travel Guide. The LHA consider that detailed 
designs can be agreed by way of conditions or during the detailed design stage (s278 agreement). 
 
Infrastructure/Highway Design 
The Council’s Highway Design team have advised that they have worked closely with the Council’s Development 
Partner (ECF) – and the early highway interventions are to be picked-up under s171 licenses, with the main works 
on Frederick Road/Winders Way being covered by a s38/s278 agreement. 
 
Although lighting information has been provided by the applicant, the detail should be conditioned to provide the 
LHA with the opportunity to review and agree lighting proposals. 
 
The relevant drawing within the Transport Statement for the alterations to the junction of Winders Way and 
Frederick Road shows a proposal to hatch a sliver of carriageway following closure – this is inconsistent with other 
drawings and would not be supported without good reason. The applicant subsequently confirmed that they are 
satisfied to omit this detail and confirmed that a kerb build-out would be taken forward in lieu of hatching. The LHA 
accepts this change, although no amended plans have been submitted – the matter is to be addressed by way of 
a condition. 
 
Structures 
The LHA have consulted SCC’s Structures team who advise that they have undertaken an extensive review with 
the designer in relation to their CG300 Approval in Principle for the bridge structure and that there will be a 
requirement for a Bridging over Licence in accordance with Section 176 of the Highways Act 1980. Request 
clarification on future ownership/management/maintenance arrangements. 
 
Innovation Park 
Requested clarification of how much parking is to be retained within the Winders Way site for the retained blocks, 
to ensure there is no overspill parking. Also requested clarification of the proposed gradient of the new entrance 
from Broughton Road East to Winders Way. Additional information was subsequently provided, and the applicant 
confirmed that 66 no. standard size spaces and 12 no. disabled spaces are to be retained for the two retained 
blocks on Winders Way – the LHA raise no objection, given that the parking reduction is on a pro-rata basis to 
the floorspace reduction on site. A condition is required for the detailed design of the new entrance. 
 
Road Closures 
The principle of the proposed stopping up of highways set out in the Transport Statement is accepted – it is noted 
that a separate process will need to be undertaken, pursuant to s247 of the TCPA to stop-up the adopted highway 
to enable the development. 
 
Traffic Regulation Orders 
There is some concern raised that the proposals result in the loss of on-street parking and the potential impacts 
that displacement of this parking may cause – this could be to the detriment of residents on Strawberry Hill and 
Scarsdale Street and as such it is considered appropriate for the applicant to fund a Residents Parking Scheme 
to cover these roads. The implementation of TROs is part of a separate process that requires a separate 
consultation process and may or may not be successful. It is suggested that the applicant fund the proposal which 
the Council would progress following consultation with local residents. 
 
Conditions Required 
Conditions are required in order to secure a mechanism for approval of the following: 

• The new access from Broughton Road East to the car park; 

• Street lighting provision; 

• New footway construction across the current junction of Winders Way and Frederick Road; and 

• Detail of TROs for parking restrictions/arrangements around the junctions of Strawberry Hill and Wynne 
Street, and Scarsdale Street and Wynne Street. 



  

Landscape 
This development is fantastic and will be a phenomenal asset to Salford and its residents. It is fantastic to see 
such an exciting and engaging scheme that puts green and blue infrastructure at the top of the agenda. The 
information provided within the application is, however, insufficient to provide approval of landscape proposals 
and several matters are to be dealt with by way of conditions: 

• Detailed landscape general arrangements including material specifications; 

• Detail of surface water attenuation; 

• Detail of habitat enhancement features such a bird & bat boxes and hibernacula; 

• Tree protection plans in accordance with BS 5837:2012; 

• Full tree planting plan including tree pit details, method of securing etc. 

• Further information regarding tree planting proposed for the bridge deck; 

• Full planting plan illustrating plant schedule, numbers, sizes and planting densities – species should be 
chosen to enhance biodiversity and result in net gain; 

• Detail of boundary treatments; 

• Topographical information including existing and proposed levels and gradients; and 

• Maintenance/management schedule/plan for all hard and soft landscaping elements. 
 
Note that the applicant should consider the use of nature-based solutions including green facades/walls, native 
and ornamental meadows, swales, rain gardens, permeable paving with attenuation, SuDS enabled street trees 
and other SuDS drainage systems as appropriate. 
 
Regeneration 
The Development Team and University of Salford have been working in partnership with the English Cities Fund 
(our jointly appointed developer partner for the Crescent area) since early 2020 to develop our shared future vision 
for the Crescent area. The overarching vision, and approach to delivering each of the distinct component 
development zones, is set out in the Council’s approved Crescent Development Framework (January 2021). 
 
The Salford Rise application site sits at the northern end of the area covered by the framework and at the heart 
of the Crescent Health and Innovation Zone. Salford Rise is a key element of the vision to improve connectivity 
and remove barriers across the Innovation Zone, as set out on pages 138-47 of the framework. Page 143 refers 
specifically to the ‘Frederick Road Podium’. This ‘podium’ is Salford Rise, a critical connectivity and public realm 
proposal, delivery of which will provide both the connectivity improvements and significant improvements to the 
overall public realm through the heart of the Innovation Zone that are needed to attract future investment, 
research, development and job creation.  
 
The Development Team have worked closely with the English Cities Fund and University to develop both the 
vision for the Innovation Zone and on the funding bid for Salford Rise, which secured Government Levelling Up 
Funding for delivery of Salford Rise. Delivery of Salford Rise will continue the process of bringing the vision for 
the Crescent area to life, maintaining development momentum as associated Innovation Zone projects (such as 
the University’s North of England Robotics Innovation Centre) near completion in the coming months. Section 08 
of the Development Framework (Delivering the Development Framework) also illustrates that the proposed 
delivery of Salford Rise as part of the first phase of development across the Innovation Zone is in line with the 
partners overall phasing plan for the area.   
 
The terms of the secured Government delivery funding for Salford Rise require the project to be brought forward 
in line with agreed milestones, planning approval being a key project milestone. As such, the Development Team 
are fully supportive of this planning application, approval of which will enable the Council to utilise the secured 
delivery funding to progress this exciting project with our partners.    
 
United Utilities 
No objection, subject to conditions. 
 
UU’s initial response highlighted that development is proposed close to, or potentially over, a number of UU water 
assets and requested that the applicant provide clarity regarding their exact location. In response, the applicant 
has provided additional information and dialogue regarding the approach to ensuring that the proposals do not 
impact UU assets. UU confirm that they are happy with the applicant’s response and that protection measures for 
the construction and operational period can be secured by way of a condition. 
 



  

UU have also reviewed the submitted Drainage Strategy and confirmed that they consider the proposals to be 
acceptable in principle, with confirmation that the surface water discharge rate to the UU system should be 
restricted to 10.7 l/s. Recommend conditions requiring implementation of the Drainage Strategy, and agreement 
of a management/maintenance regime for SuDS.  
 
Planning Policy 
 
Development Plan Policy 
 
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. 
 
City of Salford Unitary Development Plan (UDP) 
 
Policy ST1 Sustainable Urban Neighbourhoods 
Policy ST3 Employment Supply 
Policy ST5 Transport Networks  
Policy ST13 Natural Environmental Assets 
Policy ST14 Global Environment 
Policy ST15 Historic Environment 
Policy DES1 Respecting Context 
Policy DES2 Circulation and Movement 
Policy DES3 Design of Public Space 
Policy DES4 Relationship of Development to Public Space 
Policy DES7 Amenity of Users and Neighbours 
Policy DES9 Landscaping 
Policy DES10 Design and Crime 
Policy E2 Innovation Park 
Policy E3 Knowledge Capital 
Policy E4 Sites for Employment Development 
Policy E5 Development Within Established Employment Areas 
Policy A2 Cyclists, Pedestrians and the Disabled 
Policy A8 Impact of Development on the Highway Network 
Policy EN9 Wildlife Corridors 
Policy EN12 Important Landscape Features 
Policy EN17 Pollution Control 
Policy EN18 Protection of Water Resources  
Policy EN19 Flood Risk and Surface Water 
Policy CH2 Development Affecting the Setting of a Listed Building 
Policy CH5 Archaeology and Ancient Monuments 
Policy CH8 Local List of Buildings, Structures and Features of Architectural, Archaeological or Historic Interest 
Policy R4 Key Recreation Areas 
Policy DEV5 Planning Conditions and Obligations 
Policy DEV7 Protection of Aviation Safety at Manchester Airport 
 
Emerging Plans 
 
The National Planning Policy Framework (NPPF) Paragraph 48 establishes that local planning authorities may 
give weight to relevant policies in emerging plans according to: 

(a) The stage of preparation of the emerging plan (the more advanced its preparation, the greater the 
weight that may be given); 

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

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



  

There are currently two emerging plans to consider. 

Places for Everyone (PfE) 
Places for Everyone Publication Plan, the joint Development Plan Document for nine districts in Greater 
Manchester, which was published for consultation under Regulation 19 of the Town and Country Planning (Local 
Planning) (England) Regulations 2012 on 9 August 2021. Representations were invited until 3 October 2021; 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. 
 
Local Plan (SLP:DMP) 
The Publication Salford Local Plan: Development Management Policies and Designations (SLP:DMP) 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. 
 
