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APPLICATION No: 17/70046/FUL
APPLICANT: Mr Andrew Hughes
LOCATION: Land at Worrall Street, Salford, M5 4TH 
PROPOSAL: Demolition of existing buildings and erection of three buildings 

ranging from 7 to 9 storeys in height comprising 232 residential 
units together with public realm, landscaping, car parking and 
associated works

WARD: Ordsall

Description of Site and Surrounding Area 

This planning application relates to two sites on Worrall Street, off Ordsall Lane. Together the sites cover an 
area of 0.45ha and are currently occupied by low rise industrial/warehouse buildings and offices. 

Site 1 is located on the north side of Worrall Street and is bounded by a new residential development, 
Bridgewater Point, which is currently under construction to the north and east, and low rise industrial/warehouse 
buildings to the south and west. A planning application for residential development is being considered on land 
to the north west of the site, at 221-223 Ordsall Lane.

Site 2 is located on the south side of Worrall Street and is bounded by the Manchester Ship Canal to the south. 
At either side of site 2 there are low rise industrial/warehouse buildings. The Manchester Ship Canal and its tow 
path, referred to as the riverside walkway in this report, sits approximately 2m lower than the application site. 
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Access to the riverside walkway is gained from steps from Worrall Street between Serck Marston and Lamba 
Court.

The sites form part of a wider industrial area on the south-east side of Ordsall Lane known as Ordsall Riverside, 
an area of 30.6 hectares comprising a linear strip of land alongside the River Irwell. Development in this area is 
directed by the Ordsall Riverside Planning Guidance (2008). 

Description of Proposal 

Planning permission is sought for the demolition of existing buildings on site and for the erection of 232 units 
across three buildings. The proposed development would facilitate the extension of Dyer Street as a pedestrian 
street, linking Ordsall Lane to Worrall Street. The three blocks of apartments would be sited to front Worrall 
Street and the extended Dyer Street and the buildings are known as Block 1A, 1B and 2.

Block 1A – 

This block would be located to the west of Dyer Street, and would complete the perimeter block created by the 
Bridgewater Point development. The block would be 7 storeys in height with the top floor of the development 
being set back 0.5m from the main frontage. Duplex units would be provided at ground floor level fronting onto 
Dyer Street and Worrall Street, with apartments above. The main entrance into the apartments is from Dyer 
Street. This block would not provide for any car or cycle parking and would not have any external communal 
amenity space. 

Block 1B –

This block would be located to the east of Dyer Street and would be ‘T’ shaped with frontage onto Dyer Street 
and Worrall Street. The block would be part 7 storeys stepping up to 8 storey in height along Worrall Street. The 
eighth floor of the development would be set back 0.5m from the main frontage. Duplex units would be provided 
at ground floor level fronting onto Dyer Street and Worrall Street. Apartments will be provided above the duplex 
units and these would be accessed via Dyer Street. Vehicle access into the building is provided from Worrall 
Street and this block will provide for 29 car parking spaces and 110 cycle spaces. At eighth floor a large 
communal amenity space will be provided and along the Dyer Street frontage the scheme would provide for a 
gym.

Block 2 -  

This block would be located between Worrall Street and the river front. The block would be part 8 storeys 
stepping up to 9 storeys in height. Part of the top two floors of the development would be set back 0.5m from the 
main frontage. Duplex units would be provided at ground floor level fronting onto Worrall Street and onto the 
river. Access for all the units in this block would be provided by the main entrance into the building from Worrall 
Street. Vehicle access into the building is provided from Worrall Street and this block will provide for 8 car 
parking spaces and 96 cycle spaces. At ninth floor a large communal amenity space will be provided and a gym 
is proposed fronting onto Worrall Street. 

Across the development the scheme would provide for 107 x 1 bedroom apartments, 77 x 2 bedroom 
apartments, 19 x 2 bedroom duplex units, 28 x 3 bedroom apartments and 1 x 3 bedroom duplex unit.

The extension to Dyer Street would create a large area of public realm which will have pedestrian access only, 
with the exception of a loading bay which would be positioned between blocks 1A and 1B. Block 2 would be set 
back within the site to widen the existing public riverside walkway. 

The application has been supported by the following documents:
Design and Access Statement 
Viability Assessment
S106 Proforma
Planning Statement
Schedule of Accommodation
Crime Impact Statement
Daylight/Sunlight Assessment
Phase 1 Geo Environmental Site Assessment
Air Quality Assessment



Ecology Report
Flood Risk Assessment
Noise Impact Assessment 
Travel Assessment  
Sustainability Statement
Sustainability Checklist
Summary of economic benefits of the scheme

Publicity

Site Notice: Non HH Article 15 Date Displayed: 2 June 2017
Reason: Article 13

Press Advert: Manchester Weekly News Salford EditionDate Published: 8 June 2017
Reason: Article 15 Standard Press Notice

Neighbour Notification 

227 properties were notified of this planning application on 1st June 2017. The notification included properties on 
Worrall Street, Ordsall Lane, Woden Street, Everard Street. Additional letters were sent on the 18th October 
2017. 

Representations 

An objection has been received from residents of Lamba Court who are concerned about construction and the 
impact that another construction site will have on their quality of life. Residents outline that they are already 
experiencing noise, dirt, road blockages. They are also of the opinion that the construction companies have no 
regard for rules or being considerate. 

Relevant Site History

95/33812/TPDC - Change of use from waste disposal station to warehouse and distribution unit with associated 
offices – Approved 11th November 1995.

Consultations

PSSC Canal And River Trust – Do not wish to comment on this application as a Statutory Consultee.

Environment Agency (EA) – Initially objected to the application as it did not meet the requirements set out in 
paragraph 030 of the Planning Practice Guide to the National Planning Policy Framework. Upon review of 
additional information submitted by the applicant the EA removed its objection to the application subject to a 
condition securing mitigation measures outlined in the Flood Risk Assessment. 

Urban Vision Environment (Air and Noise) – Initially objected to the application due to the external noise levels. 
Amended plans were received and this resulted in the objection being removed. Conditions are recommended 
in respect of noise and ventilation together with a condition to secure a construction method statement. 

Urban Vision Environment (Land Contamination) – Have considered the submitted information and agree with 
the report and its recommendations. A full contaminated land condition and a standard contamination 
informative has been recommended. 

Design For Security – Recommend that the proposed development is designed and constructed in accordance 
with the recommendations contained within the Crime Impact and a planning condition secures the physical 
security specification listed in the statement. 

Senior Engineer Flood Risk Management – Follow receipt of an amended Flood Risk Assessment have raised 
no objection to the application. They have recommended a surface water drainage condition restricting run off 
rates and that the development is designed to be flood resilient in the 1 in 1000 year event. 

Highways – Consider the scheme to be acceptable if the applicant is willing to enter into a Section 106 to fund 
measures to improve the sites accessibility and mitigate the impacts of on–street car parking which may result 



from the proposed low car parking provision. Recommend conditions in respect of a Construction Method 
Statement and that car parking and cycle parking is available prior to the site being bought into use. 

GMEU – An informative is proposed in respect of bats. A construction method statement condition has been 
recommended to control the impact from the demolition works. GMEU note that no information has been 
submitted in respect of the water framework directive or enhancement of the river corridor and require more 
information on the surface water and foul water disposal.

Manchester Ship Canal Company – No comments received to date  

United Utilities – Do not object to the proposal; subject to conditions relating to foul water and surface water. 
Comments have been provided on site drainage, the management and maintenance of SUDs, water supply and 
United Utilities assets. 

Greater Manchester Archaeological Advisory Service - Are satisfied that the proposed development does not 
threaten known or suspected archaeological heritage. On this basis there is no reason to seek to impose any 
archaeological requirements upon the applicant.

Trafford MBC - No comments received to date  

Planning Policy

Development Plan Policy

Unitary Development Plan ST1 -  Sustainable Urban Neighbourhoods
This policy states that development will be required to contribute towards the creation and maintenance of 
sustainable urban neighbourhoods.

Unitary Development Plan ST12 -  Development Density
This policy states that development within regional centres, town centre and close to key public transport routes 
and interchanges will be required to achieve a high density appropriate to the location and context.

Unitary Development Plan ST14 -  Global Environmental
This policy states that development will be required to minimise its impact on the global environment. Major 
development proposals will be required to demonstrate how they will minimise greenhouse gas emissions.

Unitary Development Plan MX1 -  Development in Mixed-use Areas
This policy states that a wide range of uses and activities (housing, offices, tourism, leisure, culture, education, 
community facilities, retail, infrastructure, knowledge-based employment) are permitted within the identified 
mixed use areas (Chapel Street East. Chapel Street West, Salford Quays, Ordsall Lane Riverside Corridor).

Unitary Development Plan E5 - Development in Established Employment Areas
This policy states that planning permission will only be granted for the reuse or redevelopment of sites or 
buildings within an established employment area for non-employment uses where the development would not 
compromise the operating conditions of other adjoining employment uses, and where one or more of the 
following apply:
a) The developer can demonstrate there is no current or likely future demand for the site for employment 
purposes
b) There is a strong case for rationalising land uses or creating open space
c) The development would contribute to the implementation of an approved regeneration strategy or plan for the 
area
d) The site is allocated for another use in the UDP.

