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

 

APPLICATION No: 22/80890/REM 

APPLICANT: Renaker Build Ltd. 

LOCATION: Land north of Queen Street and east of Collier Street, M3 7BN (‘Plot 

FG’) 

PROPOSAL: Application for approval of Reserved Matters (Access, Appearance, 

Landscaping, Layout and Scale) pursuant to Outline Planning 

Permission 21/78473/HYBEIA for Plot FG (Phase 3), comprising the 

demolition of existing buildings and a residential-led development of 

a 40-storey (plus ground) building containing 518 apartments together 

with associated residents' amenities, ground floor commercial 

floorspace, basement parking, public realm improvements including 

the delivery of parts of Boulevard West and Collier Square, and 

improvements to Queen Street and Collier Street, and other associated 

infrastructure works. (EIA application accompanied by an 

Environmental Statement Addendum - Application 21/78473/HYBEIA 

was accompanied by an Environmental Statement) 

WARD: Blackfriars & Trinity 

 

 
Figure 1 – Site Location Plan  



  

Description of Site & Surrounding Area 
 
The application site is located within Greengate, an area close to the Regional Centre which contains the original 
historic core of Salford. Greengate is an area that is experiencing a period of intensive development activity and 
growth. Over the last decade the City Council has adopted a series of regeneration strategies, each identifying 
Greengate as an area suitable for comprehensive redevelopment as a new neighbourhood containing and 
connected by high-quality public realm. The latest regeneration strategy, the Greengate – Salford Regeneration 
Strategy (‘the GRS’), was adopted by the Council in May 2018.  
 
The City Council’s vision for Greengate, as set out in the GRS, is to deliver a dynamic residential and commercial 
place with exceptional public realm. It states that Greengate will be a focus of cultural activity and will witness the 
regeneration of important historical aspects including the Collier Street Baths and the Market Cross. The 
application site is also covered by SLP:DMP Policy AP1 (City Centre Salford), which supports development as a 
mixed-use area distinguished by its cultural vitality, high-quality public realm and re-invigorated heritage assets.  
 
The former industrial buildings and commuter car parks within Greengate are gradually being replaced by 
residential-led developments, some of which are completed, such as ‘GreenGate’ (up to 31-storeys), ‘Anaconda 
Cut’ (44-storeys) and ‘Fifty5ive Queen Street’ (18-storeys), and some of which are currently under construction, 
including the 50-storey ‘Cortland’ scheme to the east of the site (Phase 1, ‘Plot HJ’ of the masterplan to which this 
application relates), the 42-storey ‘Bankside’ tower to the north of the site (Phase 2, ‘Plot C’ of the masterplan) 
and ‘Embankment Exchange’ (formerly ‘The Residence’) (16 and 35-storeys). North-east of the application site is 
the area of land at the corner of Greengate and New Bridge Street which forms the site of the proposed ‘One 
Heritage Tower’ (55-storeys). 
 
The application site itself (referred to as Plot FG) extends to approximately 0.6ha, and comprises former light 
industrial/commercial units and their associated parking/hardstanding. The site boundary, as shown in Figure 1 
above, also extends to cover sections of Collier Street, Queen Street, Caygill Street and Boond Street (the latter 
two streets now being closed). The site boundary wraps around but excludes the Grade II listed Eagle Inn pub.  
 

 
Figure 2 – Site Aerial Photo (View North – site boundary drawn approximate) 

 
West of the site is the ‘Aldridge’ warehouse, currently used as an enclosed site compound and offices by the 
applicant. Immediately south-west are the Blueprint Studios, and Fifty5ive Queen Street. North-east of the site is 
the 10-storey ‘Abito’ apartment block, which was one of the first residential schemes to be constructed within 
Greengate in the early 2000s.  



  

 
Adjacent to the north-west corner of the site is the Grade II* listed former Collier Street Baths; built in 1855 and 
constructed in the Italianate style, the building represents a fine early example of a purpose-built public baths. 
The building currently stands vacant, shrouded in scaffolding. Three further heritage assets are located in close 
proximity to the site. The Grade II listed Eagle Inn is a handsome late 19th century Public House and sits off the 
north-west corner of the proposed building. The former Waterloo Hotel pub (locally listed) sits to the south of the 
Greengate highway and north-east of Plot FG – the building dates from the mid-19th Century and is unfortunately 
in a poor state of repair. Adjacent to the south-west corner of the site, between Queen Street and King Street, is 
a former Institute dating from the 1880s, designed using the principles of Wesleyan chapel architecture, now 
occupied by Blueprint Studios (locally listed). 
 
Background – Hybrid Planning Permission 
 
Masterplan 
A hybrid planning permission (ref. 19/74465/HYBEIA) was granted by the Council in March 2020, which included 
for the clearance and phased redevelopment of approximately 2ha of land with a residential-led scheme 
comprising a total of 1,407-1,521 dwellings along with 2,725 sq. m – 3,975 sq. m of commercial floorspace (Use 
Classes A1-A4, B1, D1 and D2) across three tall buildings.  
 
In March 2022, a revised hybrid planning permission (referred to by the applicant as the ‘Greengate Masterplan’ 
and here onwards as ‘the Masterplan’) was granted which included for amendments to the phasing (Phases 2 
and 3 were swapped and the phasing boundary along The Boulevard was revised), a reduction to podium height 
parameters at Plot C, and a reduction in the commercial floorspace quantum at Plot C (ref. 21/78473/HYBEIA). 
 

 
Figure 3 – ‘Greengate Masterplan’ (ref. 21/78473/HYBEIA) including amended phasing 

 
The Masterplan included for the closure and amalgamation of Caygill Street and Boond Street, narrow service 
roads, to create more efficient development plots. In accordance with the GRS, a new east-west ‘Boulevard’ is 
created across the site, to stitch the development plots together and provide a strategic route across Greengate. 
The Boulevard runs from the junction of Gravel Lane/Greengate and leads westwards to a new public square 



  

(‘Collier Square’) adjacent to the Collier Street Baths. A realigned ‘New Boond Street’ maintains vehicular and 
pedestrian movements north-south and separates Phases 1 and 3 of the development.  
 
The Council has now named the new streets running through the development – The Boulevard is to be known 
as Bankside Boulevard, whilst New Boond Street is to be known as Northgate Avenue. In the interests of clarity 
and consistency, this report refers throughout to the preliminary road names which have been utilised to date 
when considering previous applications and are referenced on the submitted plans. 
 
Phase 1 – Full Planning Permission 
Full planning permission was granted for Phase 1 of the Masterplan, on Plots HJ and K, which comprises a 50-
storey tower (the tallest within the Masterplan at 153m) with a maximum 4-storey brick-faced podium around the 
base. Phase 1 provides 559 dwellings, together with 825 sq. m of commercial floorspace. The tower is arranged 
in a ‘Catherine Wheel’ footprint, with a façade split into six-storey segments, separated by dark-coloured horizontal 
recesses and is clad in a series of unitised panels that incorporate clear-glazed windows, ceramic fritted panels 
and metal purge vents. The top six or nine storeys, depending on the elevation, are subject of a further change in 
façade colour and design to form a ‘crown’ feature to cap the building. Construction on Phase 1 is well underway 
and the tower is now known as ‘Cortland’. 
 

 
Figure 4 – Visualisation of Phase 1, together with approved scale parameters of Phases 2 (Green) and 3 (Pink) 

 
Phase 1 also includes the delivery of the first phase of ‘Greengate Park’, a new 2,445 sq. m public park on the 
site of the former surface car park between Queen Street and King Street and west of Gravel Lane. This part of 
Greengate was historically the site of Christ Church and its associated schoolhouse and burial ground, a branch 
of the Swedenborgians and one of Salford’s key religious and socio-cultural institutions. The burial ground is to 
be kept intact and a capping layer added; the park is designed as a predominantly soft-landscaped central meeting 
place, with hard-surfacing and seating used to pick-out the footprint of the former church, together with additional 
heritage interpretations. The park is to be open to all and free to use during the daytime. The scheme is designed 
to dovetail into further phases of Greengate Park, as set out in the GRS, to be delivered on land outside of the 
control of this developer. 
 