Other Material Planning Considerations 
 
National 
 
National Planning Policy Framework 
National Planning Practice Guidance 
 
Local Planning Policy 
 
Supplementary Planning Document  -  Design (Shaping Salford) 
Supplementary Planning Document  -  Design and Crime 
Supplementary Planning Document  -  Established Employment Areas 
Supplementary Planning Document  -  Nature Conservation and Biodiversity 
Supplementary Planning Document  -  Sustainable Design and Construction 
Supplementary Planning Document  -  Shaping Central Salford’s Spaces and Places 
Supplementary Planning Document  -  Trees and Development 
Supplementary Planning Guidance - Flood Risk and Development 
 
Crescent Development Framework (CDF) 
 
The Crescent Development Framework 2021 provides a planning framework for the Crescent area. The proposals 
aim to create an inviting, attractive and unified place which provides a range of quality new homes, generates 
jobs, improves knowledge and enhances the wider Salford economy. It promotes a radical improvement to public 
realm and sustainable transport, the celebration and enhancement of the area’s wealth of green, blue and heritage 
assets and aims to establish strong physical connections between the University Campus and surrounding 
communities, to create a coherent, modern and connected place which benefits existing and new residents, 
students, workers and visitors. In the light of the level of consultation that took place as part of the preparation of 
the framework, it is a material consideration in the determination of planning applications in the area.  
 
Local Finance Considerations 
 
In accordance with Section 70 of the Town and Country Planning Act, it is noted that in October 2021 the 
Department for Levelling Up, Housing and Communities announced the allocation of circa £13.2m of funding via 
Round 1 of the Levelling Up Fund to the ‘Salford Rise (Innovation Zone)’ project. It is not considered that the 
grant/financial assistance is material to the decision on this application, as the funding does not in itself make the 
development acceptable in planning terms. 
 
  



  

Appraisal  
 
Principle of Development 
 
The application site comprises an Established Employment Area (EEA) and is located within the Innovation Park 
(UDP Policy E2). Policy E2 sets out that within the Innovation Park area, planning permission will only be granted 
for new development that contributes to the establishment and expansion of the Innovation Park, and incorporates 
significant elements of knowledge-based employment and/or education uses. 
 
UDP Policy E5 allows for the redevelopment of land and buildings within EEAs for employment purposes and for 
improvements to access, circulation, parking and servicing (particularly where this would foster sustainable 
transport choices) and the environmental improvement of the area including, where appropriate, the landscaping 
of vacant sites. The proposal will provide significant, high-quality improvements to public realm and active travel 
connections within the EEA, with a view to assisting in the delivery of the wider Innovation Zone proposals 
proposed under the Crescent Development Framework. The development is therefore considered to be consistent 
with criteria (iii) and (iv) of Policy E5. 
 
A significant part of the northern land parcel is also designated as a Site for Employment Development under the 
provisions of UDP Policy E4/3, with the Reasoned Justification to the policy stating that development of the site 
should contribute towards the creation of an Innovation Park, in accordance with Policy E2, comprising buildings 
of high design quality set within a landscape framework. The majority of this allocation has already been built-out 
in the form of the adjacent Salford Innovation Forum. 
 
The Council’s vision for this area has been recently updated through the Crescent Development Framework, 
which is a material consideration for the determination of planning application, and the proposed scheme is wholly 
consistent with that Framework. Whilst the scheme will not deliver offices and light industrial uses within the 
allocation itself, it is consistent with the aims of delivering high-quality, knowledge-based employment, in this 
instance through improved connections and high-quality public realm (including extensive landscaping) in support 
of the wider development of the Innovation Zone.  
 
The proposals are therefore considered to be consistent with the provisions of UDP Policies ST3, E2, E4/3 and 
E5 and the provisions of the Established Employment Areas SPD. The development proposals are also 
considered to be consistent with the provisions of emerging Policy AP4 (Salford Innovation Triangle) of the 
SLP:DMP, supporting its role as the key focus for innovation-led economic growth, and contributing to the 
provision of a vibrant place with a distinctive identity. 
 
Salbec House is currently occupied by the Ahavas Torah Boys Academy, an independent Jewish faith school for 
boys aged 11-15. Planning permission was granted for the temporary change of use of the building from offices 
(Class B1) to a school (Class D1) in January 2020, on the basis that the school represented a ‘meanwhile use’ 
for the building given that the site had been vacant for an extended period and in light of the fact that proposals 
were being progressed for the redevelopment of the Salford Innovation Park within the emerging Crescent 
Development Framework. It is understood that the school have been looking for permanent premises throughout 
the duration of their lease. The temporary planning permission expired on 31 August 2021. On the basis that the 
planning permission for the location of the school on this site was granted on a temporary basis, it is not considered 
that any policy protection for the facility is applicable. 
 
Layout and Contribution to Accessibility 
 
The application site sits at the northern end of the area of the City covered by the Crescent Development 
Framework (CDF) and at the heart of the proposed Health and Innovation Zone. The Crescent is situated in a 
highly sustainable location within City Centre Salford and is well connected to public transport via Salford Crescent 
train station and the range of bus services which use the A6. However, the CDF notes that one of the major 
constraints to the successful development of the area is the severance created by a number of existing pieces of 
infrastructure, including Frederick Road, and that the quality of public realm and pedestrian connections varies 
significantly, with an overall poor experience. The CDF is considered to represent a generational opportunity to 
significantly reduce car dominance, create safe and attractive pedestrian and cycle connections, linking with other 
sustainable transport modes, and unlock the potential of the area. 



  

 
Figure 8 – Connectivity, Movement and Sustainable Transport Plan (CDF – Figure 5.4) 

 
Priority 5 of the Crescent Development Framework relates to walking and cycle connectivity, and proposes that 
high-quality routes will be developed through and between the Framework areas. In particular, Priority 5 
recognises the significant barrier created by Frederick Road to movement from the surrounding residential 
communities through to the University campus, parks and the Crescent, and the impact of the division on delivery 
of the Innovation Zone. It sets out that to remove this barrier and enhance this important north-south link a new 
iconic pedestrian/cycle podium is proposed that will connect the areas and act as a catalyst for the Innovation 
Zone. The podium was proposed to incorporate high quality public realm that would extend towards the University 
Campus and Peel Park, providing safe and inclusive access for all. 
 
The proposed development is therefore a key element of the vision to improve connectivity and remove barriers 
across the Innovation Zone, and comprises a critical connectivity and public realm proposal, delivery of which will 
provide both the connectivity improvements and significant improvements to the overall public realm through the 
heart of the Innovation Zone that are needed to attract future investment, research, development and job creation, 
and provide important linkages to the existing residential areas to the north of the site. 
 
In light of the nature of the scheme, matters of the finer detail relating to the development layout are ultimately 
considerations to be dealt with as part of the landscape strategy. The overall layout of the development is, 
however, considered to comply with the relevant requirements of Policies DES1, DES2, DES3 and A2 of the City 
of Salford Unitary Development Plan, Policies F3, A1, A2, D1, D3 and D4 of the emerging SLP:DMP and the 
National Planning Policy Framework. 
 
Bridge Design 
 
The applicant submits that the design development of the bridge structure stemmed from a desire for a structurally 
efficient form, with an effective planting base to allow for continuity of soil across the bridge to support delivery of 
green infrastructure without impacting on the quality of the space provided. The result is a ‘structurally honest’ 
bridge, with a form which follows its function and structure. 



  

 
Figure 9 – Bridge Elevations and Section 

 
The multi-span bridge construction comprises a deck of concrete, with a relatively intricate network of steel trusses 
set on concrete structural piers beneath – these trusses form a visible part of the structure to add visual interest 
and provide a distinctive and recognisable form to the bridge, with the intention that it will form a new local 
landmark. It is anticipated that the steel of the bridge may be colour-treated. 
 
The bridge build-up has been kept to a minimum, to provide for a relatively slender structure, and the planting pits 
make use of the depth of the structural system, together with a slight build-up above the level of the bridge deck 
itself to provide suitable planting pits for larger trees. 
 
At either end of the bridge, the abutments would be exposed structural concrete retaining walls, with the northern 
abutment then faced with gabion baskets. A condition is recommended requiring that samples and full details of 
materials to be used externally on the bridge, embankments and associated supporting structures are submitted 
for the approval of the Local Planning Authority. In particular, it is considered essential to ensure that the proposed 
exposed concrete elements have a high-quality finish and appearance, with the applicant proposing to use a 
carefully considered concrete mix selection with a lighter colour and a smooth, defect-free finish (GGBS cement). 
 
The bridge is considered to comprise a well-designed structure, which is relatively simple in its form and has an 
honesty to its appearance – the use of high-quality materials and finishes will be essential to ensuring that the 
bridge fulfils its brief and comprises a positive addition to the street scene. It is otherwise considered, however, 
that the structure would sit well within its context (including the adjacent NERC building) and will contribute to  
local identity and distinctiveness. The proposal is therefore considered to accord with Policies DES1 and DES4 
of the City of Salford Unitary Development Plan, Policies D1, D2 and D3 of the emerging SLP:DMP and the 
relevant considerations of the National Planning Policy Framework.  
 
Landscape Strategy and Arboricultural Impacts 
 
The landscape vision and strategy for the development has been driven by the development principles and 
priorities set out within the Crescent Development Framework and the scheme is intended to provide an 
inspirational, high-quality development which sets the tone as the initial piece of infrastructure within the wider 
proposed Innovation Zone.  
 