Unitary Development Plan DES1 -  Respecting Context
This policy states that development will be required to respond to its physical context and respect the positive 
character of the local area in which it is situated and contribute towards a local identity and distinctiveness.

Unitary Development Plan DES2 -  Circulation and Movement
This policy states that the design and layout of new development will be required to be fully accessible to all 
people, maximise the movement of pedestrians and cyclists through and around the site safely, be well related 



to public transport and local amenities and minimise potential conflicts between pedestrians, cyclists and other 
road users.

Unitary Development Plan DES3 -  Design of Public Space
This policy states that development should include the provision of public space; designed to have a clear role 
and purpose which responds to local needs; reflects and enhances the character and identify of the area; is an 
integral part of and provide appropriate setting and an appropriate scale for the surrounding development; be 
attractive and safe; connect to establish pedestrian routes and public spaces and minimise and make provision 
for maintenance requirements.

Unitary Development Plan DES4 -  Relationship of Development to Public Space
This policy states that developments that adjoin a public space shall be designed to have a strong and positive 
relationship with that space by creating clearly defining public and private spaces, promoting natural 
surveillance and reduce the visual impact of car parking.

Unitary Development Plan DES5 -  Tall Buildings
This policy states that tall buildings will be permitted where: the scale of the development is appropriate; the 
location is highly accessible; the building would positively relate to adjacent public realm; is of high quality 
design; makes a positive contribution to the skyline; would not detract from important views; would not cause 
unacceptable overshadowing or overlooking, detrimental to the amenity of neighbouring occupiers; be no 
unacceptable impact on the setting of a listed building or value of a conservation area; be no unacceptable 
impact on microclimate; be no unacceptable impact on telecommunications; and there would be no 
unacceptable impact on aviation safety.

Unitary Development Plan DES6 -  Waterside Development
This policy states that all new development adjacent to the Manchester Ship Canal will be required to facilitate 
pedestrian access to, along and, where appropriate, across the waterway. Schemes should incorporate a 
waterside walkway with pedestrian links between the walkway and other key pedestrian routes and incorporate 
ground floor uses and public space that generate pedestrian activity. Where it is inappropriate to provide a 
waterside walkway, an alternative route shall be provided. Development should protect, improve or provide 
wildlife habitats; conserve and complement any historic features; maintain and enhance waterside safety; and 
not affect the maintenance or integrity of the waterway or flood defences. All built development will face onto the 
water, and incorporate entrances onto the waterfront; be of the highest standard of design; be of a scale 
sufficient to frame the edge of the waterside; and enhance views from, of, across and along the waterway, and 
provide visual links to the waterside from surrounding areas.

Unitary Development Plan DES7 -  Amenity of Users and Neighbours
This policy states that all new development, alterations and extensions to existing buildings will be required to 
provide potential users with a satisfactory level of amenity in terms of space, sunlight, daylight, privacy, aspect 
and layout.  Development will not be permitted where it would have an unacceptable impact on the amenity of 
occupiers or users of other development.

Unitary Development Plan DES9 -  Landscaping
This policy states that hard and soft landscaping should be provided where appropriate that is of a high quality 
and would enhance the design of the development, not detract from the safety and security of the area and 
would enhance the attractiveness and character of the built environment.

Unitary Development Plan DES10 -  Design and Crime
This policy states that developments must be designed to discourage crime, antisocial behaviour, and the fear 
of crime. Development should i) be clearly delineated ii) allow natural surveillance iii) avoid places of 
concealment iv) encourage activity within public areas.

Unitary Development Plan H1 -  Provision of New Housing Development
This policy states that all new housing will contribute toward the provision of a balanced housing mix; be built of 
an appropriate density; provide a high quality residential environment; make adequate provision for open space; 
where necessary make a contribution to local infrastructure and facilities required to support the development; 
and be consistent with other policies of the UDP.

Unitary Development Plan H4 -  Affordable Housing



This policy states that in areas that there is a demonstrable lack of affordable to meet local needs developers 
will be required by negotiation with the city council to provide an element of affordable housing of appropriate 
types.

Unitary Development Plan H8 -  Open Space Provision with New Housing
This policy states that planning permission will only be granted where there is adequate and appropriate 
provision for formal and informal open space, and its maintenance over a twenty-year period. Standards to be 
reached will be based upon policy R2 and guidance contai8ned within Supplementary Planning Documents.

Unitary Development Plan A2 -  Cyclists, Pedestrians and the Disabled
This policy states that development proposals, road improvement schemes and traffic management measures 
will be required to make adequate provision for safe and convenient access by the disabled, other people with 
limited or impaired mobility, pedestrians and cyclists

Unitary Development Plan A8 -  Impact of Development on Highway Network
This policy states that development will not be permitted where it would i) have an unacceptable impact upon 
highway safety ii) cause an unacceptable restriction to the movement of heavy goods vehicles along Abnormal 
Load Routes.

Unitary Development Plan A10 -  Provision of Car, Cycle, Motorcycle Parking in New Development
This policy states that there should be adequate provision for disabled drivers, cyclists and motorcyclists, in 
accordance with the Council’s minimum standards; maximum car parking standards should not be exceeded; 
and parking facilities should be provided consistent with the provision and maintenance of adequate standards 
of safety and security.

Unitary Development Plan EN9 -  Wildlife Corridors
This policy states that development that would affect any land that functions as a wildlife corridor, or that 
provides an important link or stepping stone between habitats will not be permitted. Conditions and planning 
obligations may be used to protect, enhance or manage to facilitate the movement of flora and fauna where 
development is permitted.

Unitary Development Plan EN17  -  Pollution Control
This policy states that in areas where existing levels of pollution exceed local or national standards, planning 
permission will only be granted where the development incorporates adequate measures to ensure that there is 
no unacceptable risk or nuisance to occupiers, and that they are provided with an appropriate and satisfactory 
level of amenity.

Unitary Development Plan EN18  -  Protection of Water Courses
This policy states that development will not be permitted where it would have an unacceptable impact on 
surface or ground water.

Unitary Development Plan EN19  -  Flood Risk and Surface Water
This policy states that any application for development that it is considered likely to be at risk of flooding or 
increase the risk of flooding elsewhere will need to be accompanied by a formal flood risk assessment. It should 
identify mitigation or other measures to be incorporated into the development or undertaking on other land, 
which are designed to reduce that risk of flooding to an acceptable level.

Unitary Development Plan EN22  -  Resource Conservation
This policy states that development proposals for more than 5,000 square metres of floorspace will only be 
permitted where it can be demonstrated that the impact on the conservation of non-renewable resources and on 
the local and global environments, has been minimised as far as practicable; and full consideration has been 
given to the use of realistic renewable energy options, and such measures have been incorporated into the 
development where practicable.

Unitary Development Plan EN23  -  Environmental Improvement Corridors
This policy states that development along any of the city’s major road, rail and water corridors will be required to 
preserve, or make a positive contribution to the corridor’s environment and appearance.

Unitary Development Plan DEV5  -  Planning Conditions and Obligations
This policy states that development that would have an adverse impact on any interests of acknowledged 
importance, or would result in a material increase in the need or demand for infrastructure, services, facilities 



and/or maintenance, will only be granted planning permission subject to planning conditions or planning 
obligations that would ensure adequate mitigation measures are put in place.

Other Material Planning Considerations

National Planning Policy

National Planning Policy Framework
National Planning Practice Guidance

Local Planning Policy

Supplementary Planning Document  -  Established Employment Areas
This document contains a number of polices that promotes sustainable economic growth, which both enhances 
prosperity and reduces inequalities.  The document encourages the provision of a wide range of employment 
opportunities, having regard to evidence based conclusions on need and demand.

Supplementary Planning Document  -  Design
This document  reflects the need to design in a way that allows the city to support its population socially and 
economically, working with and inviting those affected into an inclusive decision making process. Equally, 
development must contribute to the creation of an environmentally sustainable city supporting the natural 
environment minimising the effects of, and being more adaptable to, the potential impact of climate change.

Supplementary Planning Document  -  Sustainable Design and Construction
This policy document expands on policies in Salford’s Unitary Development Plan to provide additional guidance 
for planners and developers on the integration of sustainable design and construction measures in new and 
existing developments.

Supplementary Planning Document  -  Design and Crime
This policy document contains a number policies used to assess and determine planning applications and is 
intended as a guide in designing out crime.

Supplementary Planning Document - Nature Conservation and Biodiversity
This policy document expands on the policies of the Unitary Development Plan relating to the issues of nature 
conservation and biodiversity, and seeks to ensure that all stakeholders have a clear understanding of how 
those policies should be implemented and their desired outcome.

Supplementary Planning Document  -  Planning Obligations
This policy document expands on the policies in Salford’s Unitary Development Plan to provide additional 
guidance on the use of planning obligations within the city. It explains the city council’s overall approach to the 
use of planning obligations, and sets out detailed advice on the use of obligations in ensuring that developments 
make an appropriate contribution to mitigate the impacts of the development

Planning Guidance -  Ordsall, Riverside
This guidance sets down the council’s broad vision for the regeneration of the area and sets out the principles to 
create a cohesive and distinctive character and sense of place to enable an appropriate mix of uses and high 
quality design in new development and public realm across the area.

Planning Guidance -  Irwell City Park
This guidance relates to the intention to establish the Irwell City Park as an exciting and unique waterfront 
location within the Regional Centre.