The eastern section of The Boulevard and the southern section of New Boond Street are to be delivered as part 
of the Phase 1 works. The arrangement of The Boulevard (East) comprises large street trees either side of the 
carriageway, together with a 5.4m wide footway to provide a generous pedestrian frontage to commercial units in 



  

the base of Plot HJ. The carriageway and footway are to be surfaced with high-quality materials, and are to be 
maintained by the applicant. New Boond Street will incorporate tree pits adjacent to the carriageway and provide 
a link across Queen Street to Greengate Park.  
 
Phases 2 and 3 – Outline Planning Permission 
Outline planning permission was granted for the development of Phases 2 and 3, subject to an extensive portfolio 
of parameters including development quantum (minimum and maximum quanta for land uses), parameters plans 
(relating to heights and footprints, ground and first floor use classes, separation distances, means of access, 
basement extents, development phasing and temporary landscaping), and a Design Code for the development of 
detailed Reserved Matters proposals. 
 
Approval of Reserved Matters for the development of Phase 2 (Plot C, now known as ‘Bankside’) was issued by 
the Council in March 2022 under the provisions of application ref. 21/78474/REM. 
 

 
Figure 5 – Plot C Approved Scheme – Visualisation of Podium & Tower (L) and Visualisation in Context (R) 

 
The approved parameters for Phase 3, Plot FG (as amended by non-material amendment ref. 22/80871/NMA) 
are set out in Table 1 below.  

 Phase 3 (Plots F&G) 

Height Eastern Tower (Block G) 
39 – 41 storeys 
(153.2m - 158.9m AOD) 
 
Podium 
2 – 4 storeys 
(max. 45.85m AOD) 

No. of Dwellings 428 – 518 dwellings 

Commercial Floorspace 
(Use Classes A1-A4, B1, 
D1 and D2)  

950 – 1,850 sq. m GIA 

Car Parking Provision 20% - 40% 
Table 1 – Development Key Parameters (as per permission ref. 21/78473/HYBEIA amended by 22/80871/NMA) 



  

Further detail regarding the parameters, and the compliance of the Reserved Matters proposals with said 
parameters, is set out in the analysis below. 
 
Description of Proposal 
 
This application seeks approval of Reserved Matters (Access, Appearance, Landscaping, Layout and Scale) for 
the development of Plot FG of the ‘Greengate Masterplan’. The development comprises a 41-storey (ground floor 
+ 40-storeys) residential building, comprising a 37-storey tower (maximum height 154.9m AOD) set on a three to 
four-storey podium building, containing 518 dwellings and 1,065 sq. m GIA of commercial floorspace across five 
separate units. 
 
The ground floor level of the building would comprise: 

• A residents’ lobby with concierge facilities, parcel storage and post boxes, accessed from The Boulevard; 

• Five commercial units with access and frontages to The Boulevard (West), Collier Street, New Boond 
Street, and Queen Street, including provision of ‘spill-out’ spaces into the public realm; and 

• Back of house facilities including a parcel room, building management staff facilities, a move-in store, 
residential and commercial refuse stores, and an integrated electrical substation/generator/switch room. 

 
At first floor level residents would benefit from provision of a large communal amenity space (including lounge 
areas, private dining room, co-working spaces with meeting rooms, and a gym. In addition, an open-air 
landscaped courtyard (323 sq. m) would be created at the centre of the podium building on this level, connecting 
to the internal amenity spaces. In total, the scheme includes for the provision of 1,499 sq. m of internal residents’ 
amenity space. Wrapping around the amenity areas would be apartments, with a combination of one and two-
bedroom apartments along all four elevations of the building – one of these units would benefit from provision of 
a private terrace space facing out onto Collier Street.  
 
The second and third floors of the building would be given over entirely to apartments, with a mix of one, two and 
three-bedroom dwellings, nine of which would be provided with private external terraces, some of which would 
open onto the integrated courtyard and others of which would front onto the surrounding streets. 
 
Levels 4 to 39 of the tower would contain a combination of one, two and three-bedroom apartments, centred 
around a main core containing four elevator shafts, two staircases and the refuse chutes. Level 40 of the tower 
would comprise a ‘penthouse’ floor containing six three-bedroom apartments. 
 
Three basement levels would be provided to the building, which would contain 169 car parking spaces (33% 
provision), including 9 accessible spaces and 17 EV charging spaces (with additional capacity to deliver more 
spaces in the future based on demand), together with 12 motorcycle storage bays. In addition, 210 secure cycle 
parking spaces (40% provision) would be provided. Car access would be from Queen Street via a two-way access 
ramp down to the basement levels. A segregated cycle access ramp would be provided alongside the car ramp, 
providing step-free access to the cycle parking on the first basement level. The majority of the servicing of the 
development, including refuse collection, would be from new lay-bys on New Boond Street, Queen Street and 
Collier Street.  
 
The scheme includes for the delivery of several significant areas of public realm, including the majority of the 
western end of The Boulevard (pedestrianised at this point), part of Collier Square (a small-scale events and 
commercial spill-out space), and improvements to Collier Street and Queen Street. 
 
 



  

 
Figure 6 – Proposed Site Layout  

 

 
Figure 7 – Visualisation of Plot FG tower within Context 



  

Environmental Impact Assessment (EIA) 
 
The proposed development falls under the category of “Infrastructure Projects – Urban Development Projects” 
(Schedule 2, 10. (b)) as described within the Town and Country Planning (Environmental Impact Assessment) 
Regulations 2017.  
 
The applicant volunteered the Masterplan proposals as Environmental Impact Assessment development, as 
defined by the Regulations. Consequently, an Environmental Statement (ES) was submitted with the hybrid 
planning application in 2019, the scope of which was determined under the provisions of a request for a Scoping 
Opinion to the LPA earlier in 2019. An ES Addendum and associated Technical notes were submitted with the 
subsequent S73 application in 2021, which resulted in the issue of a new planning permission. 
 
This Reserved Matters application, which is considered a ‘subsequent application’ under the provisions of the 
Regulations, is accompanied by an Environmental Statement Addendum and associated Technical Notes, which 
contain an assessment of the potential significant effects of the detailed scheme within the context of the 
assessment undertaken at outline stage. 
 
During the determination process the ES has been reviewed by the Local Planning Authority in conjunction with 
statutory and other consultees who have sufficient expertise to understand and assess the chapters therein.  
 
Relevant Planning History 
 
Application Site 
 
22/80871/NMA | Approved 
Application for non-material amendments to planning permission 21/78473/HYBEIA relating to Plot FG (Phase 3) 
for amendments to the scale parameters and a reduction to the minimum quantum of flexible commercial 
floorspace. 
 