  

The proposals include for a ‘sequence of spaces’, connected by the primary spine route of Salford Rise, which is 
intended to create a clear and legible route through the area. There is an intended sense of arrival, where Salford 
Rise meets with Salford Steps, with a plateau provided which allows the opportunity for views across the Steps 
and back towards the bridge itself. 
 
 

 
Figure 10 – Proposed Landscape General Arrangement – Northern Parcel 

 
Levels are identified as both a key constraint and opportunity within the scheme, and it is considered that the 
sensitive use of retaining structures, embankments and landscaped terraces within the Salford Steps (Figure 10) 
provides an interesting, varied and high-quality landscape. The use of the terraces also allows for the provision 
of an accessible route with appropriate gradients to the eastern side of the site, providing an alternative to the 
stepped route immediately adjacent to Salford Rise. A variety of spaces are created within the landscape strategy, 
from quieter, sheltered spaces termed ‘Garden Rooms’ at the top of the Steps, to more open grassed areas on 
the terrace and more formalised expansive open plaza areas to the base and beneath the Salford Rise bridge, 
which provide opportunities for small events such as local markets.  
 
In respect of the Rise - the concept of the ‘planted’ or ‘garden’ bridge is not new, and inspiration has been taken 
from several well-known examples of similar structures such as the High Line in New York and The Green Bridge 
at Mile End Park in London. The applicant has set out that proposals for significant planting on the bridge were 
established early in the design process, to enable a collaborative partnership between structural, architectural 
and landscape design.  
 
The result is a linear park above Fredrick Road (Figure 11 below), which contains a functional route punctuated 
with a series of dwell or stopping spaces along its length to encourage a slower, meandering pace when travelling 
over the bridge. The bridge has been designed to allow for sufficient planting depths and soil loading to support 
trees and shrub planting and the proposals include for the provision of green edges to the bridge on both sides, 
ensuring that the design concept is readily visible from the street scene below. 
 



  

 
Figure 11 – Proposed Landscape General Arrangement – Salford Rise 

 
A high-level lighting strategy has been submitted with the application; the strategy includes for up-lighting to the 
underside of the bridge deck, using a cooler colour temperature to highlight the systematic and ordered approach 
of the trusses and ensure that the bridge functions as a way-finding point and a recognisable landmark during 
night time hours. On the bridge deck itself lighting is proposed to be of a higher colour temperature, with sensitive 
integration of luminaires into the street furniture and trees themselves.  
 
On Salford Steps, the lighting proposals vary across the different levels to provide a different character and feel 
to the spaces. The boldest element is the lighting to the steps themselves, which is proposed to comprise a 
decorative feature in its own right. Lighting columns will be used throughout to ensure that the connecting routes 
are well-lit and provide a safe environment, with supplementary feature lighting provided in the form of 
downlighters located within trees and wire-strung festoon lighting provided over the main plaza at the base. 
Acknowledging that the proposals are an initial high-level concept, a detailed scheme is to be required by 
condition. 
 
The overall landscape strategy is considered to be of exceptional quality. It is recognised, however, that the 
proposals remain relatively high-level at this stage and there is a wealth of further detail to be worked up. A 
comprehensive and expansive condition is recommended, which requires the agreement of full detail of the hard 
and soft landscaping works across the site. Subject to suitable proposals being agreed under the provisions of 



  

the recommended condition, it is considered that the scheme would comply with the relevant provisions of Policies 
DES1, DES2, DES3 and DES9 of the City of Salford Unitary Development Plan and the National Planning Policy 
Framework. 
 
Arboricultural Impacts 
 
The scheme results in the removal of 16 individual trees and two groups of trees. Trees across the site have been 
assessed in accordance with the relevant British Standard (BS5837:2012), taking account of their arboricultural, 
landscape and cultural/conservation value. Category C trees are of relatively low quality and are not normally 
considered to comprise a constraint to development. Category B trees are of moderate quality, and it is generally 
desirable to retain trees of this standard wherever feasible. Category U trees are trees with a less than 10-year 
life expectancy or those in such poor condition that they should be removed regardless of any development 
activity. 
 
In terms of individual trees to be removed, the majority are Lime, and all but one have been assessed as being 
Category C or U. One Norway Maple would be removed at the corner of Strawberry Hill and Wynne Street, which 
has been assessed as being Category B2 (Tree T253). One of the groups to be removed (G290) sits between 
Wynne Street and the area of woodland to the north of the Wynne Street Industrial Estate. The group has been 
assessed as being Category B. The second group to be removed, to the east of Wynne Street, is Category C. 
The trees are not protected by way of a Tree Preservation Order and are not located within a Conservation Area. 
 
Consultation has been undertaken with the Council’s Arboricultural Consultant, who has raised no objection to 
the proposals or the proposed tree removal, noting that they consider it to be an acceptable extent of tree removal 
for a scheme of this size and nature. There is ample provision across the development for replacement tree 
planting well in excess of the Council’s standard of 2:1, set out under Policy TD6 of the Trees and Development 
SPD, with outline proposals including for circa 159 new trees including 68 no. semi-mature/heavy/extra heavy 
standard and 91 no. multi-stem trees; the detail of replacement tree planting, together with aftercare and future 
management, will be secured as part of the recommended landscape design and management conditions. 
 
Protection measures for retained trees within and adjacent to the site, together with a detailed Arboricultural 
Method Statement, are to be secured by way of a condition recommended below. Subject to such a condition, it 
is not considered that any conflict arises with the provisions of Policy EN12 of the City of Salford Unitary 
Development Plan, the relevant policies of the Trees and Development SPD, Policies GI1 and GI5 of the emerging 
SLP:DMP nor with the National Planning Policy Framework.  
 
Heritage and Archaeology 
 
Built Heritage 
 
The site lies within close proximity of four heritage assets. Approximately 0.15km west of the site are the locally 
listed Norweb Offices on Frederick Road; the building is a c.1880s mill, warehouse and office, the significance of 
which lies in the unusual highly-decorate façade. The building and curtilage are currently used by Electricity North 
West as their Salford depot. The building is some distance from the application site, set well back from the 
Frederick Road frontage by a car park, and sits at a significantly higher elevation than the level of Fredrick Road 
at the proposed location of the bridge with a number of buildings located within the intervening land including the 
new Robotics Centre off Lissadel Street. Accordingly, it is not considered that the development would affect the 
setting of the Norweb Offices.  
 
The north-west corner of The Crescent Conservation Area, at the junction of Wallness Lane and Frederick Road, 
sits approximately 40m to the south-east of the northern parcel of the application site. The southern end of Wynne 
Street sits approximately 80m from the western edge of the Conservation Area boundary. The Conservation Area 
extends to nearly 31ha, with the northern portion washing over the David Lewis Recreation Ground. The boundary 
of the Conservation Area was extended in 2008, to include Peel Park and the David Lewis Recreation Ground 
(an historic extension to the park in 1910-12), acknowledging the significance of the area, given that it was 
Salford’s first public park, a key element of the Crescent during the mid-19th Century and represented a 
revolutionary approach to social provision and urban life in Salford. 
 
Inside of the Conservation Area, adjacent to the junction of Frederick Road and Broughton Road East, sits the 
locally listed David Lewis Recreation Ground Lodge, an Elizabethan Revival building dating from around 1890. 



  

The significance of the building lies in it being a good example of the Victoria reaction to industrialisation, through 
use of the vernacular style; a form of development now rarely found in Salford outside of Worsley. 
 
The most prominent visual intervention within the proposed scheme, the garden bridge across Fredrick Road, 
would be located around 120m to the west of the nearest edge of the Conservation Area. Although the bridge 
would be clearly visible in views along Fredrick Road itself, the development is otherwise separated from the 
Conservation Area by the presence of existing landscaping and buildings. The development would not intrude on 
existing views into the Conservation Area and as a result, together with the distance, the presence of intervening 
features and the nature of the surrounding context, the development would not affect the setting of the 
Conservation area.  
 
Approximately 320m to the east of the site’s eastern boundary is the Grade II listed Wallness Bridge, which carries 
Frederick Road across the River Irwell. The bridge dates from 1880 and was first listed for its special 
architectural/historic interest in 1998; of attractive red ashlar sandstone, cast-iron and wrought-iron/steel 
construction, the bridge is described within the listing as being “massively detailed and scaled throughout”. Salford 
Rise would comprise an addition to the medium to long-range views south-westwards along Frederick Road from 
the Wallness Bridge itself and from the eastern side of the bridge, however, it would be seen from a significant 
distance, within the context of the existing buildings in the immediate vicinity and against the backdrop of the rising 
land levels towards the road bridge across the railway line to the west of the site. The two bridges would otherwise 
not be visible together within views from surrounding areas, for example in views along the Irwell itself, and it is 
therefore not considered that the development would affect the setting of the asset. 
 
In taking the above analysis into account, it is considered that the development proposals do not give rise to any 
conflict with Policies ST15, CH2 and CH8 of the UDP, Policy HE1 of the emerging SLP:DMP and the relevant 
sections of the NPPF. 
 
Archaeology 
 
The site is located within an area which, by the late 19th Century, had been established as a thriving industrial 
area, given the presence of the Manchester, Bolton and Bury Canal to the west together with the Manchester-
Bolton Railway. The northern and southern parts of the site are shown on maps from 1890 to contain terraced 
housing, built for workers of the surrounding industrial uses such as Orient and Windsor Mills. Post-WWII the 
majority of structures remained, but in the second half of the 20th Century the terraced housing and other buildings 
across the site were cleared and the area comprehensively redeveloped for its current purposes. 
 