Planning Guidance -  Housing
The purpose of the guidance is to ensure that the residential development coming forward in Salford contributes 
to establishing and maintaining sustainable communities, tackles the specific housing and related issues that 
face Salford, and helps to deliver the vision and strategy of the UDP, the Housing Strategy and the Community 
Plan.

Planning Guidance - Flood Risk and Development



The overarching aim of the planning guidance is to ensure that new development in areas at risk of flooding in 
the city, is adequately protected from flooding and that the risks of flooding are not increased elsewhere as a 
result of new development.

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

Appraisal 

Principle of Development 

The application site is situated within the Saved UDP (Unitary Development Plan) MX1 policy area in which a 
variety of land uses are deemed appropriate. The Ordsall Riverside corridor (including the application site) also 
forms part of an established employment area as defined by Saved UDP Policy E5 and specifically paragraph 
8.40 of the Reasoned Justification (RJ) to that policy. 

Saved UDP Policy E5 is supplemented by the Established Employment Areas Supplementary Planning 
Document. Policy EMP7 deals specifically with employment areas falling within the area identified by UDP 
Policy MX1. Under this policy the applicant is required to demonstrate compliance with criterion ‘1’ of Saved 
UDP Policy E5, that “the development would not compromise the operating conditions of other remaining 
employment uses.” 

In terms of the development’s potential impact on remaining employment uses (criteria 1), the vision for the area 
is one of residential led development and a residential scheme is currently under construction immediately to 
the north east of the site and an application for residential development is being considered for land to the north 
west. The scheme retains access to the neighbouring employment uses along Worrall Street, the applicant has 
agreed to provide a financial contribution for the Local Highway Authority to review and provide for Traffic 
Regulation Orders (TRO) in the area to mitigate any impacts from on-street car parking associated with the 
development. Any proposed TROs along Worrall Street will be undertaken in consultation with the existing 
businesses. In respect of noise, Urban Vision Air and Noise have assessed the information which considers the 
proposed use with the existing employment uses. They agree with the findings of the noise assessment subject 
to a condition to control the internal noise within the dwellings. It is therefore considered that the applicant has 
provided the required supplementary evidence to demonstrate that criterion 1 of Policy E5 can be met.

Policy OR1 of the Ordsall Riverside planning guidance also deals with employment uses. At paragraph 6.46, it 
confirms that the guidance comprises ‘an approved regeneration strategy’ for the purposes of criteria 2c of 
Saved UDP Policy E5 and that the purpose of Policy OR1 is to “establish the circumstances in which reuse or 
redevelopment of employment sites will be considered to contribute to the implementation of the strategy”. For a 
residential scheme to be acceptable, policy OR1 requires that all reasonable attempts have been taken to 
relocate existing businesses and that the development complies with other policies in the guidance. In respect 
of the former the applicant has confirmed that three businesses currently occupy the site, one is still looking for 
relocation premises in the locality, one has agreed terms to relocate and the third occupier is looking to 
consolidate their operation into their other unit on Worrall Street. 

Proposed Housing Mix - 

The proposed scheme would comprise 232 apartments. The proposed mix of dwellings is as follows:

Dwelling Floorspace 
(sqm)

Number of units Total Percentage

1 bed apartment 39 to 49 sqm 107 107 46%
2 bed apartment 56 to 74 sqm 77
2 bed duplex 70 to 77 sqm 19

96 41.5%

3 bed apartment 79 to 88 sqm 28
3 bed duplex 95 sqm 1

29 12.5%

Total 232 232

Policy HOU1 of the Housing Planning Guidance acknowledges that the Ordsall Lane Riverside Corridor offers 
the opportunity to provide a broader mix of housing types than in other parts of the Regional Centre, including 
houses as well as apartments, to complement and supply the development of a sustainable mix of housing in 
the wider Ordsall neighbourhood.



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

It would appear that only the three bed duplex could meet the definition of ‘family-orientated’ as set out in the 
Ordsall Riverside guidance (Policy OR2, paragraph 6.59). The difficulties in providing family accommodation 
within high density schemes are recognised, and the proportion of three bed apartments is comparable to that 
consented on other sites within the corridor. It is also recognised that the applicant is willing to make a financial 
contribution towards improving bus services along the Ordsall Lane corridor which will improve accessibility 
which supports the principle of higher density developments within the corridor. 

Policy HOU2 of the Housing Planning Guidance describes that “where apartments are proposed, they should 
provide a broad mix of dwelling sizes, both in terms of the number of bedrooms and the net residential 
floorspace of apartments. Small dwellings (i.e. studios and one bedroom apartments) should not predominate, 
and a significant proportion of three bedroom apartments should be provided wherever practicable”. The 
reasoned justification to Policy HOU2 of the Housing Planning Guidance adds that “the majority of apartments in 
new development should normally have two or three bedrooms, with a floorspace and layout that makes them 
adaptable to changing needs (typically 57sqm or above).

The mix, in terms of bedrooms, is consistent with Policy HOU2 of the Housing Planning guidance. All but five of 
the units with two bedrooms or more have a floorspace of over 57sqm in accordance with HOU2. Therefore the 
mix is considered to accord with the UDP policy H1 and the Housing Planning Guidance.

Design and Visual Impact 

Site Layout –

The scheme proposes three blocks of apartments across the two parcels of land as outlined in the description of 
development at the start of this report. 

The illustrative masterplan within the Ordsall Riverside Planning Guidance promotes the extension of Dyer 
Street and promotes one large block of development bounded by Dyer Street, Worrall Street, Ordsall Lane and 
the riverfront, see extract below:



Extract from Illustrative Masterplan (Map A) Ordsall Riverside Planning 
Guidance (2008). Application site outlined indicatively in red.

      

The Reasoned Justification (RJ) to policy OR4 of the planning guidance recognises that the extension of routes 
across Ordsall Lane to the riverside is considered to be an important component in the creation of a sustainable 
extension to the Ordsall neighbourhood.

The position of block 1A and 1B would provide for an extension of Dyer Street south towards Worrall Street 
creating a pedestrian route through the development, which is welcomed. Block 1A would in essence complete 
the perimeter block of the Bridgewater Point development and this together with the siting of block 1B would 
provide for active frontages onto this new street. Both blocks would also provide frontages onto Worrall Street 
which is to be retained. The illustrative masterplan above shows land including Worrall Street to the west of 
Dyer Street, as being developed. Given land ownership in this area and that the development of this site and the 
adjoining parcels of land is being bought forward separately, it would be very difficult to realise the masterplan in 
its totality. As Worrall Street is to be retained, block 2 has been sited to provide frontage to both the river and 
Worrall Street, this is considered to be a reasonable approach. 

The illustrative masterplan and public realm strategy as shown in Map 8 of the planning guidance shows Dyer 
Street extending to the river front by a public square adjacent to the riverside walkway. The location of this 
proposed public square sits outside the application site and not within the ownership of the applicant. Therefore 
at this point in time this public square (route) cannot be realised in the exact form as set out in the planning 
guidance. The option of pulling block 2 from the eastern boundary of the site to create a route down to the river 
was considered by the Local Planning Authority (LPA). However it is acknowledged that if this route was 
provided it would be doglegged and not create the views as desired by the planning guidance from Ordsall Lane 
to the river. It is also acknowledged that there is an existing stepped access down from Worrall Street to the 
river next to Lamba Court, therefore if a route was also provided within the application boundary; it would create 
two routes within 55m of each other. In light of these factors it is considered that the extension of Dyer Street to 
the river should be considered comprehensively as part of a future scheme to redevelop the adjacent land at 
Serck Marston, Worrall Street. 

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



guidance states that a combined footway and cycleway will be created along the entire riverside route of the 
Irwell City Park to provide the City Park with full public access all year round and at all times.

The scheme will widen the riverside walkway from approximately 2m to 4m. Whilst this is not the desired 8m 
consideration has to be given to the practicalities of developing plots between the river and Worrall Street which 
are already narrow and may become undevelopable if a further 4m of the site has to be given across for the 
walkway. Also it is acknowledged that riverside walkway narrows at the western end of Lamba Court to less 
than 2m and given Lamba Court is a relatively new residential development it is highly unlikely that this footpath 
will be widened in the near future. In light of this it is considered that the doubling the width of the existing 
footpath is sufficient and this will be of benefit to all users of the walkway and would help to realise the aims and 
objectives of both the Ordsall Riverside and Irwell City Park Planning Guidance.

Block 1B is sited so that a main habitable elevation of this building runs along the western boundary of the site; 
at their closest point windows are 7.3m from the boundary. The RJ to policy OR4 of the planning guidance (para 
6.98) states that given the fragmented nature of land ownership in the area, planning permission will not be 
given for incremental development that would unacceptably hamper or reduce the development options for the 
wider corridor, in accordance with policy DEV 6 of the UDP. Proposals for development of smaller sites in 
isolation must demonstrate that their implementation would not prejudice or unduly constrain options for 
redevelopment of adjacent sites. Compliance with the illustrative Masterplan would lend weight to such a case. 
Schemes that deviate from the illustrative Masterplan would have to provide alternative evidence that the 
proposals are compatible with potential future neighbouring development. 