22/80369/SCO | Scoping Opinion Issued 
Request for Scoping Opinion relating to a proposed Reserved Matters application for residential-led development 
comprising up to 518 dwellings and up to 1,850 sq. m GIA commercial floorspace within a circa 42-storey building 
(max. 158.9m AOD), at Plot FG (Phase 3) of the Greengate Masterplan (Hybrid planning permission ref. 
21/78473/HYBEIA 
 
21/78806/NMA | Approved 
Application for a non-material amendment following the grant of planning permission 21/78473/HYBEIA for 
amendments to Plot HJ, Phase 1 
 
21/78474/REM | Approved 
Application for approval of Reserved Matters (Access, Appearance, Landscaping, Layout and Scale) pursuant to 
Outline Planning Permission 21/78473/HYBEIA for Plot C, comprising the demolition of existing buildings and a 
residential-led development of a 42-storey (plus ground) building containing 444 apartments together with 
associated residents' amenities, ground floor commercial floorspace, basement parking, public realm 
improvements including the delivery of Boulevard West, Collier Square and Collier Street, and other associated 
infrastructure works. (EIA Development Application accompanied by an Environmental Statement Addendum) 
 
21/78473/HYBEIA | Approved 
Application pursuant to s.73 of the Act for variations to conditions 4 (Approved Plans), 5 (Quantum of 
Development) and 6 (Phasing) of hybrid planning permission ref. 19/74465/HYBEIA, in order to reflect changes 
to the phasing of phases 2 and 3 of the development, a correction to the quantum of commercial floorspace at 
Plot C, amendments to the phasing boundaries to accommodate provision of a surface water attenuation tank, 
and amendments to reduce the height parameters to the podium of Plot C from 2-3 storeys to 1-3 storeys 
(Application accompanied by Environmental Statement addenda and technical notes). 
 
19/74465/HYBEIA | Approved 
Hybrid planning application for demolition of existing buildings on the site and comprehensive redevelopment to 
create between 1,407 and 1,521 dwellings, comprising of: 



  

(a) Phase 1 (submitted in full with no matters reserved) for development of a 50-storey residential building; 
commercial floor-space (Use Classes A1, A2, A3, A4, B1, D1 and D2); new public park; highways and 
public realm improvements and other associated works; and, 
(b) Phases 2 and 3 (submitted in outline with all matters reserved) for the development of two residential 
buildings up to 42 storeys in height; commercial floor-space (Use Classes A1, A2, A3, A4, B1, D1 and 
D2); new highways; a public square; public realm improvements and other associated works (EIA 
development, accompanied by Environmental Statement) 

 
Discharge of Condition Applications Relating to 21/78473/HYBEIA 
23/81086/DISCON | Condition 28 (On-Street Vehicle Parking Scheme) 
22/81022/DISCON | Condition 31 (Commercial Signage & Furniture) 
22/81021/DISCON | Conditions 22 (Parking Management Strategy) & 23 (Parking Provision) 
22/80995/DISCON | Condition 20 (Landscape) 
22/80867/DISCON | Condition 15 (Materials) 
22/80892/DISCON | Condition 13 (Phase 1 Internal Acoustic Insultation)  
22/80414/DISCON | Condition 14 (Noise Impact Assessment) 
22/79462/DISCON | Conditions 6 (CMS), 9 (Archaeological WSI), 10 (SI and Remediation) & 11 (Drainage) 
 
‘Anaconda Cut’ – 100 Greengate (formerly ‘Exchange Court’) 
16/67809/FUL | Approved 
Erection of a residential development consisting of a single building (44 Storeys) to include 349 residential 
apartments, associated residents facilities and basement parking 
 
‘Embankment Exchange’ – Norton Court, Greengate (formerly ‘The Residence’) 
17/69573/FUL | Approved 
Variation of condition 2 (approved plans) attached to planning permission 15/66806/FUL 
 
15/66806/FUL | Approved 
Demolition of existing factory walls and river walk way to provide mixed use development comprising of 2 blocks 
ranging from 15 to 34 storeys in height total of 300 residential units with associated off street parking , together 
two commercial units comprising of 474sqm of floor space (A1, A2, A3 and B1) at ground floor level 
 
‘One Heritage Tower’ – land corner of New Bridge Street and Greengate 
19/74205/FULEIA | Awaiting Completion of Legal Agreement (Resolution to grant PP at Panel on 8 December 
2022) 
Erection of a mixed use development comprising a single building with two blocks (14 and 55 storeys) to include: 
542 residential apartments, associated residents' facilities and basement parking; and 3 no. commercial units 
(use classes A1, A2, A3, B1 & D1) with associated landscaping and public realm works 
 
‘GreenGate’ – land bounded by Greengate, New Bridge Street, Gorton Street and the River Irwell 
13/63524/FUL | Approved 
Erection of a mixed-use development comprising two buildings (31 and 19 storeys) to include 497 residential 
apartments and 543 sq. m of commercial space (use classes A1, A2, A3 & B1) 
 
‘Abito’ – land at junction of Greengate and Gravel Lane 
04/48765/FUL | Approved 
Erection of nine storey block comprising 256 apartments with commercial uses including offices (B1), retail (A1), 
financial/professional services (A2) and restaurant/bar (A3) 
 
Pre-application Community Involvement 
 
The application is accompanied by a Statement of Consultation, which sets out the detail of the measures 
undertaken by the applicant to ensure community consultation and involvement in drawing together final proposals 
for development of the site.  
 
The developer issued circa 3,500 information leaflets in September 2022 to local businesses and residents within 
the Greengate area, in relation to the community consultation on the proposals for Plot FG, directing interested 
parties to the dedicated consultation website. The consultation was also publicised via local online news and 
property press outlets. An online briefing session was hosted by the developer in October 2022, comprising a 
presentation and a follow-up Q&A session. Feedback received from consultation respondents (10 responses total 



  

– 6 in support and 3 opposing) was considered by the developer and responses provided within the Statement of 
Consultation document. 
 
Neighbour Notification 
 
Letters of notification were sent to 849 properties in December 2022. 
 
The application has also been publicised by way of site notices and a press notice within the Manchester Weekly 
News, as detailed below. 
 
Publicity 
 
Site Notice: Non HH setting of listed building  
Reason: Affecting setting of Listed Building 
 
Site Notice: Accompanied by Environmental Statm  
Reason: Planapp with Env Impact Assessment 
 
Press Advert: Manchester Weekly News Salford Edition  Date Published: 22 December 2022 
Reason: Article 15 Standard Press Notice 
Affecting setting of Listed Building 
Planapp with Env Impact Assessment 
 
Representations 
 
Two letters of objection have been received, summarised as follows: 
 

 C – Comment Received         R – Officer Response 

C The proposal to build a 40-storey apartment block so close to two-storey houses is ludicrous 
– it will dominate neighbouring properties and won’t fit in with the buildings around the 
immediate area. 

R Scale parameters for the development of the site were approved by the LPA under the 
provisions of the original hybrid planning application – this established an ‘envelope’ for 
the height of the tower of between 39 and 41-storeys. The reserved matters proposal 
accords with the approved parameters. 
Greengate is an area undergoing significant positive change, and the principle of 
development of height is well established within the GRS, the parameters of the outline 
permission and in the built development which forms the current context of the site. 

C The development will block a massive proportion of sunlight into properties and 
associated gardens on Georgette Drive, and will result in overlooking. 

R The site sits approximately 215m to the south-east of the nearest properties on Georgette 
Drive. This separation distance is such that there would be no adverse impact on the 
privacy of occupiers of the existing housing. Although the building would result in some 
limited overshadowing of properties/gardens on Georgette Drive during the mornings of 
winter months, when considered against the baseline position arising from 
existing/approved tall buildings within Greengate, the impact of this scheme would be 
negligible.  

C If we conclude that 50% of residents have vehicles, where on earth are 259 vehicles going 
to park? Overspill parking in neighbouring streets will cause a nuisance to residents. 

R The proposals include for the provision of 169 parking spaces for residents’ cars within the 
basement levels (equating to 33% provision), together with 12 motorcycle storage bays 
and 210 secure cycle parking spaces (equating to 40% provision). This extent of provision 
accords with parameters agreed at outline stage and, given the highly sustainable location 
of the site, is considered sufficient. The matter is considered in further detail in the 
analysis below. 

C The regeneration of Greengate has put a stop to the growth of creative industries in the 
area, given the closure of the warehouse (used by creative industries) and The Eagle Inn 
struggled for passing trade. 