Consultation has been undertaken with the Greater Manchester Archaeological Advisory Service, who have 
reviewed the Historic Environment Record and other records and are satisfied that the delivery of the scheme 
would have no impact on below-ground archaeological remains and that no further investigation is required. It is 
apparent that there is little potential for any archaeological remains of interest to exist across the application site 
– although historic maps show the previous presence of double-depth workers’ housing from the mid-19th century 
onwards, this type of dwelling stock is not considered to be of significant archaeological interest. 
 
In taking the above into account, the development proposals are considered to comply with Policy CH5 of the 
UDP, Policies HE1 and HE5 of the emerging SLP:DMP and the requirements of the NPPF.  
 
Impact on Amenity of Existing Residents – Operational Phase 
 
The site sits within an area which is predominantly occupied by non-residential uses, however, there are existing 
dwellings along Scarsdale Street which are within close proximity of the proposed development. In particular, the 
end terrace dwelling at 18 Scarsdale Street sits immediately adjacent to the proposed embankment leading up to 
the southern bridge abutment. Along the length of the side of no.18, the embankment will sit between circa 4.4m 
and 4.8m above the ground level at Scarsdale Street/Wynne Street, approximately level with and slightly above 
the first-floor level of the residential property. 
 
There are three windows in the main side elevation of no. 18 – the ground floor window is understood to serve 
the lounge area, whilst the first-floor windows are understood to serve bedrooms, each of which benefits from a 
second window on the front and rear elevations. There are a further two windows in the side elevation of a two-
storey rear outrigger; the window on the first-floor is also understood to serve a bedroom.  
 



  

The lateral separation between the east side elevation of no. 18 and the bridge abutment/embankment is 
proposed to stand at circa 2.2m. The proposals will therefore have an appreciable detrimental impact on the 
outlook from the facing windows, together with the provision of sunlight/daylight to the rooms, having particular 
regard to the likely impacts on the lower floor window and the extent of the impact during the earlier parts of the 
day.  It is, however, recognised that the windows are secondary with the rooms having alternative outlooks and 
also that this detrimental impact is isolated to a single property and is to be weighed in the overall planning 
balance. The need to deliver an accessible route constructed at an appropriate gradient, whilst also gaining 
sufficient height to the bridge above the carriageway level on Frederick Road, is such that it would not be possible 
to deliver the proposed scheme with any reduction in the height of the embankment/bridge abutment.  
 
In respect of privacy, it is recognised that the publicly accessible raised platform provided within the scheme has 
the potential to provide opportunities for overlooking directly into windows on the side and rear of no. 18 Scarsdale 
Street, together with windows on the other adjacent dwellings further to the west. In order to mitigate this potential 
impact, no dwell spaces such as benches are provided on this section of the embankment and the scheme 
includes for the provision of a lateral separation of a minimum of circa 7.6m between the shared pedestrian/cycle 
path and the eastern wall of no. 18 Scarsdale Street, with a 5m deep landscape buffer to be provided to the 
western edge of the embankment. Full detail of the planting proposals is not available at this stage; however, it is 
considered that provision of a suitable planting screen in this location will be sufficient to largely mitigate the likely 
impacts on the privacy of occupiers of the adjacent dwellings. A specific requirement within the proposed detailed 
landscape proposals condition is recommended requiring the submission and agreement of a comprehensive 
scheme for the screening treatment to this section of the scheme. 
 
Highways 
 
The application is accompanied by a Transport Statement, which contains an assessment of the potential impacts 
of the scheme on the surrounding highway network and provides an overview of the proposed interventions to 
the network arising as part of the scheme. 
 
As noted previously, it is recognised that the development will have a significant positive impact on the 
permeability and accessibility of the area with respect to north/south movements, addressing the current barrier 
that the heavily trafficked Frederick Road poses to the safe and easy movement of pedestrians and cyclists.  
 
TfGM provided comments noting that the proposals for a shared walking and cycling route throughout the site, as 
opposed to provision of segregated facilities, does not comply with best practice guidance on shared use provided 
within Local Transport Note (LTN) 1/20 ‘Cycle Infrastructure Design’. LTN 1/20 does recognise that shared use 
may be appropriate in some situations, if well-designed and implemented. It is considered that the circumstances 
presented within this scheme are unique – Salford Rise is intended to fulfil multiple functions, one of which is the 
provision of a movement route. The scheme is also intended, however, to provide a destination in its own right; a 
piece of public infrastructure which encourages dwell time within an exceptional piece of public realm and green 
infrastructure. There is a need to balance multiple factors to make use of the ultimately limited feasible width of 
the bridge structure, to ensure that the project delivers on the wide-ranging brief set out within the Crescent 
Development Framework, and the use of a design which slows the pace of cyclists within a shared area is 
considered acceptable in this instance. The proposed minimum width of the route (4m, rising to 5.7m in some 
sections) is more than the recommended minimum width of 3m for a shared route carrying up to 300 pedestrians 
per hour and up to 300 cyclists per hour within LTN 1/20.  
 
It is noted that TfGM have also expressed in their response that there would be value in extending the provision 
of cycle infrastructure along Frederick Road to the east of the site, into Camp Lane, in order to connect with the 
Bee Network Broughton Cycleway enhancements along Great Clowes Street/Blackfriars Road. As noted by the 
Local Highway Authority, the matter for consideration is the application as presented, and it is recognised that the 
fundamental aim of the proposed development is to address the connectivity barrier which Fredrick Road currently 
creates for north/south pedestrian and cycle movements in the area. Accordingly, further improvements to 
Fredrick Road/Camp Lane are a matter for separate consideration/delivery.  
 
A summary of the proposed highway interventions is set out below: 

• Proposed stopping up of Wynne Street under s247 of the TCPA and provision of new footway/kerbs 
across the current junction with Frederick Road; 

• Revised arrangements to the eastern end of Scarsdale Street to accommodate the change to a cul-de-
sac following closure of Wynne Street; 



  

• Revised arrangements to the eastern end of Strawberry Hill to accommodate the change to a cul-de-sac 
following closure of Wynne Street; 

• Removal of existing bollards/modal filter at the mid-way point along Strawberry Hill to facilitate access to 
the eastern section from Lissadel Street and the creation of a new priority junction; 

• Closure of the southern part of Winders Way and provision of new footway/kerbs across the current 
junction with Frederick Road; 

• Provision of a new vehicular access from Broughton Road East to the Innovation Forum car park; and 

• Provision of a new vehicular access from Broughton Road East to the northern, retained section of 
Winders Way (utilising an existing bell mouth). 

 
The submitted Transport Statement includes provisional designs for the proposed interventions. Although no 
objection is raised in principle to the works by the Local Highway Authority and Transport for Greater Manchester, 
a number of comments have been raised with respect to the detail of the designs. A condition is recommended, 
requiring the agreement of detailed construction-level schemes for the provision of each set of highway works. 
The Local Highway Authority is satisfied that adequate access provision to Scarsdale Street and Strawberry Hill 
would be maintained, subject to implementation of duly approved designs for the intervention works and the 
implementation of relevant Traffic Regulation Orders for matters such as junction protection. The recommended 
condition requires agreement of a detailed phasing/timing scheme for the implementation of the works, to ensure 
that access will be retained for local stakeholders.  
 
It is noted that concerns have been raised within some representations from local residents/stakeholders with 
respect to the reduction of on-street parking provision within the local area following the proposed closure of 
Wynne Street and the resultant additional pressures on surrounding streets. It is recognised that on-street parking 
levels within the area appear to be high. The Local Highway Authority believe that it is appropriate to consider 
provision of additional control measures in the form of a Residents Parking Scheme. It is recognised that the 
implementation of any parking control measures by way of a Traffic Regulation Order(s) is part of a separate 
legislative and decision-making process, which requires a separate consultation process and may or may not be 
successful. A condition is therefore recommended requiring the submission of a scheme to manage on-street 
parking provision on Scarsdale Street, Lissadel Street (between Frederick Road (B6186) and Strawberry Hill) and 
Strawberry Hill, including detail of provision of funding for the scheme and timescales for implementation. 
 
Recommendations from the LHA with respect to the management of construction impacts on the local highway 
network are dealt with by way of the recommended condition requiring agreement of a detailed Construction 
Management Plan. 
 
Overall, there are no objections to the development on highways grounds, subject to the provisions of 
recommended planning conditions, and the proposals are considered to accord with Policies A2, A8 and A10 of 
the City of Salford UDP, Policies A1 and A2 of the emerging SLP:DMP, and the relevant sections of the NPPF.  
 
Ecology and Biodiversity 
 
Biodiversity Net Gain 
 
The application is accompanied by an Ecological Appraisal, which contains an assessment of ecological features 
that may be affected by the scheme, contains recommendations for mitigation, and sets out potential opportunities 
for biodiversity enhancements. 
 
The development will result in a net decrease in the total extent of hardstanding across the site and an increase 
in the level of moderate value habitats. A high-level Biodiversity Net Gain Assessment has been submitted, which 
has been informed by an initial walkover survey, together with information within the Ecological Appraisal, and 
has used the Natural England Biodiversity Metric 3.0 to establish a comparison between the baseline position and 
the proposed post-development position. It is noted that the Assessment is based on a number of assumptions, 
given that final landscaping proposals are yet to be drawn up, however, the headline results within the 
accompanying report set out that the development is anticipated to result in a net biodiversity gain of 47.34% 
Habitat units, and a net gain of 100% for Hedgerow units. 
 