The applicant has undertaken an exercise to understand the potential relationship between buildings should the 
neighbouring site, to the west, be bought forward for development with a footprint to mirror that proposed on the 
application site. This confirmed, by the applicants admission, that there would be adverse daylight conditions 
within rooms in properties within both sites and would also result in a narrow enclosed area of open space in 
between the buildings. The applicant has then gone onto look at a mirrored scheme which leaves a larger gap 
between Block 1B and a potential future neighbouring building, aligning with the layout proposed at 221-223 
Ordsall Lane but this leaves a gap of development along Worrall Street. This would appear to be the optimum 
layout for developing the adjacent site when viewed in the context of this scheme (notwithstanding that this 
assessment does not take into account potential impacts of any future development to the West on the 
development at 221-223 Ordsall Lane).   Ideally all these sites would be brought forward together, however due 
to the different ownerships this is not possible and therefore the City Council can only assess the developments 
currently proposed and safeguard as far as possible the future development of neighbouring sites. 

It is considered, on balance, that the proposal would not unduly constrain development on the site to the west. 
The proposed development realises an extension to Dyer Street as per the guidance and the proposed layout of 
221-223 Ordsall Lane. This scenario has been modeled and it is considered that this relationship would provide 
daylight and sunlight levels comparable to the wider scheme. 

There is a small roof terrace at first floor along this boundary, this is shown as not being useable space however 
to ensure this and therefore safeguarding the development of future sites it is considered reasonable to 
condition this to restrict its use as amenity space. It is also noted that in terms of the site to the north at 221-223 
Ordsall Lane and also the sites adjacent to block 2, being Serck Martson and 10 Worrall Street the scheme 
contains no habitable room windows within the gable elevations along these boundary’s and therefore 
safeguarding the development potential of these sites. 

Vehicle access into blocks 1B and 2 will be taken from Worrall Street. Dyer Street will be pedestrian only, with 
the exception of a servicing bay. Positioning the entrances into the building and the provision of duplex 
apartments with private space at ground floor level and communal areas along Dyer Street and to Worrall Street 
is supported in terms of promoting overlooking and presenting active frontages.

The duplex apartments in block 2 will be situated across the ground and first floor, due to level differences when 
viewed from the riverside walkway these duplex units would be at second and third floor as the riverside 
walkway is in essence located at the basement level. There is no living accommodation at basement level due 
to flood constraints. Currently on block 2 the duplex units span around half the buildings frontage to the river, 
the remaining half is made up of plant, bin and cycle storage. The applicants have confirmed that due to the size 
of the site and the fact it has two frontages, the number of units with frontage to the river is limited by the need 
to provide ancillary accommodation in the form of; refuse storage, cycle storage, entrance foyer, car parking and 
plant rooms etc on the ground floor. Whilst this arrangement is not ideal the layout does provide a high degree 
of natural surveillance from the duplexes at ground floor together with all the apartments on the upper floors 



which is an improvement to the relationship the existing warehouse has to the riverside walkway and will 
improve the pedestrian environment for users of the walkway.

Overall in terms of the layout of the scheme whilst it does not strictly accord with the illustrative masterplan set 
out in the Ordsall Riverside planning guidance it does work with the constraints of the site and in doing so 
achieves the overall aims of the guidance as such the layout of the scheme is considered to be acceptable. 

Height and Scale – 

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

The Ordsall Riverside Planning Guidance sets out some general principles for the height and scale of 
development for the area of the application site. The guidance advises that development within the Regent 
Road quarter, where this development is sited, should be 6+1 storeys  (“+1” relates to an additional storey at 
roof level set back from the main frontage). It identifies the potential for exceptions to maximum height to allow 
slightly higher buildings at key corners.

The proposed development would range in height from seven to nine storeys. Block 1A would be seven storeys, 
with the seventh floor being set back, whilst the top floor set back will not be to the same depth as that of the 
Bridgewater point scheme, it is felt that the overall scale of this development would respect the scale of the 
adjacent scheme and would accord with build heights set out in the planning guidance. Block 1B would be 7 
storeys along Dyer Street stepping up to 8 storeys towards Worrall Street. When block 1B is viewed from Dyer 
street there would be no top floor set back, as required from the guidance however from Worrall Street the top 
floor would be set back.  Block 2 would be 8 storeys stepping up to 9 storeys. The top two floors of this block 
would be set back from the front elevation, with the exception of a central section marking the entrance of the 
building, along Worrall Street, where the height to taken up to roof level. These two blocks would exceed the 
height within the guidance and it is not considered that these blocks would mark ‘key corners’. However it is felt 
that the heights proposed would be acceptable as they would be of a comparable height and scale to other  new 
development in Ordsall Riverside. The varied building heights will create an interesting roofline and it is felt that 
the heights will not be imposing for pedestrians along Dyer Street, Worrall Street or the river. 

Detailed Design and Appearance – 

The proposed scheme is contemporary in appearance; the mass of the buildings has been broken up by the 
introduction of large projecting bays that run from the second floor up the buildings. These bays give the 
buildings a rhythm and help to create a varied roof line. These bays would project forward in the street scene 
but as they above head height it is not considered that this would be overbearing in the street scene.  

The elevations would comprise of brick facades with recessed motor joints, the setback top floors would be 
metal clad and ceramic tiles would be used for the rear wall of the balcony and around the apartment building 
entrances, the entrances to the duplex units would be clad in metal. The doors and windows would also be 
aluminum. 

The existing neighbouring buildings are predominantly brick and therefore it is considered that the palette of 
brick proposed for the elevations would be appropriate. The brick colour is indicatively shown as being a brown 
buff; the applicants have undertaken a brick study looking at materials locally and found there to be a mix of 
different materials in the area. They have then explored a number of different brick colours and consider the 
brown/buff will provide a contemporary appearance which responds positively to the Bridgewater Point 
development. This position is accepted. Along areas where the building does not create an active frontage, for 
example where the plant is proposed along Worrall Street, the brick work will be laid to be perforated to allow 
light and views into and from these areas. Along the river walkway of block 2 there would be solid brick 
detailing/corbelling. It is considered that these proposed treatments have been carefully considered and are an 
appropriate design solution given the buildings internal layout.  

The cladding to the top floors would distinguish the top of the buildings and reduce the massing of the buildings. 
In order to reflect the sites history, which dyed velvets, the applicant is looking to use a palette of greens, reds 
and purples to the rear of the recessed balconies. There are no objections to this approach, it is considered that 
the use of colour within the balconies will subtly add interest to the elevation without being too elaborate. The 



balconies will be enclosed by metal railings and their colour has been indicated to match the colour panels. It is 
not clear whether this will work successfully but options can be explored when agreeing the proposed materials 
across the site. A materials condition is recommended to agree all external finishes which will ensure that the 
development will be of the highest quality. 

Overall it is considered that the development in itself would have its own identity and would have a positive 
impact on the visual amenity of the surrounding area in accordance with the design policies referenced above. 

Landscape and Public Realm

As discussed above the scheme includes two new sections of public realm in the form of a new extension to 
Dyer Street and a widened riverside walkway. The scheme will also include renewing road and pavement 
surfaces along Worrall Street. A landscaping plan has been submitted with the application which provides an 
indication of how these areas will be treated.

The plan shows that along Dyer Street the landscaping will primarily be hard surfaced with raised planted beds 
and seating. This arrangement is considered to be acceptable given that Dyer Street will be in shade. Areas of 
evergreen planting are proposed to mark private terraces and the scheme will include tree planting. Whilst in 
principle the scheme is acceptable careful thought needs to be given to how the private terraces feel private but 
also appear as an integral part of the public realm. Consideration also needs to be given to how this area is 
designed so that it functions both as an amenity space and as a pedestrian route.
In respect of Dyer Street the applicant has formally agreed to work with the developer of the adjacent 221-223 
Ordsall Lane (ref 17/70278/FUL) to provide a comprehensive landscape scheme along the length of Dyer 
Street, albeit it is acknowledged that not all of Dyer Street is within the ownership of these two parties. 

In respect of the riverside walkway this too is to be hard surfaced and is shown to include provision of benches. 
Through discussion with the applicant it has been agreed that this area will remain free from obstruction to 
ensure that pedestrians and cyclists can freely pass. 

A detailed and comprehensive landscape scheme for the site will be secured by condition and subject to this the 
scheme is considered to accord with UDP policy DES9.

Amenity 

The nearest occupied residential properties are within the apartment block Steele House that forms part of the 
Lamba Court development. This block sits 52m to the west of the application site fronting the river. It is 
considered that the application site is sufficiently offset from Lamba Court as to not have an unacceptable 
overbearing impact on amenity these residents currently enjoy. 

The neighbouring site to the north west, known as Bridgewater Point is currently under construction. The 
development consists of a perimeter block fronting Ordsall Lane, Everard Street, Worrall Street and Dyer Street 
with amenity space at podium level above the site’s car parking provision, centrally within the site. This scheme, 
namely block 1A, has been designed to infill the final section of the perimeter block, creating the extension of 
Dyer Street as per the Planning Guidance. 