  

R Retained warehouses within and adjacent to the site are currently being used as 
temporary site offices/storage compounds for the developer – this is an essential element 
of the construction logistics strategy for a collection of such complex development sites 
within a city centre location. It is recognised that the developer has sought to work with 
The Eagle Inn to reduce the impact of the development process on trade, including 
provision of sizeable advertisement hoardings around the wider Renaker site to direct 
potential patrons to the business. 

C The ongoing construction across multiple sites has resulted in significant impacts for 
occupiers/users of Blueprint Studios, with damage to cars, difficulties accessing car parks, 
dust pollution, dirt on roads, and noise disrupting recording on the top floor of the building.  
 
Request that the Council or developers pay compensation to local businesses for the 
disruption occurring during the construction process. 

R It is recognised that there will always be a certain level of disruption arising from 
construction activities of the scale and nature being undertaken within Greengate – these 
impacts are ultimately temporary. Construction Management Plans have been approved 
by the Council with respect to the first two phases of the Masterplan (Plots HJ and C), and 
a condition on the hybrid permission would require the developer to agree a further CMP 
for this third phase with the Council prior to commencement. The CMPs already agreed 
contain reasonable measures to reduce and mitigate disruption from the works. 
 
The hybrid planning permission also includes a requirement for the developer to maintain 
a Local Liaison Committee throughout the duration of works – issues raised by Blueprint 
Studios within the representation for this application may be dealt with further through this 
process. 

C Blueprint Studios note that soundproofing and ventilation specifications for any new 
properties going up surrounding the studios need to take account of potential noise spill-
out from the studios. 

R In accordance with the ‘agent of change’ principle, Condition 14 of the hybrid planning 
permission requires the submission and approval (prior to commencement of above 
ground works on this third phase) a detailed noise impact assessment to determine the 
appropriate mitigation (building envelope and boundary treatments for external spaces) 
required to achieve internal and external noise levels in accordance with British 
Standards. The assessment is required to provide details of ventilation requirements to 
ensure internal noise levels are not compromised when achieving appropriate ventilation. 
The condition requires that the mitigation is installed prior to first occupation of this phase.  

 
Consultations 
 
Air Quality, Noise and Contaminated Land 
Air Quality 
The development site itself lies entirely within the boundary of the Greater Manchester Air Quality Management 
Area (AQMA) and therefore has the potential to introduce new receptors into an area with existing poor air quality.  
In addition, the scale of the development is such that additional vehicle movements associated with the 
development, combined with the cumulative impact of other developments in the area has the potential to increase 
emissions within the city area and within the AQMA. 
 
An Environmental Statement was submitted and agreed alongside application 19/74465/HYBEIA, and a 
subsequent technical note was submitted under application 21/78473/HYBEIA with respect to changes to the 
scheme.  The applicant has submitted a further Technical Note which confirms the reserved matters application 
will not alter the conclusions of the initial air quality assessment. 
 
The assessment included a ‘damage costs’ calculation to determine a proportional mitigation approach to 
reducing the impact of the development (including cumulative development in the Greengate area).  The technical 
note confirms the proposed mitigation measures remain suitable. 
 
As such there are no objections to the application on the grounds of air quality, and it is considered the conditions 
applied to the hybrid permission remain suitable. 
 



  

Noise 
The application site is located in the city centre, with a number of noise sources likely to impact the residential 
uses including road traffic, rail noise and entertainment noise from the nearby Blueprint Recording Studio and 
The Eagle public house. In addition, noise and vibration from the construction phase has the potential to disrupt 
nearby residents and noise sensitive businesses. 
 
The above was assessed during the application process for the outline scheme, and has been updated in 
subsequent revisions to the scheme.  An agreed mitigation scheme was set out and will be developed during the 
construction phase.  The submitted noise technical note confirms the mitigation scheme (as agreed) remains 
appropriate for the development and conditions [14, 32 and 34] of the outline application remain suitable. 
 
With respect to construction noise, it is noted there has been an objection from Blueprint Studios. A Construction 
Environmental Management Plan [for Phase 2/Plot C] was agreed under application 22/79462/DISCON.  Further, 
a local liaison committee plan has been agreed under application 20/75289/DISCON, and there is a planning 
condition requirement to undertake the construction phase in accordance with this plan (Condition 7 of permission 
21/78473/HYBEIA). 
 
Whilst mindful construction noise and vibration is always going to have some temporary impact locally, it is 
considered that with the implementation of the Construction Environmental Management Plan, together with the 
liaison plan, the impact can be managed and mitigated as far as is reasonably possible. 
 
As such there are no objections to the application on the grounds of noise, subject to the relevant conditions being 
carried forwards. 
 
Land Contamination 
There are no further comments with respect to land contamination subject to the relevant conditions being carried 
forwards. 
 
Design for Security 
No comments received to date. 
 
Environment Agency 
No objection or comments. 
 
Flood Risk and Drainage Officer 
No objection (following submission of additional information/clarifications). Suggest condition requiring future 
approval of a surface water drainage management/maintenance plan. 
 
Greater Manchester Archaeological Advisory Service (GMAAS) 
No objection – the additional information has no implications for the archaeological matters discussed previously, 
and GMAAS is still anticipating that a programme of archaeological works will be implemented in advance of 
development, in accordance with Condition 9 attached to outline planning consent 21/78473/HYBEIA. 
 
Greater Manchester Ecology Unit (GMEU) 
No comments received to date. 
 
Highways 
 
Traffic Generation 
The proposal is for 518 apartments and is envisaged to generate total of 60no. 2-way traffic movements in the 
AM peak and 58no. 2-way traffic movements in the PM peak, as agreed in the approved ES. The proposed traffic 
generation is considered to have a negligible traffic impact once dispersed on the local highway network and 
therefore would not give rise to any adverse impacts on the highway operation. 
 
Access Arrangement and External Highway Works 
The principles for access to parking within the proposed development and for the arrangement of external street 
parking and servicing areas were all established as part of the hybrid planning permission.  
 
Amendments requested as follows: 



  

• Amendment to the general arrangement of the access to the basement car parking from Queen Street to 
reduce potential for pedestrian/vehicle conflict. 

• Amendment to the number/positioning of cycle stands at the corner of Collier Street/Queen Street to 
reduce potential for impact on visibility splays. 

• Amend all external doors on ground floor to open inwards 

• Install guard railing at bottom of vehicle access ramp to ensure intervisibility between pedestrians and 
vehicles/cyclists. 
N.B. Amended plans subsequently received or issues addressed by condition. 

 
Parking Provision 
The proposal provides parking over three basement levels with a total of 12 motorcycle parking and total of 169 
car parking spaces provided (equates to 33%), 9 (equates to 5%) of which are to accessible standard and 17 are 
EV ready charging bays (equates to 10%). 
 
The proposed parking spaces have dimensions of 2.5 x 5 metres with aisle spacing of between 5.7m to 6m. It has 
been noted that where the aisle space is less than 6m wide there is buffer space between the side of the parking 
space and structural column of approx. 0.4m to allow vehicles to manoeuvre into these more easily.  
 
The proposal offers 12 motorcycle parking spaces, which have been provided over three basement levels (4 on 
basement level 1, 7 on basement level 2 and 1 on basement level 3) with dimensions of 1.5m x 2.5m. This is 
considered to be acceptable. However, a security anchoring system must be provided too, to ensure motorcycles 
cannot be wheeled away.  
 
Conditions recommended: 

• Require that vehicle parking is made available for use prior to development being brought into use; 

• Require provision of motorcycle anchoring system. 
 
Cycle Provision 
The proposal offers storage for 210 bicycles, which equates to 40% provision. The Design and Access statement 
confirms that cyclists can access the basement car park through the secure bi-fold gate arrangement from Queen 
Street. Cycle parking for visitors is provided in the public realm outside the building entrance as well as in and 
around the public realm across Collier Square. 
 
The current cycle parking standards within the Local Plan states that 100% cycle parking provision should be 
provided, however the quantum of cycle parking has been agreed under the hybrid/outline planning application.  
 