The Greater Manchester Ecology Unit are satisfied, on the basis of the indicative landscape proposals, that an 
overall enhancement of the site will be achieved and are satisfied that the final landscape details may be secured 
by way of a condition. 



  

 
The recommended landscape design condition includes a requirement for provision of a detailed scheme of 
ecological mitigation and enhancement measures, to ensure habitat mitigation for the loss of existing bird nesting 
habitat – such mitigation is likely to take the form of bird boxes on retained trees.  
 
Priority and Protected Species 
 
Buildings on the site have been assessed for bat roosting potential, given that the proposals include for their 
demolition. The buildings on the southern site (off Wynne Street) and Salbec House were assessed as there being 
negligible risk of roosting bats being present. The other three buildings on the northern site (Winders Way) were 
assessed as being low risk. In line with best practice, bat emergence surveys are to be undertaken for these three 
buildings – the emergence surveys were scheduled for the end of April and an update on the findings will be 
provided in the Agenda Amendment Report.  
 
All other potential protected species other than reptiles were reasonably discounted, owing to a lack of suitable 
habitat on or near the site. In respect of reptiles, the site is assessed as ‘very low risk’ owing to a lack of records 
but due to the presence of suitable habitat there is a recommendation for implementation of Reasonable 
Avoidance Measures (RAMS). There is also one desk-top record of hedgehog in the vicinity of the site and it is 
therefore possible that the species utilise the site; RAMS are therefore also recommended for hedgehog. A 
relevant condition is recommended below. 
 
Air Quality 
 
The site is partially located within the Greater Manchester Air Quality Management Area; the proposals have been 
reviewed by the Council’s Environmental Consultant who considers that the scale and nature of the development 
is such that it is not likely to have a significant impact on traffic levels in the operational phase and therefore 
emissions which would impact on the quality of air in the locality. It is also recognised that the development has 
the potential to result in a positive impact on air quality by providing greater opportunities for active travel within 
the area and facilitating modal shift from use of private vehicles to walking and cycling. 
 
The construction phase of the development is to be carried out in accordance with a Construction Management 
Plan. An outline CMP has been submitted with the application which identifies the operational control and 
management procedures which will need to be developed as part of a final CMP to be drawn up once a contractor 
for the works has been selected. These measures will include mitigation for potential emissions of dust and dirt 
during demolition and construction works. A relevant condition is recommended.  
  
No conflict is therefore identified with the provisions of Policy EN17 of the City of Salford UDP and the relevant 
considerations of the NPPF in respect of the impact of the development on air quality. 
 
Noise 
 
The main potential impacts of the development with respect to noise relate to the construction phase. The 
application is accompanied by an outline Construction Management Plan which includes details of measures 
aimed at minimising disturbance during the demolition and construction phases. The plan is considered 
acceptable by the Council’s Environmental Consultant. It is recognised that a number of mitigation and protection 
measures to be contained within a CMP are to be finalised upon the appointment of a construction contractor, 
and a condition is therefore recommended requiring approval of a detailed CMP prior to commencement of 
development. Subject to appropriate mitigation measures being agreed, it is not considered that there is any 
conflict with the relevant requirements of Policy EN17 of the City of Salford Unitary Development Plan nor with 
the National Planning Policy Framework.  
 
Flood Risk and Drainage 
 
Flood Risk 
 
Almost all the site falls within Flood Zone 1 (less than 0.1% annual probability of river or sea flooding) and therefore 
it has a low risk of flooding from rivers and the sea. A small section of the site, along the frontage of the Innovation 
Forum, sits on the boundary to Flood Zone 2 (0.1% - 1% annual probability of river flooding), whilst the proposed 
new vehicular access point from Broughton Road East to the Innovation Forum car park sits within Flood Zone 2. 
The site is also located within the Core Conurbation Critical Drainage Area. 



  

 

 
Figure 12 – Extract from Environment Agency Flood Risk Map for Planning 

 
In accordance with the requirements of the NPPF, a site-specific Flood Risk Assessment (‘FRA’) has been 
undertaken and submitted with the application. The FRA has considered the flood risk posed to the site by tidal 
and fluvial sources, surface water, groundwater, artificial drainage, and infrastructure sources, and identifies that 
the overall flood risk is low.  
 
The development fulfils the Sequential Test (set out at Paragraphs 162 and 163 of the NPPF), as there are no 
reasonably available alternative sites appropriate for the proposed development in an area with a lower risk of 
flooding (given the very particular locational requirements of the scheme), and therefore an Exception Test is not 
required. In any event, the development within the scheme located within Flood Zone 2 is considered to be ‘Less 
Vulnerable’ in accordance with the Flood Risk Vulnerability Classification at Annex 3 of the NPPF, which is 
considered to be appropriate within Flood Zone 2 in accordance with the compatibility table published within the 
National Planning Practice Guidance. 
 
Surface Water Drainage 
 
The application is accompanied by a Drainage Strategy report, which includes a high-level surface water drainage 
strategy. The strategy has been based on an understanding of ground conditions from assessments undertaken 
for the preparation of the Crescent Development Framework.  
 
In considering the drainage hierarchy - due to the presence of clay within the soil characteristics of the site, it is 
unlikely that disposing of surface water via infiltration will be feasible. The drainage strategy therefore proposes 
that implementation of Sustainable Drainage Systems (SuDS) will be limited to those that improve discharge 
rates, water quality, volume control and provide amenity and biodiversity improvements. There are no 
opportunities available to connect surface water drainage within the site to an existing watercourse, such as the 
River Irwell, nor to any existing surface water sewer. Surface water drained within the site will therefore be 
discharged to the existing combined sewer network within Frederick Road (as is the case for current positive 
drainage of hardstanding areas within the site) at a 95% betterment on existing discharge flow rates. 
 
Drainage channels are to be used to capture water flows from hard landscaped areas, before out-letting to the 
positive drainage network within the site. Surface water within the northern land parcel will pass through 
attenuation storage in the form of bioretention rain gardens and two geo-cellular tanks, prior to passing through a 
flow-control manhole. Three swales would also be provided within soft-landscaped areas. Surface water in the 



  

site south of Frederick Road will be attenuated via oversized pipes. The bridge deck itself will drain to a typical 
green-roof composite, without any storage volume in order to limit any unnecessary loading on the bridge 
structures, prior to being drained via the bridge piers. 
 
The proposed strategy is currently high-level and will be developed further, particularly as the landscape design 
proposals are progressed. Consultation has been undertaken with the Council’s Drainage and Flood Risk Officer 
and with United Utilities, neither of whom have raised an objection to the high-level drainage strategy, subject to 
appropriate conditions. It is therefore recommended that a series of conditions are attached, requiring submission 
of a detailed surface water drainage design (substantially in accordance with the submitted detail and with a 
restricted discharge rate of 10.7 l/s) together with a sustainable drainage management and maintenance plan for 
the lifetime of the development. 
 
United Utilities raised concerns in their initial consultation response in respect of the relationship between the 
proposed works and existing UU assets within and adjacent to the site. In response, the applicant has provided 
additional information for review including the results of ground-penetrating radar and CCTV surveys. It is 
recognised that works will be required for the diversion/abandonment of UU assets within the site boundary, which 
will be subject of separate agreement between UU and the developer. On the basis of the further survey work, 
UU have confirmed that they raise no objection to the development but have requested measures to ensure 
protection of assets during the construction and operational period of the development; a relevant condition is 
therefore recommended. 
 
In light of the measures required by conditions, the development is considered to accord with Policies EN18 and 
EN19 of the City Council’s UDP, Policy WA4 of the emerging SLP:DMP, the Council’s Flood Risk and 
Development SPG and the relevant considerations of the National Planning Policy Framework. 
 
Ground Conditions and Land Contamination  
 
The application is accompanied by a Phase 1 Geotechnical & Geo-environmental Assessment, which contains a 
preliminary assessment of potential relevant risks to and arising from the development. The report considers 
potential sources of contamination and potential impacts on receptors as a result of the development. It is 
recognised that there are identified potential risks relating to made ground on site, potential contaminants within 
off-site made ground, natural soils and groundwater. 
 
In respect of potential risk from coal mining legacy features; the site does not sit within the Coal Authority’s defined 
‘Development High Risk Area’ and there are no worked coal seams beneath the site nor mine entries recorded 
within 1km.  
 
A preliminary Unexploded Ordnance (UXO) threat assessment for the site indicated a likely potential for such 
features to exist at the site; future site investigation work will need to include a detailed threat and risk assessment 
and establish appropriate mitigation measures. 
 
The Phase 1 Assessment concludes that a detailed UXO threat and risk assessment is required to be undertaken, 
together with intrusive ground investigation work to provide further data for analysis to determine whether remedial 
work is required. The Assessment has been reviewed by the Council’s Environmental Consultant and by the 
Environment Agency (EA), neither of whom have raised any objection subject to the imposition of standard 
conditions requiring that the recommended further work is undertaken. Appropriate conditions are recommended 
below. 
 
It is recognised that the anticipated foundation type for the bridge is piled foundations; the EA have noted that no 
such penetrative foundation works should be carried out without the express consent of the LPA, in consultation 
with the EA. This matter is to be controlled by way of a recommended condition. 
 