There are habitable room windows within the gable elevations of the Bridgewater Point development which 
directly face the application site. There are two bedroom windows at first floor, one which serves the fourth 
bedroom for a duplex unit fronting Dyer Street and the second is a third bedroom of a duplex unit fronting 
Worrall Street. Both of these windows are the only window to the room they serve. On the floors above within 
the gable of the Worrall Street block of the Bridgewater Point development there are secondary living room 
windows but these rooms have large windows in the front elevation, which is the main source of outlook and 
light to these rooms. Block 1A would be positioned within 2m of these two bedrooms windows and therefore this 
scheme would restrict light to and outlook from the bedrooms. Whilst this is not ideal it is considered that these 
windows have relied on land outside their ownership for light and outlook. These units have three/four bedrooms 
with the other bedrooms in the unit having an acceptable level of light and outlook. Block 1A finishes this 
perimeter block allowing for the extension of Dyer Street as per the guidance, therefore when considering all 
these factors together this relationship is considered acceptable. Block 1A would include windows in the rear 
elevation at second floor and above which would be positioned to overlook the podium level of the Bridgewater 
Point scheme this is arrangement is considered to be acceptable in terms of privacy. The daylight and sunlight 
information submitted with the application shows that the proposed scheme will impact upon the amenity of 
residents within the Bridgewater Point scheme. This impact will be to the units fronting Dyer Street and the 



reduction in light will be apparent at the lower levels, particularly in the duplex units. The duplex units in the 
Bridgewater Point scheme are duel aspect with aspect over the decked podium. Whilst this impact is not ideal 
the scheme seeks to re-establish Dyer Street as route in line with the planning guidance and as such in order 
for this route to be successful it requires active frontages to both sides and accordingly this dictates the building 
lines. In light of this it is considered on balance that the relationship between these schemes is acceptable.

The sites to the north, 221-223 Ordsall Lane, has a live planning application with the LPA for its redevelopment 
for residential. The applicant has sought to demonstrate through a daylight and sunlight assessment that the 
scheme will not have an unacceptable overbearing impact on the amenity of future occupiers of this 
development if bought forward in the format shown. It is also considered that the windows in the rear of Block 
1B may overlook this site but this would not be to a degree which would have an unacceptable impact on the 
privacy of future occupiers. Whilst there is no guarantee that 221-223 Ordsall Lane will be developed as 
currently shown, Block 1B of this scheme has been designed not to contain any habitable room windows on the 
gable elevation facing 221-223 Ordsall Lane and as such it is considered that the relationship between the 
application site and its adjoining neighbour to the north is acceptable. 

To the west of the application site, land is still within commercial/industrial use, therefore there are no directly 
amenity impacts resulting from the development. The applicant has sought to demonstrate that the scheme will 
not fetter future development of these sites to the Local Planning Authority’s satisfaction and this has been 
discussed in detail earlier in this report. 

In terms of the amenity of future occupiers all habitable room windows within the development would have 
sufficient outlook. The daylight/sunlight information submitted with the application shows that across the site 
particularly at lower levels the units will be below BRE standards in respect of sunlight and daylight. The 
standards improve the higher up in the building from approximately fifth floor upwards. As discussed earlier in 
the report the buildings across the site have been positioned to create an extension to Dyer Street which is an 
aspiration of the planning guidance. Also the scheme has been designed to include large projecting bays to add 
interest to elevations. It is these elements which impact upon the light received to rooms within the 
development. It is acknowledge that this is a new development and residents would be buying into this 
arrangement therefore on balance it is considered that the regeneration benefits of the scheme far outweigh the 
amenity impact and as such the scheme is considered to be appropriate in this regard. 

In light of the above it is considered that the proposal would accord with UDP policy DES7.

Crime and Design

A Crime Impact Statement (CIS) has been submitted in support of this application. The CIS is supportive of a 
scheme that removes low quality buildings and replaces these with a development which has a mix of unit types 
that will repopulate the area by attracting a diverse group of residents. The statement draws upon the fact that 
the scheme has been designed to face the street and maximise natural surveillance. Entrances into the building 
will be from main frontages and the duplex units will benefit from defensible space at ground floor level. Also 
they are supportive if the secure cycle parking which is being provided.

The CIS raises a number of points which need to be considered to improve the security of the development. The 
applicant has taken comments on board and amended the scheme to include secondary doors to entrance 
lobbies. 

The statement notes that additional windows should be included within the gables of block 1B to maximise 
natural surveillance of Dyer Street, whilst their comments are noted it is felt there is sufficient overlooking at 
ground floor level from the windows in 1A which all have defensible space. Should additional windows be 
included in block 1B this would require additional defensible space and this would narrow this entrance further 
for pedestrians, therefore the arrangement presented is considered to be an acceptable balance. 

The CIS notes that the scheme needs to be amended to remove the doors to the gym from the street. They are 
concerned that if the doors are left open, for example in the summer months this could lead to illegitimate 
access into the building. The applicant has stated that the doors into the gym are required for fire reasons and 
cannot be removed. It would be unenforceable to add a condition that requires these doors to remain shut 
unless in the event of an emergency. The doors are not directly off the street and are slightly offset by either 
being perpendicular to the street or up steps. It is considered that on balance this arrangement is acceptable 
and this will be an issue for the building management team to monitor going forward.



The report makes a number of recommendations on the specification of fixtures and fittings within the 
development. It is considered that these recommendations sit outside the remit of planning. However, to ensure 
the applicant has due regard to these recommendations the applicant’s attention will be drawn to these points 
by an informative.

It is considered that the information submitted demonstrates that the scheme has been designed to ensure that 
it does not increase opportunities for crime and anti-social behaviour in accordance with UDP Policy DES10. In 
addition, the redevelopment of the site presents an opportunity to improve security in the area through the 
introduction of increased activity and active frontages onto streets.

Highways

The planning application has been supported by a Transport Assessment (TA) and Travel Plan (TP), both of 
which have been updated during the course of the application to provide additional information. This has been 
reviewed by both Transport for Greater Manchester (TfGM) and the Local Highway Authority.

The scheme provides for 37 car parking spaces; 3 of which are allocated for disabled use. 29 spaces (including 
2 disabled) are located within blocks 1B and 8 spaces (including 1 disabled) are within block 2. This equates to 
16% provision for the entire development. Given the restrictive car parking provision this will serve to reduce 
future car generated traffic from the development as such the proposal will be unlikely to result in a severe 
highway impact as defined within the National Planning Policy Framework (NPPF).

The TA confirms that there is likely to be more demand for car parking than the available car parking provision 
provided at the development. Therefore in order to mitigate this impact the scheme needs to include measures 
to discourage on-street parking and to promote sustainable travel by providing more choice of transport modes 
at the outset to ensure future occupiers are aware of such facilities to not rely on a private vehicles.

The Housing Planning Guidance para 4.8 recognises that the Ordsall Lane Riverside Corridor has generally 
lower public transport accessibility than other areas of the Regional Centre. The current bus services provide a 
limited frequency service. There are currently two bus services running on Ordsall Lane, the 70/73 is an hourly 
service while the 294 runs only two services per day. Additional services are available in other areas of Ordsall 
and on Regent Road, which involves walking over 800m.  It is considered that this public transport service 
would be unlikely to encourage significant modal shift which is required to justify the low levels of car parking 
which is proposed. The City’s highways officers believe it is important to provide additional services to influence 
people’s travel patterns in order to increase the sustainability of the development and to reduce the impact to 
the local highway network. In this regard the applicant has agreed to make a financial contribution to improve 
public transport routes in the Ordsall Riverside Corridor. 

The applicants have also submitted a draft travel plan in order to promote the use of public transport. This has 
been reviewed and it is considered that the Travel Plan Framework provides a starting point from which a Full 
Residential Travel Plan can be prepared. The Travel Plan (TP) will however need to provide further detail to 
ensure that the document provides a firm commitment to encouraging the use of sustainable transport including:

 The applicant needs to provide incentives for future occupier to encourage the use of sustainable 
transport modes ie to provide bus and tram travel tickets, car clubs and EV charging points;

 Site specific Travel Pack should be produced and provided before occupation, to encourage use of 
sustainable transport modes;

 Contact details of the Travel Plan Coordinator needs to be provided and in place prior to occupation;
 With regards to cycle facilities further details are required and the cycle facilities should be periodically 

reviewed and additional capacity should be added as required.

Given the above, an updated TP should be submitted to the LPA prior to any development being first occupied, 
so that an improved package of measures/incentives can be agreed. The revised document would be secured 
by condition and the identified timescale is designed to ensure that the appropriate measures are in place at the 
point at which residents move into the development, so that they are encouraged to change their travel pattern 
behaviours from the outset. The condition would also require the submission of a further update to the TP within 
six months of first occupation, so that the actual travel patterns of residents can be surveyed and reviewed on 
an annual basis thereafter. 



In terms of cycle provision this scheme would provide for 206 cycle spaces, 110 spaces would be provided 
within block 1B, 96 cycle spaces would be provided within block 2. 8 visitor spaces would also be provided 
within the public realm on Dyer Street, close to the entrance of block 1B. 

The applicant has also agreed to provide a financial obligation towards the lease of a car club vehicle. 

In terms of measures to discourage on-street car parking it is acknowledged that on-street parking provides a 
poor pedestrian environment therefore there is a requirement to identify specific potential problematic areas and 
provide waiting restrictions/traffic management scheme to prevent further parking. The applicant has agreed to 
provide a financial sum, part of which will be directed to a review of the existing TROs in the area and the 
implementation of amended or new TROs where required in line with the legal procedure. 

There would be three vehicle access points into the new development off Worrall Street, these being an 
entrance into both car parking areas and a servicing area between blocks 1A and 1B. Visibility splays at all 
three access point’s accord with national guidance contained within Manual for Streets. A further servicing area 
is provided for Block 2 on Worrall Street. A vehicle swept path demonstrates that the proposed development 
can be serviced appropriately and safely from Worrall Street. The proposed servicing arrangements are 
therefore acceptable.