Additional information requested regarding the layout/specification of the cycle parking provision. 
N.B. Additional/amended information was subsequently submitted demonstrating adequate provision of two-tier 
racking systems for storage of 210 cycles. 
 
Waste/Servicing Arrangements 
There are three drop-off/service bays for Plot FG which are located on New Boond Street, Queen Street and 
Collier Street. These bays have been designed to provide drop-off/ delivery and service access to the 
development. Deliveries to the commercial units will also use these service bays. 
 
Refuse collection for the residential element will be undertaken at kerb side on Queen Street via a loading service 
bay. Each of the commercial units will be individually provided a small refuse store and can be collected at kerb 
side via the service bays on New Boond Street, Queen Street and Collier Street. 
 
For the apartment element, the proposal offers a bin store that can accommodate up to 99 x 1100lt euro bins. t 
217 euro bins would be required in order to comply with the council’s Environmental Policy to cater for 518 
apartment units, although the Design and Access statement confirms the applicant has prior experience in similar 
schemes and with consideration of the SCC guidance it has been determined that the applicant will supplement 
the council refuse collections with private collections, to provide a weekly collection for all bin types. 
 
The LHA is satisfied with the applicant’s approach to the Waste / Servicing Arrangements strategy. 
 
Historic England 
Confirm that Historic England will not offer advice in this case. 



  

Health and Safety Executive 
Following a review of the information provided with this consultation, HSE is content with the fire safety design, 
to the extent that it affects land use planning. 
 
Landscape 
No objection. 
N.B. Indicative detail of landscape design has been provided – the provisions of Condition 20 of the hybrid 
planning permission provide the mechanism for final approval of full detail. 
 
Manchester Airport 
No objection to the development; understand that the actions necessary for a radar mitigation scheme have been 
delivered to NATS’ satisfaction. 
 
Manchester City Council 
No comments received to date. 
 
NATS (Air Traffic Control) 
No objection – the development has been examined from a technical safeguarding aspect and does not conflict 
with our safeguarding criteria. 
 
Natural England 
No comments. 
 
United Utilities 
No objection - confirm that the submitted drainage proposals are acceptable in principle. Comments provided for 
the applicant regarding water and wastewater services, and UU assets/infrastructure (provided as informatives to 
the applicant). 
 
Planning Policy 
 
Development Plan Policy 
 
Salford Local Plan: Development Management Policies and Designations (SLP:DMP) 
 
Policy F1 An inclusive development process 
Policy F2 Social value and inclusion 
Policy F3 Inclusive places 
Policy F4 Fairness between generations 
Policy CC1 Climate change 
Policy EF1 Efficient use of land 
Policy EF2 Co-ordinated development 
Policy PC1 Planning conditions and obligations 
Policy AP1 City Centre Salford 
Policy CT1 Tourism development 
Policy CT2 Art and culture 
Policy H1 Type of housing 
Policy H2 Size of dwellings 
Policy H3 Housing density 
Policy H5  Build to Rent 
Policy H6 Housing for older people 
Policy TC1 Network of designated centres 
Policy TC2 Development involving main town centre uses 
Policy TC3 Changes of use and redevelopments within designated centres 
Policy TC4 Food and drink uses within designated centres 
Policy A1 Supporting sustainable transport 
Policy A2 Transport hierarchy and sustainable streets 
Policy A3 Walking and cycling 
Policy A6 Highway network 
Policy A7 Motor vehicle parking provision and drop-off facilities in new developments 
Policy A10 Electric vehicle charging points 



  

Policy A12 Protection of aviation safety at Manchester Airport 
Policy DG1 Digital infrastructure 
Policy DG2 Protecting digital infrastructure 
Policy EG1 Sustainable energy 
Policy WA1 Delivering the North-West River Basin Management Plan 
Policy WA4 Development and flood risk 
Policy WA5 Surface water and sustainable drainage 
Policy D1 Design principles 
Policy D2 Local character and distinctiveness 
Policy D3 Layout and access 
Policy D4 Spaces 
Policy D5 Amenity 
Policy D6 Design and crime 
Policy D7 Housing design 
Policy HE1 Heritage protection 
Policy HE2 Managing change across historic areas 
Policy HE5 Heritage information and interpretation 
Policy GI1 Development and green infrastructure 
Policy BG2 Development and biodiversity 
Policy BG3 Geodiversity 
Policy PH1 Pollution control 
Policy WM1 Waste and development 

 
Emerging Plans 
 
The National Planning Policy Framework (NPPF) paragraph 48 establishes that local planning authorities may 
give weight to relevant policies in emerging plans according to: 

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

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

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

Places for Everyone 
Places for Everyone Publication Plan, the joint Development Plan Document for nine districts in Greater 
Manchester, which was published for consultation under Regulation 19 of the Town and Country Planning (Local 
Planning) (England) Regulations 2012 on 9 August 2021. Representations were invited until 3 October 2021; the 
plan was submitted to the Secretary of State for examination on 14 February 2022 and examination hearings 
commenced in November 2022 and are due to run until March 2023. The emerging policies which are relevant to 
this application are discussed where applicable in this report with appropriate weight being afforded in accordance 
with NPPF Paragraph 48. 
 
Other Material Planning Considerations 
 
National 
 
National Planning Policy Framework 
National Planning Practice Guidance 
 
Local Planning Policy 
 
Supplementary Planning Document - Greengate Regeneration Strategy 
Supplementary Planning Document  -  Design 
Supplementary Planning Guidance  -  Shaping Central Salford’s Spaces and Places 
 
Local Finance Considerations 
 
It is not considered that there are any local finance considerations that are material to the application. 
 



  

Appraisal  
 
Principle of Development and Housing Mix, Density and Size 
 
The principle of the development of the site with a residential-led scheme containing commercial elements (Use 
Classes A1-A4, B1, D1 and D2) was established through the grant of outline planning permission for the 
Greengate Masterplan under the provisions of the hybrid application. The proposals would comply with the 
relevant approved parameters for Plot FG, namely that the development would deliver 518 dwellings, together 
with 1,065 sq. m of commercial floorspace across five separate units; none of the commercial units would exceed 
the individual size threshold of 400 sq. m set out under Condition 44 of the hybrid permission. 
 
The development is located within ‘City Centre Salford’ – in accordance with SLP:DMP Policy H1, apartments are 
considered an appropriate type of housing in this location. Table 2 below sets out the proposed housing mix; in 
accordance with Policy H1 it is considered that the developer has incorporated larger dwellings (in this case three-
bedroom apartments) where practicable – considering the focus on delivering active frontages to commercial units 
around the ground floor edges of the building, provision of ground floor duplexes is not considered desirable within 
this scheme. 
 

Accommodation 
Type 

Number of Units Percentage of 
Phase Mix 

One bedroom 246 47.5% 

Two bedrooms 247 47.7% 

Three bedrooms 25 4.8% 

 518  
Table 2 – Phase 3 Housing Mix 

 
In accordance with SLP:DMP Policy H2, more than 50% of the development would comprise apartments with at 
least two bedrooms. The applicant has confirmed that all apartments within the development have been designed 
to meet the Nationally Described Space Standards. 
 
Condition 42 of the hybrid planning permission requires that more than half of the dwellings approved across the 
Masterplan development as a whole shall provide two bedrooms or more. The total number of dwellings being 
delivered across the masterplan is 1,512 dwellings. Phases 1 and 2 as approved include for the delivery of 277 
and 222 dwellings respectively as units with two bedrooms or more. The overall proportion of apartments with two 
or more bedrooms across the Masterplan would therefore be 50.7%, in compliance with the requirements of the 
condition.  
 
The proposals would deliver 518 apartments on a site measuring circa 0.6ha – the development density of 863 
dwellings per hectare therefore significantly exceeds the minimum threshold of 200 dwellings per hectare set out 
under SLP:DMP Policy H3. 
 