In light of the above, and subject to the imposition of the recommended conditions, the development would not 
conflict with Policies EN17 and EN18 of the City of Salford UDP and the relevant considerations of the National 
Planning Policy Framework. 
 
  



  

Sustainability 
 
The application is accompanied by a Sustainability Statement, which sets out the sustainability and environmental 
credentials of the development within the context of relevant planning and emerging planning policies. The 
Statement covers five main topic areas: 

• Net Zero Carbon 
o All design decisions and material specifications have primarily considered their associated carbon 

footprint and efficiency, to target net zero in construction and operation. 
o Embodied carbon will be limited throughout the life cycle of the site by using a Whole Life 

Embodied Carbon Assessment to influence further detailed design stages. 

• Sustainable Water Management 
o Nature based solutions will be utilised to manage surface water. 
o SuDS strategies are being utilised within the scheme. 

• Climate Resilience and Biodiversity Net Gain 
o The development has been designed to provide enhanced open space. 
o The landscaping proposals are to include a variety of tree typologies and sizes, playing an 

important role in offering shade and moderating the urban heat island effect and offering 
biodiversity and visual impetus. 

o The planting strategy will seek to improve soil health while sequestering carbon on-site and 
improving the local air quality. 

• Health, Wellbeing and Social Value 
o The development addresses community needs through creation of public meeting places/open 

space, new sustainable travel connections, spectacular horticulture and biodiversity and creation 
of a distinctive place with a positive sense of identity which is well connected and accessible. 

• Sustainable Transport 
o Active and sustainable transport will be promoted to offer greater local and regional connections. 
o Facilities for walking and cycling. 

 
Overall, the proposed development is considered to accord with Policies ST1 and ST14 of the City of Salford 
Unitary Development Plan, the Council’s sustainability aspirations and the requirements of its Sustainable Design 
and Construction SPD and the relevant considerations of emerging policies F3, A1 and A2 of the SLP:DMP, 
together with the provisions of the National Planning Policy Framework.  
 
Summary and Conclusion 
 
The proposed development, comprising improvements to access, circulation and the environmental conditions of 
the area, is considered to constitute appropriate development in principle within an Established Employment Area 
and would accord with the provisions of Policies E2, E4 and E5 of the UDP, together with the emerging Policy 
AP4 of the SLP:DMP relating to the Salford Innovation Triangle.  
 
The development would make a significant positive contribution towards the delivery of the regeneration of the 
surrounding area, in accordance with the provisions of the Council’s adopted Crescent Development Framework 
and would provide for immediate benefits in reducing the degree to which Frederick Roads acts as a barrier to 
accessibility and active travel. In particular, the development would serve to provide a high-quality and attractive 
new link between existing residential communities to the north of the site and the services, amenities and 
opportunities to the south.  
 
The proposed bridge is considered to comprise a high-quality, visually attractive structure which, subject to 
appropriate detailing, would assimilate well within its context and form a distinctive and positive, landmark addition 
to the area. The landscape strategy, and the resulting new public realm, are considered to be of exceptional 
quality, with both Salford Rise and Salford Steps being destinations in their own right, having the potential to bring 
a positive level of activity and dynamism to the area. 
 
The development would have an acceptable impact, subject to measures to be secured by way of recommended 
conditions, on the highway network, ecology and biodiversity, and flood risk and drainage. Potential risks with 
respect to ground conditions and land contamination can be suitably mitigated by way of conditions. The 
development would not result in adverse impacts to the setting of nearby heritage assets, and the proposals do 
not threaten any archaeological remains of interest. 
 



  

The scheme would result in a detrimental impact to the standard of amenity afforded to occupiers of no. 18 
Scarsdale Street, arising from the loss of outlook and provision of light given the proximity of the proposed 
embankment to the dwelling. This detrimental impact is, however, to be weighed in the overall planning balance 
and it is considered that the wider public benefits arising from delivery of the scheme as identified throughout this 
report and summarised above outweigh the harm which would arise. 
 
The development otherwise complies with the relevant policies of the City Council’s Unitary Development Plan, 
relevant policies within the emerging SLP:DMP to which weight can currently be attributed, the content of the 
Council’s adopted Crescent Development Framework, the relevant Supplementary Planning Guidance and 
Documents, and the provisions of the National Planning Policy Framework. The application is therefore 
recommended for approval in accordance with the details set out below. 
 
Recommendation 
 
Panel resolve to grant planning permission subject to the following schedule of conditions.    
 
Schedule of Conditions 
 
1. The development must be begun not later than three years beginning with the date of this permission. 

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

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

Drawing Number Drawing Title Revision 

1904-MAK-XX- XX-DR-AR- P0100 Existing Site Plan 02 

1904-MAK-XX- XX-DR-AR- P0200 Elevations - Existing 01 

1904-MAK-XX- XX-DR-AR- P0250 Existing Sections 01 

1904-MAK-XX- XX-DR-AR- P0251 Site section - Existing 01 

1904-MAK-XX- XX-DR-AR- P0300 Masterplan Level 00 01 

1904-MAK-XX- XX-DR-AR- P0301 Masterplan Level 01 01 

1904-MAK-XX- XX-DR-AR- P0400 Site Plan Red Line Boundary 03 

1904-MAK-XX- XX-DR-AR- P0401 Site Location Plan 03 

1904-MAK-XX- XX-DR-AR- P1100 Demolition Plan Site and Buildings 00 

1904-MAK-XX-00-DR-AR-P2000 Proposed Layout Level 00 02 

1904-MAK-XX-01-DR-AR-P2001 Proposed Layout Level 01 01 

1904-MAK-XX- XX-DR-AR- P2100 Proposed Layout Bridge Soffit Plan 01 

1904-MAK-XX- XX-DR-AR- P2200 Proposed Elevations Bridge and Abutments 01 

1904-MAK-XX- XX-DR-AR- P2250 Proposed Sections Bridge and Abutments 01 

1904-MAK-XX- XX-DR-AR- P2251 Proposed - Long Section 01 

1904-MAK-XX- XX-DR-AR- P4000 Illustrative Detail Section Typical 01 

1904-MAK-XX- XX-DR-AR- P4001 
Illustrative Section Bridge build up at truss 
connection 

01 



  

1904-MAK-XX- XX-DR-AR- P4003 Bridge Soffit Details 01 

2702-PLA-XX-XX-DR-L-0002 S1 Site Wide Masterplan P09 

2702-PLA-XX-XX-DR-L-0003 S1 Landscape General Arrangement North P04 

2702-PLA-XX-XX-DR-L-0004 S1 Landscape General Arrangement South P04 

2702-PLA-XX-XX-DR-L-0005 S1 
Salford Rise Landscape General 
Arrangement 

P03 

2702-PLA-XX-XX-DR-L-3007 S1 
Typical Bridge Deck and Planting/Tree Pit 
Sections 

P01 

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

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

detailed Construction Environmental Management Plan (CEMP), based substantially on the outline measures 
contained within the submitted Construction Management Plan (Faithful Gould, ref. 5199936, dated 19 
October 2021), has been submitted to and approved in writing by the Local Planning Authority. The CEMP 
shall include: 

(i) the times of construction activities on site which, unless agreed otherwise as part of the approved 
Statement, shall be limited to between 8am-6pm Monday to Friday and 9am-2pm Saturday only (no 
working on Sundays or Bank Holidays). Quieter activities which are carried out inside buildings such 
as electrical works, plumbing and plastering may take place outside of agreed working times so long 
as they do not result in significant disturbance to neighbouring occupiers; 

(ii) the spaces for and management of the parking of site operatives and visitors’ vehicles; 
(iii) the storage and management of plant and materials (including loading and unloading activities); 
(iv) a scheme for the remediation of the proposed site compound following completion of construction 

works, including a timetable for implementation of the remedial works;  
(v) the erection and maintenance of security hoardings including decorative displays and facilities for 

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

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

construction process, key milestones, and how they can report to the site manager or other 
appropriate representative of the developer, instances of unneighbourly behaviour from construction 
operatives.  The statement shall also detail the steps that will be taken when unneighbourly behaviour 
has been reported. A log of all reported instances shall be kept on record and made available for 
inspection by the local a planning authority upon request; and 

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

 
The duly approved CEMP shall be adhered to throughout the construction period. 
 
Reason: In the interests of the amenity of neighbours in accordance with Policies DES7 and EN17 of the 
Salford Unitary Development Plan and the NPPF. 
 
Reason for pre-commencement condition: Any works on site could harm the amenity of neighbouring 
occupiers if not properly managed so details of the matters set out above must be submitted and agreed in 
advance of works starting. 

 
4. No development shall take place, including any works of demolition, site and vegetation clearance or 

excavation, until a Reasonable Avoidance Measures Method Statement (RAMMS) for mammals and reptiles 



  

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

 
Reason: In the interests of preventing habitat disturbance or harm to priority and protected species in 
accordance with Paragraphs 174 and 180 of the National Planning Policy Framework. 
 
Reason for pre-commencement condition: Any works on site could harm mammals or reptiles present on or 
adjacent to the site if appropriate mitigation measures are not in place, so details of the mitigation must be 
submitted and agreed in advance of works starting. 