The public realm within the development will provide an additional pedestrian and cycle route, linking Ordsall 
Lane with the riverside walkway. The developer should grant a permissive right for the public to cycle and walk 
along this route, which can be protected by a S106 agreement in perpetuity. 

In terms of works within the existing highway, the landscaping plans show that along Worrall Street to the extent 
of the application boundary the existing road and pavements will be renewed. The Highway Authority have 
requested that any amendment to the carriageway need to be re-instated using similar materials, any redundant 
access points need to be reinstated as continuous footway and provision of tactile paving either side of the car 
park access and services access will be required. Also any lighting column affected by this development will 
have to be relocated and upgraded. Highways officers have noted that the applicant will need to continue to 
liaise with the Highway Authority in respect of S50/S177/S278 Agreements; this is highlighted to the applicant 
through informative.  

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

Flood Risk, Surface Water and Drainage

The application site lies within Flood Zone 2 and 3 and is also within a critical drainage area and therefore the 
application has been supported by a Flood Risk Assessment (FRA) which has been updated during the course 
of the application to respond to concerns of the Environment Agency (EA). The development has been designed 
with the residential accommodation at ground floor level having raised floor levels to afford protection to 
residents in the event of a flood. Safe access and egress from the building is available via Worrall Street in the 1 
in 100 year flood event. The FRA has been reviewed by both the EA and the City’s drainage engineer. 

In terms of flood risk the EA and the City’s drainage engineer have raised no objection to the scheme subject to 
conditions to secure mitigation in line with the FRA including safe access and egress, finished floor levels, flood 
resilient construction and provision of a flood plan. 

In terms of surface water the City’s drainage engineer has recommended a condition securing a surface water 
drainage scheme which would secure either 50% of the existing (or to greenfield runoff, whichever is greater) 
which uses sustainable drainage methods. 

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

Ecology 

The site is located adjacent to the River Irwell which is identified in the UDP as a Wildlife Corridor and the 
development also would involve substantial demolition therefore the application has been supported by an 
Ecology Report.



The survey recorded the following habitats on site; scrub, areas of hard standing; and buildings, and noted that 
no invasive plant species were recorded within the survey area. The report demonstrates that the site is of low 
ecological value and GMEU agree with this view. 

Bats -

As part of the ecology report the buildings on site were assessed as having negligible bat roosting potential. 
GMEU disagrees with this due to the proximity of the site to the River lrwell but do accept that the buildings are 
low risk and therefore no further surveys or information are required. An informative will be placed on the 
planning decision reminding the applicant of their legal responsibilities in respect of this protected species. 

Impact on the River lrwell – 

GMEU note that no information has been supplied on the potential impact to the River lrwell in terms of the 
Water Framework Directive or on how the development will enhance the river corridor in-line with the Salford 
development plan aspiration for the river corridor. 

The main risks of the development are during the demolition and site clearance process, when dust, debris and 
pollutants could potentially have negative impacts on the River lrwell and post development through increased 
runoff and discharge to the River lrwell both in terms of volume and pollutants. GMEU are happy that the risks 
can be controlled through the construction method statement condition. 

GMEU note that loss of the scrub along the boundary between the existing site and the riverside walkway could 
have a negative impact on ecology. They note that whilst planting is proposed elsewhere around the 
development potentially mitigating for this loss the most appropriate location for planting would be along the 
lrwell boundary as this would enhance the functionality of the River lrwell as a green infrastructure asset, both 
recreationally and for wildlife. Whilst this position is noted the LPA are of the view that the riverside walkway 
should be free from obstruction to allow pedestrians and cyclists to pass freely. The applicant has been asked to 
consider a green wall at basement level along this frontage however they have explained that due to a 
combination of excessive installation costs and an on-going maintenance regime a green wall is not a viable 
option. On balance while the benefits of landscaping along the river are noted GMEU do consider that wider 
planting across the scheme will mitigate any potential loss of ecology therefore it would be unreasonable for the 
application to fail on these grounds.  

In terms of drainage post development GMEU have requested that a drainage scheme be designed as to have 
no negative impact on the River Irwell. A drainage scheme is to be secured by condition and an informative is 
recommended to highlight this requirement to the applicant. 

It is considered that securing a construction method statement and drainage scheme will ensure that this 
development does not have an unacceptable impact upon the water quality of the River Irwell in line with the 
Water Framework Directive. 

Pollution 

Air Quality –

The development site sits outside the City Council’s Air Quality Management Area (AQMA). Given the site is in 
close proximity to Ordsall Lane, parts of which are inside the AQMA the applicant has provided an air quality 
assessment. The report assesses existing and future air quality both with and without the development in order 
to assess the impact for the operational phase of the development. It also considers the air quality impacts from 
the development’s construction phase.

The report finds that future air pollutant levels will be below the relevant air quality standards and that no 
specific mitigation measures are required. 

In terms of the construction phase, the report comments that the use of good practice control measures and the 
implementation of a dust management plan would provide suitable mitigation for a development of this size and 
would reduce potential impacts to an acceptable level. It is noted the air quality report recommends that the 
developer liaise with other high risk construction sites within 500m of the site boundary in order to ensure plans 
are co-ordinated and dust and particulate matter emissions are minimised.  



The City’s Environmental Consultant agrees with the findings of the air quality assessment report and raises no 
objection to the application on air quality grounds, subject to a Construction Method Statement condition, to 
control dust and other environmental issues during the construction phase in liaison with surrounding 
developments.

Noise – 

The application has been supported by a noise assessment. The report provides an environmental noise survey 
and subsequent noise impact assessment for the proposed development.

The scheme has also been amended to remove some external balconies on the most noise exposed facades. A 
balustrade is proposed for the roof top amenity areas to safeguard amenity.   

Commentary is also provided within the report on the likely noise impact of nearby commercial uses.

The report recommends that the apartments are provided with an alternative means of ventilation so that 
windows can be kept closed and an acoustic specification for windows across the scheme is recommended.

The City’s Environmental Consultant has reviewed all information submitted and is satisfied with the findings 
and the conclusions drawn. Conditions have been recommended in respect of noise and ventilation to 
safeguard amenity of future occupiers. 

Contamination - 

The planning application has been supported by a Geo-Environmental Site Assessment. The report comprises a 
review of historical mapping, geological and environmental data, as well as a site walkover in order to produce 
an initial conceptual site model for the proposed development. The report identifies a potential risk with regards 
to human health, controlled waters and hazardous ground gas and recommends an intrusive investigation in 
order to assess the potential pollutant linkages further. The City’s Environmental Consultants have considered 
the information and agree with the recommendations of the report. A full contaminated land condition will be 
secured by condition.

In respect of the above and subject to the conditions outlined the development is not considered likely to cause 
or contribute towards a significant increase in pollution and would accord with UDP policy EN17 and the NPPF.

Sustainability

The City Council’s Sustainable Design and Construction SPD seeks to ensure that sustainable design and 
construction measures are integrated into new developments. Compliance with this SPD is demonstrated 
through submission of a sustainability checklist which the applicant had submitted in support of the application. 
The applicant has also provided details of how the design and construction of the scheme would minimise 
energy consumption and maximise sustainability. The statement confirms that the scheme has been designed 
and will be constructed to exceed the minimum standard of the 2013 Building Regulations. 

The approach adopts a ‘fabric first’ design that does not rely on high performance with careful consideration of 
the orientation, window opening and glazing specifications. 

In addition to this the following are to be incorporated into the scheme to minimize the energy consumption and 
CO2 emissions:

 The scheme will provide an on-site DNO utility sub-station and a main LV switch room. This will include 
power factor correction equipment to ensure an efficient delivery of power to each consumer.

 Energy efficient LED lighting, with daylight sensing technology.
 Enhanced space heating controls, controlled centrally within each apartment and react quickly to offset 

heat loses.
 Increased hot water generating efficiencies which means each apartment will have a hot water cylinder 

and can take advantage of off peak electricity or electricity on site, if installed. Water storage and 
booster rooms are located within the building. Heat recovery ventilation which will provide a supply of 
fresh clean air to lounges and bedrooms and recover heat from extract systems serving kitchens and 
bathrooms



 Natural ventilation in the form of opening windows with mechanical ventilation in order to minimise 
external noise

 Gravity fed soil and waste water drainage system.
 Water consumption will be limited to 125l per person per day in accordance with part G of Building 

Regulations.

The applicant has also reviewed renewable and low carbon technologies including district heating connection 
(not available locally), air source heat pumps, solar hot water, small scale CHP generation and photovoltaic.

Photovoltaic is considered to be the optimum solution for this site given the substantial area of flat roof. The 
applicant states that block 1B provides an ideal opportunity for photovoltaic and there is a commitment from the 
applicant to provide them within the development. 

It is considered that the development would meet the City Council's aspirations in terms of sustainability and the 
requirements of the SPD and is therefore considered to be acceptable in this regard. 

Planning Obligations

The application proposes the redevelopment of the site to provide 232 residential units, 13 of which would fall 
within the definition of a townhouses as outlined in the Planning Obligations SPD.