Layout and Active Frontages 
 
The outline planning permission for Plot FG was granted subject to a range of agreed parameters related to the 
illustrative masterplan, which extended to matters including the overall layout of the development, the footprint of 
buildings, means of access, separation distances, basement extents and provision of appropriate frontages.  
 
The approved Masterplan includes for the closure of Caygill Street and Boond Street, which limited the width of 
potential development plots, to create a new street structure together with three efficiently proportioned 
development plots. Development of Plot FG, as outlined in the Reserved Matters submission, will deliver the final 
elements of critical sections of the approved Masterplan street structure: 

• The Boulevard (West) – a critical pedestrianised route through Greengate, designed to connect key areas 
of public realm and frame views of the Collier Street Baths; 

• Collier Square – a new area of public realm designed to create a destination and provide a complementary 
setting to the Collier Street Baths and the Eagle Inn pub; and 

• Improvements to Collier Street and Queen Street (western section). 
 
In accordance with the approved parameters, the ground floor of the building (Figure 8 below) is designed to have 
an appreciable and positive interrelationship with public realm along The Boulevard & Collier Square, Collier 



  

Street and New Boond Street - these frontages will comprise a combination of glazed elevations to both the 
commercial units and the residents’ amenity spaces, including associated entrances. This ensures that the 
development would provide a significant degree of natural surveillance to the surrounding public realm, and also 
ensures provision of active and animated frontages. 
 
Service and back of house frontages at ground floor level have been reduced to a minimum, and would comply 
with the agreed parameters, which sought to focus these areas onto the Queen Street frontage. Nonetheless, 
opportunities to provide active frontages have been taken up, with glazed commercial frontages to Units 4 and 5 
wrapping around the corners from New Boond Street and Collier Street respectively, with a double-height space 
provided to Unit 4. Car parking would be provided across three basement levels, with the access provided on the 
Queen Street elevation of the building. The main refuse store and the electrical substation/switch rooms would sit 
adjacent to the car park access.  
 
At first floor level (Figure 9 below), the layout of the scheme would again comply with the previously approved 
parameters, comprising residential uses made up of a combination of apartments and communal amenity spaces, 
including lounge spaces, co-working space and gym provision. Locating apartments at first floor level on the 
eastern, southern and western sides of the building would allow for natural surveillance of New Boond Street, 
Queen Street and Collier Street from a position set above the service frontages at ground floor level, thus ensuring 
that the associated access routes comprise a safe space. Provision of residential terraces at upper levels along 
the building frontages would open the scheme outwards towards the public realm with an element of activity 
spilling out from the interior of the building above street level.  
 
Overall, it is considered that the proposed development has been laid out in a manner which complies with the 
previously approved Masterplan principles and parameters, and which addresses the public realm with considered 
and dynamic frontages, creating a safe urban environment and providing opportunities for accommodating a 
range of commercial operators at ground floor level to ensure the animation of the neighbourhood and provision 
of services for future residents. The layout is therefore considered to accord with the GRS, Policies D1, D2, D3 
and D4 of the SLP:DMP, and the relevant considerations of the National Planning Policy Framework. 
 
 

 
Figure 8 – Podium Ground Floor Layout Plan (rev. P04) 

 



  

 
Figure 9 – First Floor Layout Plan 

 
Scale, Massing and Appearance 
 
Scale and Massing 
 
Although the finer detail of the scale and massing of the development is a matter reserved for consideration under 
this Reserved Matters application, parameters relating to scale and height for Plot FG were established and 
approved at outline stage under the provisions of the hybrid planning permission for the Greengate Masterplan. 
Each of the buildings across the Masterplan is given a similar overall form, with a tall residential tower set within 
a lower podium building to the base, which provides definition to the street network below and delivers a human-
scale to the buildings at this level. 
 
The approved ‘Height and Footprints’ parameter plan set out an element of flexibility to the siting/footprint 
proportions of the tower within Phase 3 of the Masterplan. The approved parameters (shown at Figure 10), 
however, commit to a maximum floorplate area for the tower. The height range approved at outline stage for the 
tower at Plot FG was therefore 39-41 storeys (maximum 158.9m AOD) and the approved parameters for the 
podium building were 2-4 storeys (maximum 45.85m AOD).  
 
In undertaking detailed design work in preparation for submission of the Reserved Matters application, the 
applicant has explored closely the relationship between the proposed podium building and the immediately 
adjacent Grade II listed Eagle Inn pub. A sensitive relationship is achieved by utilising a drop in the height of the 
podium on this north-western corner of the building, reducing from four storeys to three.  
 
The proposed podium otherwise is of consistent four-storey scale (as shown in Figure 11). This ensures that the 
scale of the building at street level remains appropriate for its context and comprises a successful implementation 
of the design intent and Design Code set out in the Masterplan, representing a continuation of the human-scale 
found in Phases 1 and 2. In particular, the scale of the podium responds to the datum lines and overall precedent 
of scale along the southern side of The Boulevard established by Phase 1 (Plot HJ). 
 
 
 



  

 
Figure 10 – Approved height parameters for Plot FG (ref. 21/78473/HYBEIA as amended by 22/80871/NMA) 

 

 
Figure 11 – Proposed Podium Massing 

 



  

The proposed maximum height of the tower (41 storeys, topping out at 154.8m AOD at main parapet level) 
complies with the parameters approved at outline, and is therefore considered acceptable. In approving the scale 
parameters at outline stage, Officers of the Council noted that the resulting massing of the towers in later phases 
would need to be visually fragmented further to ensure that the towers contribute positively towards the emerging 
skyline, noting that this could be achieved through the introduction of a recognisable profile to the top of the 
buildings and/or through the design of their elevational treatment. 
 
Although the massing of the tower comprises a simple rectangular form, the architectural detailing of the façade 
design, particularly the provision of the deep recesses to create ‘pillars’, functions to create the sense of a reduced 
overall scale – this design detailing is considered in further detail in the analysis of the detailed appearance below. 
The tower is set back from the edge of the podium on all sides. 
 
Appearance – Podium 
 
The design of the podium has been driven by the approved Design Code and the desire to ensure that all three 
plots across the Masterplan share a common architectural style at street level, providing a cohesiveness to the 
new neighbourhood and ensuring that the successful design principles of Phases 1 and 2 are replicated in this 
final phase. 
 
Traditional facing brickwork therefore forms the principal façade material for the podium, helping to ‘ground’ the 
development within the surrounding public realm. A series of brick columns provide the primary rhythm to each of 
the elevations, with a secondary plane formed by intermediate columns and beams which are set in around 
112mm from the outer face of the primary plane. Further articulation is provided by recessed windows (set in 
around 318-460mm), pedestrian entrances and upper floor terraces. Large areas of glazing along The Boulevard, 
New Boond Street and Collier Street frontages create attractive and engaging shopfronts and windows into the 
residents’ amenity areas which provide a degree of animation to the street scene. 
 
Where apartments are provided at first floor, above the commercial units/amenity areas, the façade design to The 
Boulevard and New Boond Street makes use of a seamless transition between the shopfront and residential 
elements, in order to retain a two-storey scale to the ‘portals’ within the brick frame on these lowest levels of the 
building, providing an important element of continuity from Phase 1. 

 
Figure 12 – Podium Elevational Treatment (The Boulevard) 



  

Condition 31 of the hybrid permission required agreement of a shop front and signage strategy for ground-floor 
commercial uses within the scheme, prior to first use, together with a layout and design strategy for outside 
furniture and associated fixtures and fittings. The final materials choices for the podium, as with the tower, will be 
approved under the provisions of Condition 15 of the hybrid planning permission. 
 