 
5. No development, including any works of demolition, site clearance or excavation, shall take place until a 

detailed scheme for the protection from damage of United Utilities water mains and public sewers that are 
laid within the site boundary has been submitted to and approved in writing by the Local Planning Authority. 
The scheme shall include: 

(i) A survey that identifies the exact location of the water mains and public sewers; 
(ii) The potential impacts on the water mains and public sewers from construction activities (including the 

construction compound); 
(iii) The impacts post completion of the development on the sewer infrastructure that crosses the site;  
(iv) Identification of mitigation measures, including a timetable for implementation, to protect and prevent 

any damage to the assets both during construction and post completion of the development; and  
(v) A pre-construction condition survey of water mains and public sewers within the site boundary. 

 
The duly approved scheme of mitigation measures shall be implemented in full prior to and throughout the 
construction period, with approved post-completion measures retained thereafter for the lifetime of the 
development. 
 
In the event that the survey effort of the public sewer identifies that the development shall be within a 3m 
standoff either side of the main (6m in total), no development shall take place until such time as details of the 
agreement with the relevant statutory undertakers for a diversion of the relevant infrastructure have been 
submitted to and approved in writing by the Local Planning Authority.  
 
Reason: In the interests of protecting critical water and wastewater assets within the site in the interests of 
public health and protection of water resources, in accordance with Policies EN17 and EN18 of the City of 
Salford Unitary Development Plan and the National Planning Policy Framework.  
 
Reason for pre-commencement condition: Any engineering works on site could pose a risk to the integrity of 
the identified water and wastewater assets, so agreement of measures for protection of the same are required 
in advance of works starting. 
 

6. No development, including works of demolition and site clearance, shall take place until a Tree Protection 
Plan and Arboricultural Method Statement, in accordance with BS:5837:2012 'Trees in relation to design, 
demolition and construction. Recommendations' and substantially in accordance with the submitted Tree 
Removals Plan (ref. 2702-PLA-XX-XX-DR-L-2003 S1 rev. P02), have been submitted to and approved in 
writing by the Local Planning Authority.  
 
No development, including works of demolition and site clearance, shall take place until such time as the duly 
approved protective measures have been installed in accordance with the approved detail; the protective 
measures shall be retained throughout the period of construction and no activity prohibited by BS:5837:2012 
shall take place within such protective fencing during the construction period. The development shall be 
undertaken in accordance with the duly approved Arboricultural Method Statement. 
 
Reason: In the interests of protecting retained trees in accordance with Policy EN12 of the City of Salford 
Unitary Development Plan, Policies TD4 and TD5 of the Trees and Development SPD and the National 
Planning Policy Framework. 
 
Reason for pre-commencement condition: It is necessary for all protection measures to be in place prior to 
works commencing on site to avoid risk of damage to retained trees. 

 
7. No development, including demolition and site clearance, shall take place until a Phase 2 Site Investigation 

report has been 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. 
 
Piling or any other foundation designs using penetrative methods shall not be permitted other than with the 
express written consent of the Local Planning Authority (in consultation with the Environment Agency) 
pursuant to the provisions of this condition, which may be given for those parts of the site where it has been 
demonstrated that there is no resultant unacceptable risk to groundwater.  

 
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 and to ensure the protection of the water environment 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. 

 
8. (a) No development, except for demolition and site clearance, shall take place until a detailed surface water 

drainage strategy 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 shall be reduced, has been submitted 
to and approved in writing by the Local Planning Authority. 
 
The strategy shall be substantially based on the submitted Drainage Strategy (Cundall ref. SFR-CDL-XX-XX-
RP-C-10200 rev. C, dated 12 April 2022) and the submitted Sustainable Drainage Strategy drawing (ref. SFR-
CDL-XX-XX-DR-C-11000 rev. P5), and shall have regard to the final landscape proposals for the site to be 
approved pursuant to Condition 12 of this permission and the assessment of ground conditions undertaken 
pursuant to Condition 7 of this permission. The surface water discharge rate within the strategy shall be 
restricted to a maximum of 10.7 l/s.   
 
The duly approved surface water drainage strategy shall be implemented prior to first use of the development 
hereby approved unless alternative timescales have been agreed in writing as part of the strategy. 
 
(b) No part of the development shall be brought into use until a sustainable drainage management and 
maintenance plan for the lifetime of the development has been submitted to and approved in writing by the 
Local Planning Authority. The sustainable drainage management and maintenance plan shall include as a 
minimum: 

(i) Arrangements for adoption by an appropriate public body or statutory undertaker, or, management 
and maintenance by a management company; and 

(ii) Arrangements for inspection and ongoing maintenance of all elements of the sustainable drainage 
system to secure the operation of the surface water drainage scheme throughout its lifetime. 

 
The development shall subsequently be maintained and managed in accordance with the duly approved plan. 
 
Reason: To ensure a satisfactory method of surface water disposal to reduce the risk of flooding elsewhere 
in accordance with Policy EN19 of the City of Salford Unitary Development Plan and which 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. 

 
9. No development, except for demolition and site clearance, shall take place until such time as a comprehensive 

Traffic Management Scheme to manage on-street parking provision on Scarsdale Street, Lissadel Street 
(between Frederick Road (B6186) and Strawberry Hill) and Strawberry Hill, including detail of provision of 
funding for the scheme and timescales for implementation, has been submitted to and approved in writing by 
the Local Planning Authority. 
 
The Traffic Management Scheme shall be implemented in accordance with the duly approved detail, and the 
timescales contained therein. 
 
Reason: In the interests of the function of the highway network and the safety of highway users, in accordance 
with Policies A2, A8 and DES2 of the City of Salford Unitary Development Plan and the National Planning 
Policy Framework. 
 

10. Notwithstanding any description of materials in the application no above ground construction works shall take 
place until samples and full details of materials to be used externally on the bridge, embankments and 
associated supporting structures have been submitted to and approved in writing by the Local Planning 
Authority. Such details shall include the type, colour and texture of the materials. Only the materials so 
approved shall be used, in accordance with any terms of such approval. 

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

11. Notwithstanding any detail submitted with the application, no above ground construction works shall take 
place until such time as detailed, construction-level designs for the following highway junction works, together 
with a detailed scheme for the progression of requisite associated Traffic Regulation Orders, have been 
submitted to and approved in writing by the Local Planning Authority: 

(a) Stopping up of the junction of Winders Way and Frederick Road and re-modelling of the footway (as 
outlined on plan ref. SFR-CDL-XX-XX-DR-C-82060 rev. P1), which shall include for the infill of the 
existing Winders Way tapers; 

(b) Stopping up of the junction of Wynne Street and Frederick Road (as shown on plan ref. SFR-CDL-
XX-XX-DR-C-82060 rev. P1); 

(c) Stopping up of the junction of Wynne Street and Scarsdale Street (as shown on plan ref. SFR-CDL-
XX-XX-DR-C-82040 rev. P1); 

(d) Stopping up of the junction of Wynne Street and Strawberry Hill (as indicated on plan ref. SFR-CDL-
XX-XX-DR-C-82040 rev. P1); 

(e) Removal of bollards on Strawberry Hill and the provision of a new priority junction at the confluence 
of Lissadel Street and Strawberry Hill (as indicated on plan ref. SFR-CDL-XX-XX-DR-C-82040 rev. 
P1); 

(f) Provision of a new access from Broughton Road East to Winders Way (as indicated on plan ref. SFR-
CDL-XX-XX-DR-C-01001); and 

(g) Provision of a new access from Broughton Road East to the Salford Innovation Forum car park (as 
indicated on plan ref. SFR-CDL-XX-XX-DR-C-01101). 

 
No above ground construction works shall take place until such time as a scheme for the phasing/timing of 
the implementation of the above works has been submitted to and approved in writing by the Local Planning 
Authority. 
 
The works shall be undertaken in accordance with the duly approved detail and in accordance with the duly 
approved phasing/implementation scheme. 
 



  

Reason: In the interests of the function of the highway network, the safety of highway users and ensuring an 
appropriately phased approach to the development to ensure continuity of access provision for local 
stakeholders, in accordance with Policies A2, A8 and DES2 of the City of Salford Unitary Development Plan 
and the National Planning Policy Framework. 

 
12. (a) Notwithstanding the details shown on the approved plans, no above ground works shall take place until 

full detail and specification of both hard and soft landscaping works have been submitted to and approved in 
writing by the Local Planning Authority. 
 
The details shall include: 

(i) The formation of any banks, terraces or other earthworks; 
(ii) A detailed scheme for the design and specification of the planting areas on the bridge, including a 

detailed design for the tree planting pits; 
(iii) Full detail of the proposed levels across the site; 
(iv) Full specification of hard surfaced areas and surfacing materials; 
(v) Full detail of the cycle and pedestrian infrastructure throughout the site including, but not limited to, 

construction details, route dimensions, surface finish, signage, lining and lighting; 
(vi) Full specification of all boundary treatments including location, detailed design and colour 

treatment/finish; 
(vii) A detailed scheme for the provision of external lighting, to be substantially in accordance with the 

submitted ‘Lighting Design Approach’ report (Cundall ref. 1031057 rev. P03); 
(viii) A detailed scheme for the provision of closed-circuit television (CCTV); 
(ix) Full specification of street furniture including, but not limited to, benches & seating, bins, and 

wayfinding signage/totems and other accessibility features; 
(x) A detailed design for proposed art installations and sculptures; 
(xi) Full specification and location of ecological/biodiversity mitigation and enhancement measures, in 

accordance with the recommendations of the submitted Preliminary Ecological Appraisal (AECOM, 
dated October 2021); 

(xii) Planting plans, specifications and schedules (including planting size, species and 
numbers/densities), existing plants / trees to be retained; 

(xiii) A detailed scheme for the provision of the ‘green wall’ within ‘Salford Steps’; 
(xiv) A detailed scheme for the provision of privacy screening adjacent to no. 18 Scarsdale Street; 
(xv) A detailed strategy for the provision and integration of surface water attenuation and Sustainable 

Drainage Systems (SuDS); 
(xvi) A scheme for the timing / phasing of landscape implementation works. 