Given the scale of the development an assessment of its impact on nearby transport infrastructure, public realm, 
open space and education provision is required in accordance with UDP Policy DEV5 and the Planning 
Obligations SPD (2015). If considered necessary, planning obligations will be sought to mitigate the impact of 
the development. 

It is noted that, in accordance with the National Planning Policy Framework (paragraph 204) planning 
obligations should only be sought where they are necessary to make a development acceptable in planning 
terms, directly related to the development; and fairly and reasonably related in scale and kind to the 
development. 

In line with the planning obligation SPD obligations in respect of open space, education, public real, transport 
and affordable housing are considered necessary to mitigate the impacts of the development. The applicant has 
submitted a viability case in support of the application and it has been agreed that a financial contribution of 
£507,569.46 could be made without impacting on the schemes viability.  This would be secure all obligations as 
outlined below with the exception of the affordable housing. 

Education and open space contributions, as per the planning obligation SPD, were applied to the duplex units. 

As noted within the Highways section of this report, it is considered that improvements to public transport 
services along Ordsall Lane, specifically in the form of bus service provision, are required to create a truly 
sustainable form of development where residents are not reliant on car-related travel. As such financial 
contributions towards the provision of a new bus service along Ordsall Lane have been sought to mitigate this 
impact. A contribution will also be secured to cover the lease costs for a car club vehicle and also to review and 
provide for any TROs to mitigate the impacts of on street car parking as a result of this development.  

In terms of public realm works the applicant is to undertake the works on site in lieu of any financial payment. 
These public realm works include the extension to Dyer Street and widening of the riverside walkway. The 
landscaping condition will secured the timetable for implementation of these public routes. It is recommended 
that a clause be included in the Section 106 agreement to secure the proposed new pedestrian access route 
through the site connecting Dyer Street with the Worrall Street and the widened riverwalkway and to safeguard 
the permissive rights of way along them.

Conclusion

This application seeks to redevelop a former employment site to create a residential-led development that 
includes a proportion of accommodation that is suitable for families. This is in accordance with UDP Policy MX 1 
and the Ordsall Riverside Planning Guidance for the area. The applicant has sought to demonstrate how the 
scheme deliveries the aspiration of the Ordsall Riverside Planning Guidance, in terms of creating routes and 
providing active frontages without fettering the development opportunities of remaining sites within the 
immediate area. The development would not give rise to unacceptable impacts on residential amenity, for 



existing or future residents, with respect to loss of light, privacy or visual amenity, or to noise and air pollution. 
There will be ecological impacts however it is considered that these can be appropriately mitigated by the 
proposed landscaping scheme and the imposition of conditions. The applicant has identified acceptable 
strategies for preventing opportunities dealing with land contamination and the drainage of the site. The 
development has incorporated a number of sustainability and energy saving measures into its design and 
layout. The Highways Authority considers that the scheme is unlikely to result in a severe highway impact 
subject to mitigation in the form of planning obligations. In this regards a financial contribution of £507,569.46 
would be secured, which would be used to deliver a new bus service along Ordsall Lane, review of TROs, 
provision of a car club vehicle and to fund projects to improve open space and education facilities. Overall it is 
considered that proposals would make a positive contribution to the regeneration of the Ordsall Riverside area 
and represent a sustainable form of development that complies with the relevant policies within the City of 
Salford’s UDP and the NPPF. 

Recommendation

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

1) The Strategic Director of Environment and Community Safety be authorised to enter into a legal agreement 
under Section 106 of the Town and Country Planning Act to secure the following heads of terms:

A financial contribution of £507,569.46 to deliver: 
o The provision of a new bus service (and the marketing and infrastructure required to 

support such a service) between Salford Quays and Manchester City Centre, via Ordsall 
Lane;

o Open Space – Approval of benefitting project(s) to be delegated to Chair of Planning 
Panel;

o Education Facilities – Approval of benefitting project(s) to be delegated to Chair of 
Planning Panel;

o Review and Delivery of TROs within the vicinity of the application site.
o Lease of a car club vehicle

A new pedestrian access route through the site connecting Dyer Street with Worrall Street and safeguarding the 
permissive rights of way along the riverside walkway

2) That the applicant be informed that the Council is minded to grant planning permission, subject to the 
conditions stated below, on completion of such a legal agreement;

3) The authority be given for the decision notice relating to the application be issued (subject to the conditions 
and reasons stated below) on completion of the above-mentioned legal agreement;

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:

Ground Floor Plan 2016-187__201 Rev G
First Floor Plan 2016-187__202 Rev F
Second - Firth Floor Plan 2016-187__203 Rev F
Sixth Floor Plan 2016-187__205 Rev F
Seventh Floor Plan 2016-187__206 Rev F
Eighth Floor Plan 2016-187__207 Rev F
Site Elevations (1) 2016-187__210 Rev F
Site Elevations (2) 2016-187__211 Rev G
Site Elevations (3)  2016-187__212 Rev F
Site Elevations (4) 2016-187__213 Rev F
Site Sections (1) 2016-187__214 Rev B
Site Sections (2) 2016-187__216 Rev A



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

3. Notwithstanding any information submitted with the application, no development shall take place until an 
investigation and risk assessment has been submitted to and approved in writing by the Local Planning 
Authority. The assessment shall investigate the nature and extent of any contamination on the site 
(whether or not it originates on the site). The assessment shall be undertaken by competent persons and 
a written report of the findings submitted to and approved in writing by the Local Planning Authority before 
any development takes place. The submitted report shall comprise:

i)  a Preliminary Risk Assessment report, including a conceptual model and a site walk over survey.  

ii) where potential risks are identified by the Preliminary Risk Assessment,  a site investigation survey of 
the extent, scale and nature of contamination and;

iii)  an assessment of the potential risks to:

* human health,                
* property (existing or proposed) including buildings, crops, livestock, pets, woodland, and service lines 
and pipes,
* adjoining land,
* groundwaters and surface waters,
* ecological systems,                
* archaeological sites and ancient monuments;

iv) where unacceptable risks are identified, an appraisal of remedial options and proposal of the preferred 
option(s) to form a remediation strategy for the site.

The development shall thereafter be carried out in full accordance with the duly approved remediation 
strategy.

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.

4. Pursuant to condition 3 and prior to first use or occupation a verification report, which validates that all 
remedial works undertaken on site were completed in accordance with those agreed with the Local 
Planning Authority, shall be submitted to and approved in writing by the Local Planning Authority.

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

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

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

6. No development shall take place, including any works of excavation or demolition, until a Construction 
Method Statement has been submitted to, and approved in writing by, the local planning authority. The 
approved Statement should demonstrate that it has been prepared in liaison with other development sites 
within 500m of the site boundary. The approved statement shall be adhered to throughout the 
construction period. The Statement shall include: 

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



electrical works, plumbing and plastering may take place outside of agreed working times so long as they 
do not result in significant disturbance to neighbouring occupiers;
(ii) the spaces for and management of the parking of site operatives and visitors vehicles including 
measures to limit on street parking;
(iii) the storage and management of plant and materials (including loading and unloading activities); 
(iv) the erection and maintenance of security hoardings including decorative displays and facilities for 
public viewing, where appropriate; 
(v) measures to prevent the deposition of dirt on the public highway;
(vi) measures to control the emission of dust and dirt during demolition/construction; 
(vii) a scheme for recycling/disposing of waste resulting from demolition/construction works; 
(viii) measures to minimise disturbance to any neighbouring occupiers from noise and vibration, including 
from any piling activity;
(ix) measures to prevent the pollution of watercourses;
(x) measure to protect the River lrwell from accidental spillages, dust and debris; and
(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.

Reason:  In the interests of the amenity of neighbours in accordance with policies DES7 and EN17 of the 
Salford Unitary Development Plan and the National Planning Policy Framework.

7. No development shall take place until a scheme for surface water drainage for the site using sustainable 
drainage methods and which includes details of how water quality will be improved, and how existing 
surface water discharge rates reduced to either 50% of the existing (or to greenfield runoff, whichever is 
greater), has been submitted to and approved in writing by the Local Planning Authority. The approved 
scheme shall be implemented prior to first occupation or use of the development hereby approved unless 
alternative timescales have been agreed in writing as part of the strategy.  

Reason: To ensure a satisfactory method of surface water disposal to reduce the risk of flooding 
elsewhere in accordance with policy EN19 of the City of Salford Unitary Development Plan and seeks to 
provide betterment in terms of water quality and surface water discharge rates and meets requirements 
set out in the following documents; 
o NPPF, 
o Water Framework Directive and the NW River Basin Management Plan
o The National Planning Practice Guidance and the Non-Statutory Technical Standards for Sustainable 
Drainage Systems (March 2015)
o Manchester, Salford, Trafford Strategic Flood Risk Assessment (SFRA) (2011) and associated technical 
guidance
o Environment Agency Pollution Prevention Guidelines (now withdrawn)
o Flood Risk Assessment/SuDS Requirements for new developments (Salford's SuDS Checklist)

8. No development shall take place until a scheme detailing flood resilience measures to be incorporated 
into the development up to the flood level predicted for the 1:1,000 year flood event as set out in the 
Manchester Ship Canal 2010 Study has been submitted to and approved in writing by the local planning 
authority.  The approved scheme shall be implemented in full and retained thereafter.