Care has been taken to ensure that the overall quality of the podium façade is not weakened on those sections 
of the building which play host to back of house and service facilities along Queen Street. In addition, in order to 
break-up the massing of the four-storey podium along this elevation, a recessed section to the centre of the 
elevation would make use of a secondary material, creating the perception of two main blocks joined together by 
a ‘floating’ element above the entrance to the basement car park.  
 
In addition, the areas of blank gable wrapping around the rear of the Eagle Inn would include feature brick motif 
panels, taking a visual cue from the nearby Blueprint Studios – a condition is recommended requiring approval of 
a detailed design of these feature panels. 
 
Appearance - Tower 
 
The primary tower has been designed as a tall, simple and rectangular form. The façade design, however, 
contains deep recesses (circa 1m depth) on each elevation which sub-divide the building into four distinct ‘pillars’. 
These ‘pillars’ are located at the corners of the building and are designed to break up the massing of the tower 
and accentuate the verticality of the building, creating a slenderer perceived form. 
 
The ‘pillars’ are defined by coloured solid aluminium panels and perforated vent panels; the jointing between the 
panels and the adjacent glazed units is flush to achieve a smooth skin effect. The ‘pillars’ are visually raised above 
the Podium level by way of the use of dark solid-coloured panels over the lower two floors. This effect is replicated 
in the top three levels of the tower to create a distinctive ‘crown’ and completes a ‘bottom-middle-top’ tripartite 
organisation to the building, in a similar manner to other buildings across Greengate. 
 
A simple material palette of glass and anodised aluminium with a colour scheme of dark bronze and dark 
grey/black presents a restrained materiality but with a distinct appearance from other buildings in the immediate 
vicinity, to ensure that the scheme has its own identity. Intricate detailing would be provided on the purge 
ventilation panels, with an indicative motif submitted at this stage. Overall, it is considered that the concept 
presents a high-quality design solution for the tower, whilst also ensuring that the development would read well 
within the ‘family’ of buildings being created across the Masterplan and also within Greengate as a whole.  
 

 
Figure 13 – Tower Façade Design Evolution 

 

The façade design strategy and the materials proposed for use therein are considered to be of a high standard. 
Consequently, it is considered that the tower would appear modern, lightweight and elegant, in a similar vein to 
the approved towers within Phases 1 and 2 of the Masterplan. These qualities are considered to be crucial in 
townscape and visual impact terms, as the tower will be clearly visible in the backdrop of a number of highly 
significant heritage assets that also display vertical proportions (Grade I listed Manchester Cathedral and Grade 
II* Sacred Trinity Church), as has been explored within the Townscape and Visual Impact Assessment. The use 
of lightweight, high-quality materials creates visual contrast between the new and the historic, which prevents the 



  

tower from visually competing with the masonry heritage assets, and also ensures that the development would sit 
appropriately within the fast-emerging skyline at Greengate. 

 

  
Figure 14 – Tower Façade Design and Purge Vent Detailing 

 
Overall, it is considered that the detailed proposals would deliver a distinctive building of high design quality that 
provides visual interest across short, medium and long-distance views. Importantly the scheme has been 
designed to respond to the human scale at street-level, through the use of the masonry, lower-scale podium 
levels, and therefore would contribute positively to the sense of place envisaged for Greengate within the GRS. 
The development is considered to comply with Policies D1 and D2 of the SLP:DMP and the relevant design 
policies within the National Planning Policy Framework. 
 
Townscape and Visual Impacts 
 
An updated Townscape and Visual Impact Assessment (TVIA) has been undertaken as part of the preparation of 
the Environmental Statement (ES) addendum the baseline has now changed substantially in that some of the 
buildings which were part of the original assessment are now nearing completion or are under construction 
(Phases 1 and 2).  
 
The conclusion of the original assessment of the Masterplan development, undertaken in relation to the hybrid 
planning application, that the proposed development is of sufficient scale to have both townscape and visual 
effects in most of the townscape character zones reviewed and from most of the representative viewpoints 
remains valid. These effects will be of greatest significance, in EIA terms, in the ‘Greengate’, ‘Chapel Wharf’, and 
‘Irwell Riverside’ areas of Salford and within parts of Manchester’s Medieval Quarter. 
 
The TVIA judged these effects to be beneficial in nature, with no adverse impacts identified. The applicant 
considers that this is partly because the proposed development would be seen in the context of neighbouring 
buildings of a similar scale, which fits in with the regeneration strategy for Greengate.  
 
The updated TVIA concludes that most of the effects have declined in value, an outcome commensurate with the 
changing context of the site, as the proposed development fits consistently with the surrounding townscape and 
does not have such a significant effect on views. In the approved ES there were 12 moderate significance of effect 
values, 14 minor, 5 negligible and 1 no change. The addendum prepared for this application concludes that there 
are now 3 moderate significance of effect values, 11 minor, 11 negligible and 10 no change. All effects remain 
beneficial.  
 
The overall conclusions set out within the relevant section of the Environmental Statement Addendum and 
associated TVIA are generally accepted. 
 
  



  

Public Realm, Trees and Landscaping 
 
The public realm has been designed to create attractive routes and spaces for the residents of the Masterplan 
area and for visitors. There are four defined types of streets and spaces within the Masterplan area: 

• Vehicle and Pedestrian Streets: Boulevard East, Queen Street, Greengate, New Boond Street and 
Collier Street 

• Pedestrian Streets: Boulevard West 

• Public Square: Collier Square (for small scale events) 

• Public Park: Greengate Park 
 

 
Figure 15 – Movement Diagrams 

 
The landscape proposals have been developed to create a series of spaces that connect the varying phases both 
physically and visually. The delivery of Plot FG would include for the delivery of the southern part of The Boulevard 
West and the southern part of Collier Square, together with improvements to Collier Street and Queen Street.  
 
The Boulevard West would represent a continuation of its counterpart to the east, in terms of alignment and use 
of materials. However, its character differs slightly, as the intention is to create a sequence of spaces (a ‘serial 
vision’) that gradually reveal the Collier Street Baths as a destination when travelling from east to west. Boulevard 
(West) is therefore a pedestrianised route that incorporates a central zone designated for café spill out space and 
events with more centrally located tree planting, in a feature known as ‘the island’. The use of the same high-
quality materials to be used on Boulevard (East) will provide a sense of continuity, with a shared surface running 
across New Boond Street to provide a pedestrian priority environment. 
 
Collier Square (approx. 715 sq. m in area) is proposed to form a focal point and destination within the Masterplan 
area, comprising a predominantly pedestrianised square, framed by Plot C to the north, the Grade II* listed Collier 
Street Baths to the west and the Grade II listed Eagle Inn pub to the south. Delivery of the Square would meet 
with the vision of the Council’s GRS, which seeks provision of a new public space opposite the Baths as part of 
the ‘Collier Street Magnet’. It is considered that the new public space would provide an enhanced, high-quality 
and appropriate new setting for the adjacent heritage assets, and would bring a significant and welcome level of 
activity and animation to the neighbourhood, given the potential for hospitality businesses within the commercial 
units in Phases 2 and 3 to ‘spill-out’ into the Square. The Square also provides an opportunity for later provision 
of new external seating areas for the Eagle Inn. The applicant also proposes that the Square may be used as a 
flexible space for markets and ‘pop-up’ events, in accordance with a submitted Events Strategy, to align with the 
Council’s cultural aspirations for Greengate, as set out in the GRS. Any such events would be subject of future 
approval by the Council, including through approval of temporary road closures. 



  

 
Figure 16 – Phase 3 Landscape Masterplan (rev. X9) 

 

The applicant would maintain all of the public realm and landscaping situated within their ownership via an estate 
management company. A condition on the hybrid permission (no. 33) requires the submission of additional / 
updated Landscape Management Plans for this phase. A commuted sum would be required for any small areas 
where enhanced surface materials are proposed on the adopted highway. Condition 20 of the hybrid permission 
requires the agreement of full detail of both hard and soft landscaping works, and this provides a mechanism to 
secure future approval of further detailed elements of the landscaping proposals, including elements such as 
specification of street furniture, final materials, lighting and full tree planting detail. 
 