 
(b) The landscaping works shall be carried out in accordance with the duly approved scheme for timing / 
phasing of implementation. 
 
(c) Any trees or shrubs planted or retained in accordance with this condition which are removed, uprooted, 
destroyed, die or become severely damaged or become seriously diseased within 5 years of planting shall be 
replaced within the next planting season by trees or shrubs of similar size and species to those originally 
required to be planted. 
 
Reason: To ensure that the site is satisfactorily landscaped having regard to its location and the nature of the 
proposed development, and in the interests of providing a high quality and safe environment for the benefit of 
active travel users in accordance with Policies DES1, DES9 and A2 of the City of Salford Unitary Development 
Plan and the National Planning Policy Framework. 

 
13. Pursuant to Condition 7 and prior to first use of the development, 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. 
 

14. The development hereby approved shall not be brought into use until a scheme and schedule of landscape 
maintenance for the lifetime of the development, including arrangements for its implementation, has been 



  

submitted to and approved in writing by the Local Planning Authority. The maintenance of the development 
shall thereafter be carried out in accordance with the duly approved scheme/schedule. 
 
Reason: To ensure that the site is satisfactorily landscaped, and maintained as such, having regard to its 
location, the nature of the proposed development and having regard to Policies DES1, DES9 and CH3 of the 
City of Salford Unitary Development Plan and the National Planning Policy Framework. 

 
Notes to Applicant 
 
1. 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. 
 

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. The applicant’s attention is drawn to the additional advice and guidance provided by United Utilities within 
their responses dated 8 April 2022 and 27 April 2022, including the provisions of the ‘Standard Conditions for 
Works Adjacent to Pipelines’ (Document ref. 90048 Issue 3.1 July 2015).  

 
4. Environment Agency - Model Procedures and good practice 

Due to the former land uses, soil and /or groundwater contamination may exist at the site. We recommend 
that developers should: 

• Follow the risk management framework provided in Guidance on Land contamination risk 
management (LCRM), when dealing with land affected by contamination. 

• Refer to our Guiding principles for land contamination for the type of information that we require in 
order to assess risks to controlled waters from the site - the local authority can advise on risk to other 
receptors, such as human health - https://www.gov.uk/government/collections/land-contamination-
technical-guidance  

• Consider using the National Quality Mark Scheme for Land Contamination Management which 
involves the use of competent persons to ensure that land contamination risks are appropriately 
managed - https://www.claire.co.uk/projects-and-initiatives/nqms  

• Refer to the contaminated land pages on gov.uk for more information - 
https://www.gov.uk/contaminated-land  

• Refer to ‘The Environment Agency’s approach to groundwater protection’ - 
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/6
92989/Envirnment-Agency-approach-to-groundwater-protection.pdf  

 
All investigations of land potentially affected by contamination should be carried out by or under the direction 
of a suitably qualified competent person and in accordance with BS 10175 (2001) Code of practice for the 
investigation of potentially contaminated sites.  
 

5. Environment Agency – 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 is waste or has ceased to be waste. Under the Code of Practice: 

• Excavated materials that are recovered via a treatment operation can be reused on-site providing 
they are treated to a standard such that they are 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. 
 

https://www.gov.uk/government/collections/land-contamination-technical-guidance
https://www.gov.uk/government/collections/land-contamination-technical-guidance
https://www.claire.co.uk/projects-and-initiatives/nqms
https://www.gov.uk/contaminated-land
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/692989/Envirnment-Agency-approach-to-groundwater-protection.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/692989/Envirnment-Agency-approach-to-groundwater-protection.pdf


  

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. If in doubt, the 
Environment Agency should be contacted for advice at an early stage to avoid any delays. 
 
We recommend that developers should refer to: 

• The position statement on the Definition of Waste: Development Industry Code of Practice - 
https://webarchive.nationalarchives.gov.uk/ukgwa/20140328104421/http:/www.environment-
agency.gov.uk/static/documents/Leisure/PS006.pdf  

• The waste management page on GOV.UK - https://www.gov.uk/topic/environmental-
management/waste  

 
6. Environment Agency – 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 - https://www.gov.uk/dispose-hazardous-waste/producers-
and-holders 
 

7. Environment Agency – Introduction of SuDS 
Approved Document Part H of the Building Regulations 2000 establishes a hierarchy for surface water 
disposal, which encourages a SUDS approach. Under Approved Document Part H the first option for surface 
water disposal should be the use of SUDS, which encourage infiltration such as soakaways or infiltration 
trenches. In all cases, it should be established that these options are feasible, can be adopted and properly 
maintained and would not lead to any other environmental problems. For example, using soakaways or other 
infiltration methods on contaminated land carries groundwater pollution risks and may not work in areas with 
a high water table. Where the intention is to dispose to soakaway, these should be shown to work through an 
appropriate assessment carried out under Building Research Establishment (BRE) Digest 365. 
 

8. Environment Agency – Piling and penetrative ground improvement methods 
Piling or any other foundation designs using penetrative methods can result in risks to potable supplies from, 
for example, pollution / turbidity, risk of mobilising contamination, drilling through different aquifers and 
creating preferential pathways. Thus it should be demonstrated that any proposed piling will not result in 
contamination of groundwater. 

 
9. Environment Agency – Dewatering 

Dewatering is the removal/abstraction of water (predominantly, but not confined to, groundwater) in order to 
locally lower water levels near the excavation. This can allow operations to take place, such as mining, 
quarrying, building, engineering works or other operations, whether underground or on the surface. Any 
dewatering activities on-site could have an impact upon local wells, water supplies and/or nearby 
watercourses and environmental interests. This activity was previously exempt from requiring an abstraction 
licence. 
 
Since 1 January 2018, most cases of new planned dewatering operations above 20 cubic metres a day will 
require a water abstraction licence from us prior to the commencement of dewatering activities at the site. 
 
More information is available at: 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://webarchive.nationalarchives.gov.uk/ukgwa/20140328104421/http:/www.environment-agency.gov.uk/static/documents/Leisure/PS006.pdf
https://webarchive.nationalarchives.gov.uk/ukgwa/20140328104421/http:/www.environment-agency.gov.uk/static/documents/Leisure/PS006.pdf
https://www.gov.uk/topic/environmental-management/waste
https://www.gov.uk/topic/environmental-management/waste
https://www.gov.uk/dispose-hazardous-waste/producers-and-holders
https://www.gov.uk/dispose-hazardous-waste/producers-and-holders
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


  

 
If dewatering and discharging into surface water is required during development, the following Regulatory 
Position Statement applies: https://www.gov.uk/government/publications/temporary-dewatering-from-
excavations-to-surface-water  
 

10. Highway Works - Section 278 Agreement of the Highways Act 1980 
Highway works, remedial measures and supporting Traffic Regulation Orders to be introduced in vicinity of 
the development shall include the following: 

• The works on the adopted highway will be delivered by an S278 agreement and full construction detail 
drawing should be submitted and approved by the Highway Authority; 

• Regarding to adopted carriageway and footways, any amendments to the carriageway need to be re-
instated using similar materials; 

• Redundant access points reinstated as continuous footway, renewal of footway surrounding the 
developments; 

• Existing adopted street lighting and existing services within the footway and carriageway to be either 
diverted or protected in agreement with relevant authorities; 

• The applicant to have further discussions with the council’s traffic management team to deliver a 
suitable traffic management scheme ensures various SCC schemes can be incorporated with the 
development proposals; 

• The applicant to enter into a S278 agreement and to provide funding to facilitate associated highway 
works to for the following: 

(a) To works on the adopted highway where the proposed scheme ties in on Barton Lane. 
(b) Redundant access points reinstated as continuous footway, renewal of footway where 

impacted upon by the proposal; 
(c) Adopted carriageway and footways, any amendments to the carriageway need to be re-

instated and using similar materials. 
(d) Street lighting, signage, drainage and other utility services within the footway and 

carriageway that is affected by the development must be relocated and agreed by various 
utility providers and Highway Authority. 

(e) Dilapidation Survey should be undertaken after the completion of the development to ensure 
the adopted footway and carriageway is not damaged by construction vehicles or the works 
that have been undertaken. 

 
11. Highways – Useful Contacts 

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 

 
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 

 
General Highway Information: 

• Requests for general Information regarding the adopted highway network shall be directed to the 
Local Highway Authority – John Horrocks/ Pam Docksey - 0161 603 4046/4006 

 
S278 Works  

• The Developer shall contact Neil Ashmall to arrange for the S278 element of the development. Neil 
Ashmall 0161 779 4883.  

 
 
 

 

https://www.gov.uk/government/publications/temporary-dewatering-from-excavations-to-surface-water
https://www.gov.uk/government/publications/temporary-dewatering-from-excavations-to-surface-water