Reason: To reduce the risk of flooding from overland flows in accordance with policy EN19 of the City of 
Salford Unitary Development Plan and policy FRD 7 of the Flood Risk and Development Supplementary 
Planning Guidance and the National Planning Policy Framework.

9. Foul and surface water shall be drained on separate systems. 

Reason: To secure proper drainage and to manage the risk of flooding and pollution in accordance with 
policy EN17 and EN19 of the City of Salford Unitary Development Plan and the National Planning Policy 
Framework.

10. The finished floor levels hereby approved shall be set no lower than 25.64m above Ordnance Datum 
(AOD) as set out in section 5.1 of the FRA addendum by HaskoningDHV dated 23rd October 2017



Reason: To reduce the risk of flooding from overland flows in accordance with policy EN19 of the City of 
Salford Unitary Development Plan and the Flood Risk and Development Supplementary Planning 
Guidance and the National Planning Policy Framework..

11. Prior to the occupation of the development a detailed scheme identifying and providing safe route(s) into 
and out of the site to an appropriate safe haven and detailed flood plan should be submitted to and 
approved in writing by the Local Planning Authority. The approved system shall be brought into use prior 
to the occupation of any unit and shall be retained and revised at all times thereafter unless otherwise 
agreed in writing by the Local Planning Authority.

Reason: To ensure safe access and egress from and to the site in accordance with policy EN19 of the 
City of Salford Unitary Development Plan and the Flood Risk and Development Supplementary Planning 
Guidance and the National Planning Policy Framework.

12. Notwithstanding the details submitted within the Travel Plan, the development hereby approved 
shall not be brought into first occupation until an updated Travel Plan has been submitted to, 
and approved in writing by, the Local Planning Authority.

Within six months of the development hereby approved being brought into first occupation, a 
further, updated Travel Plan shall be submitted to and agreed in writing with the Local Planning 
Authority. The agreed Travel Plan shall be implemented and reviewed in accordance with the 
timetable embodied therein.

Reason: To ensure that the travel arrangements to the development are appropriate and to limit the 
effects of the increase in travel movements in accordance with policies ST14 and A8 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework..

13. The following noise standards shall be attained with respect to the proposed residential accommodation 
as stipulated in BS8233:2014 - Guidance on Sound Insulation and Noise Reduction for Buildings:
(i) internal noise levels of less than 30 dB LAeq,8hour within bedrooms between 23.00 hours and 07.00 
hours
(ii) internal noise levels of less than 35 dB LAeq,16 hour within living rooms between 07.00 hours and 23:00 
hours
(iii) internal noise levels of less than 40 dB LAeq,16hour within dining rooms between 07.00 and 23.00 
hours
(iv) typical individual noise events from road traffic shall not be in excess of 45 dB LAmax in bedrooms 
between 23.00 and 07.00 hours

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

14. Prior to the commencement of construction, excluding demolitions and works below ground, a scheme to 
demonstrate the use of ventilation measures which removes the need for future residents to open 
windows for summer cooling and rapid ventilation shall be submitted to and approved in writing by the 
Local Planning Authority. The approved ventilation measures shall ensure the standards in condition 13 
above are not compromised and shall be implemented prior to the occupation of the development and 
thereafter be retained.

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

15. Prior to the commencement of construction, excluding demolitions and works below ground, full details of 
noise mitigation measures for the development shall be submitted to and approved in writing by the Local 
Planning Authority. The approved details shall be implemented on site prior to the occupation of the 
development and retained thereafter.



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

16. a) Notwithstanding the details shown on the approved plans, the development hereby permitted shall not 
be occupied until full details of both hard and soft landscaping works have been submitted to and 
approved in writing by the Local Planning Authority. The details shall include the formation of any banks, 
terraces or other earthworks, hard surfaced areas and materials, boundary treatments, external lighting 
(including a plan showing lux levels at the gardens and windows of nearby receptors), planting plans, 
specifications and schedules (including planting size, species and numbers/densities), existing plants / 
trees to be retained and a scheme for the timing / phasing of implementation works.

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

(c) Any trees or shrubs planted or retained in accordance with this condition which are removed, 
uprooted, destroyed, die or become severely damaged or become seriously diseased within 5 years of 
planting shall be replaced within the next planting season by trees or shrubs of similar size and species to 
those originally required to be planted, unless the Local Planning Authority gives its consent in writing to 
any variation.

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

17. Notwithstanding the provisions of Condition 2 of this permission and prior to the first occupation of the 
development hereby permitted, the applicant shall submit to and have approved in writing by the Local 
Planning Authority, details of the sustainability initiatives incorporated into the development. These 
initiatives shall reflect those highlighted in the sustainability checklist submitted in support of the 
application and shall include, but not be limited to:

 Photovoltaic solar panels; 
 Insulation exceeding the requirements of Building Regulations;
 Energy efficient appliances; 
 Water minimisation measures such as low flow toilets and showers; and
 The use of grey water.

Reason: To ensure an energy efficient development in accordance with the provisions of Retained 
Policy EN21 of the City of Salford Unitary Development Plan and the Council’s Sustainable Design and 
Construction Supplementary Planning Document. 

18.  The first floor roof terrace of  block 1B along the boundary with 3 and 7 Worrall Street  hereby approved, 
shall not be at any time used as a balcony, roof garden or similar amenity area.

Reason: To ensure the development does not unacceptably hamper or reduce the development options 
for that wider area in accordance with policy DEV6 of the City of Salford Unitary Development Plan and 
the Ordsall Riverside Planning Guidance. 

19. The vehicle parking, cycle parking, servicing and other vehicular access arrangements shown on the 
approved plans to serve the development hereby permitted shall be made available for use prior to the 
development being brought into use (or in accordance with a phasing plan which shall first be agreed in 
writing with the local planning authority) and shall be retained thereafter for their intended purpose.

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

20. Notwithstanding the details submitted to date, the development hereby approved shall not be brought into 
first occupation until detailed plans showing the location and arrangement of layby / on-street car parking 
and loading arrangements along Ordsall Lane has been submitted to, and approved in writing by, the 
Local Planning Authority. The development shall be implemented in accordance with the approved details 
and be retained thereafter.



Reason: In the interests of pedestrian safety and the safe operation of the highway network, having 
regard to Policy A10 of the City of Salford Unitary Development Plan and the National Planning Policy 
Framework.  

Notes to Applicant

1. STANDING ADVICE - DEVELOPMENT LOW RISK AREA

The proposed development lies within a coal mining area which may contain unrecorded coal mining 
related hazards.  If any coal mining feature is encountered during development, this should be reported 
immediately to the Coal Authority on 0345 762 6848.

Further information is also available on the Coal Authority website at:
www.gov.uk/government/organisations/the-coal-authority

This Standing Advice is valid from 1st January 2017 until 31st December 2018

2. If, during any works on site, contamination is suspected or found, or contamination is caused, the LPA 
shall be notified immediately.  Where required, a suitable risk assessment shall be carried out and/or any 
remedial action shall be carried out in accordance to an agreed process and within agreed timescales in 
agreement with the LPA.

3. In respect of condition 6, please see recommendations of the Worrall Street Development - Air Quality 
Assessment ref I&BPB6277R001.F0.1 dated 28th April 2017 and comments from the Local Highway 
Authority dated 26th June 2017.

4. All species of bats found in the UK receive a high level of legal protection under the terms of the Wildlife & 
Countryside Act 1981 and the Conservation of Habitats and Species Regulations 2010. They are mobile 
in their habits and can turn up in the most unlikely places at any time of year.  Precautions should be 
taken throughout works, at any time of year, with the possible presence of bats borne in mind.  If bats are 
found at any time during works, then work should cease immediately and advice sought from Natural 
England or a suitably qualified bat worker.

5. In respect of condition 7, the submission should demonstrate that the disposal of surface and foul water 
will have no negative impacts on the River Irwell in accordance with the Water Framework Directive

6. - The developer shall contact the Local Highway Authority to arrange a full dilapidation/Condition Survey 
of all adopted highways surrounding the site prior to works commencing on site;
- The applicant has to enter into a S50/S278 Agreement to facilitate associated highway works;
- The applicant has to enter into a S177 agreement for any building over hang over the adopted 
highway/footway and over any part of the Riverside Walk footpath;
- Applications for all forms of highway permits/licenses shall be made in advanced 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 with first seeking the relevant permits/licenses from the Local Highway 
Authority; and
- To discuss the above or for requests for general Information regarding the adopted highway network 
shall be directed to the Local Highway Authority- 0161 603 4046

7. The applicant's attention is drawn to the contents of the letter from United Utilities dated 23rd June 2017.

8. The applicant is encouraged to consider incorporating a sustainable drainage system for the tree planting 
proposed as part of the scheme as is currently being piloted by the City Council for more information 
please contact Matt Ryan on 0161 7994050 or matt.ryan@urbanvision.org.uk 

9. In respect of condition 12 the revised Travel Plan shall include:
 The applicant needs to provide incentives for future occupier to encourage the use of sustainable 

transport modes ie to provide bus and tram travel tickets, car clubs and EV charging points;
 Site specific Travel Pack should be produced and provided before occupation, to encourage use of 

sustainable transport modes;
 Contact details of the Travel Plan Coordinator needs to be provided and in place prior to occupation;

mailto:matt.ryan@urbanvision.org.uk


 With regards to cycle facilities further details are required and the cycle facilities should be periodically 
reviewed and additional capacity should be added as required.