The proposed landscaping and public realm works would make a significant, positive contribution towards 
realising the Council’s vision for this part of the Greengate neighbourhood, as well as providing the necessary 
setting for a tall building. As such these elements of the scheme are considered to comply with Policies D1, D2, 
D3 and D4 of the SLP:DMP and the relevant considerations of the National Planning Policy Framework. 
 
Heritage and Archaeology 
 
Built Heritage 
This part of Greengate was densely developed for a range of industrial, commercial and residential uses 
throughout the 19th and 20th centuries. The historic street pattern, which comprised of terraced streets, was 
progressively cleared from the late 19th century onwards as part of successive ‘slum clearance’ programmes. 
This work cumulated in the development of industrial and commercial units, some of which survive today. As 
urban blocks were cleared and redeveloped, key historic buildings were demolished, left empty without use, and 
shorn of any historic context; this is seen to greatest effect with the construction of the Trinity Way road which 
severed the historic street pattern. 



  

Four historic buildings remain within the Greengate area. As indicated above, the setting of each building has 
changed radically since their construction. Consequently, none of these buildings have settings that contribute to 
an understanding or appreciation of their special interest, other than being part of an urban area. Historic England 
note that this level of alteration and loss means that there is considerable scope to develop around the buildings. 
 
These four immediate built heritage assets are outlined below: 

• Collier Street Baths (Grade II* listed) 
Built in 1855, the significance of the Collier Street Baths (CSB) is principally derived from its historical 
interest as a surviving example of an early, purpose-built public baths. Significance is, however, also 
derived from the building’s Italianate façade, which is largely hidden from view by 20th century industrial 
development. 
 
The public realm works within the Masterplan, including the delivery of Collier Square, will open-up and 
focus views towards the Baths’ principal elevation for the first time in decades and will also draw 
pedestrian movements towards the building. The high-rise element of the scheme is set furthest away 
from the Baths, so as not to dominate them. In addition, the north-west corner of the podium has a lower 
height (three-storeys) to further reduce scale on this edge of the Masterplan.  
 

• Eagle Inn Public House (Grade II listed)  
The Eagle Inn is of special architectural interest as an example of a little-altered late C19 back-street 
public house. The setting of the building is extremely localised and is not sensitive, something that 
provides a high capacity for change. 
 
Phase 3 of the development includes for the delivery of significant elements of Collier Square, together 
with elements included in Phase 2 – this will deliver a new, high-quality area of public realm which forms 
a new setting to the asset, allowing for a better inter-relationship between the pub and the surrounding 
streets. The new setting will better reveal the Eagle Inn, placing it at the heart of a new residential 
neighbourhood – a similar context to the one it enjoyed when originally constructed. 
 
The podium elevation to Collier Street has been set back from the Eagle Inn to enhance the prominence 
of the Eagle Inn within the streetscene; this would also have the benefit of opening up views of the Collier 
Street Baths.    
 
It is also considered that the proposed buff-coloured bricks and the mid-tone bronze aluminium panels 
and metalwork would complement the closest listed buildings, particularly the Eagle Inn but also the 
Collier Street Baths and Blueprint Studios. 

 

• Waterloo Hotel (Locally Listed) 
The Waterloo Hotel’s significance is ‘communal’, due its historic use as a public house that would have 
been at the heart of the surrounding Victorian community. There is also a degree of aesthetic significance, 
although the building is now derelict and in a poor state of repair. It is not considered that the proposals 
would diminish the significance of the building, given its current state. 

 

• Former Institute Building - Blueprint Studios (Locally Listed) 
Significance is derived from the architectural quality of the building and also its historical use as a meeting 
house in the thick of Salford’s Victorian industrial city centre. The setting of the building is not sensitive, 
providing a high capacity for change. The significance of the building will still be understood and 
appreciated with the development in place. 

 
In granting the hybrid planning permission for the Masterplan, it was acknowledged that the introduction of three 
tall buildings into Greengate had the potential to impact upon the setting of numerous designated and non-
designated heritage assets. When considered in the round, it was concluded that the proposed Masterplan 
development would not result in any ‘harm’, as identified within Chapter 16 of the NPPF, and that the new highway 
alignment and public realm works would better reveal, and facilitate a greater appreciation of, two key heritage 
assets within Greengate. 
 
This Reserved Matters application is accompanied by a further Heritage Statement, which contains an 
assessment of the potential direct (physical) and indirect (visual) impacts of the proposals upon the historic 



  

environment. The Statement concludes that Plot FG yields no heritage interest and therefore that there will be no 
direct (physical) impact as a result of the development. 
 
The assessment of the visual impact of the development has been informed by the outputs of the Townscape and 
Visual Impact Assessment completed in support of the application. The Heritage Visual Impact Assessment 
includes an assessment of the cumulative impact of the Masterplan as a whole (now that detailed design is 
available for all three phases), on some 22 heritage assets within 250m of the site (including those which form 
significant constituent parts of the Flat Iron Conservation Area and the Cathedral Conservation Area) and 
concludes that the development would result in: 

• 3 instances of moderate beneficial impact (relating to Collier Street Baths, The Eagle Inn and Blueprint 
Studios), 

• 1 instance of a minor adverse impact (relating to the setting of Sacred Trinity Church (Grade II* listed) 
when considering the impact of the development on views of the heritage asset from Chapel Street); 

• 18 instances of neutral impact.  
 
In respect of the Flat Iron Conservation Area the Statement identifies that the development would have a negligible 
adverse impact. 
 

 
Figure 17 – TVIA Viewpoint 11 – Cumulative Development Visual (Plot C shown as green outline) 

 
In respect of the impact on Sacred Trinity Church, the view assessed within the TVIA/Heritage Statement (Figure 
17 above) is taken from the junction of Clowes Street and Chapel Street, looking north towards the site. In the 
foreground of the view is the Grade II* listed Church of the Sacred Trinity which forms the historic core of the Flat 
Iron Conservation Area. The existing view illustrates the setting of the Church is understood and appreciated as 
being contemporary and largely urban in nature; the Church is surrounded by roads and is surrounded on all sides 
by a backdrop of contemporary development in the far distance, including Anaconda Cut and Plot HJ (under 
construction). 
 
The tower at Plot FG would be viewed to the left of the tower at Sacred Trinity, beyond the consented tower at 
HJ, forming a cluster of high-rise development together with Anaconda Cut and Plot C. The Heritage Statement 
notes that whilst the tower at Plot FG would be seen in conjunction with the heritage asset in kinetic views along 
Chapel Street, the development will ultimately not intrude on the ability to understand and appreciate the 
significance of the Grade II* listed Church in the foreground to anything beyond a minor degree. The increase of 



  

mass and scale will, however, intrude upon the open skyline and incrementally reduce the prominence of the 
Grade II* listed Church in the foreground. 
 
Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 sets out the statutory duty to have 
special regard to the desirability of preserving a listed building or its setting, or any features of special architectural 
or historic interest which is possesses. Section 72 of the same Act requires that special attention be paid to the 
desirability of preserving or enhancing the character or appearance of conservation areas in the exercise of 
planning functions. 
 
In accordance with Paragraph 199 of the NPPF, when considering the impact of a proposed development on the 
significance of a designated heritage asset, great weight should be given to the asset’s conservation (and the 
more important the asset, the greater the weight should be). Paragraph 202 of the Framework sets out that where 
a development proposal will lead to less than substantial harm to the significance of a designated heritage asset, 
this harm should be weighed against the public benefits of the proposal. 
 
In respect of the impact on the Flat Iron Conservation Area, the Statement concludes that although there would 
be a negligible adverse impact, the resultant difference would not diminish the value of the heritage assets’ 
settings or significance to any appreciable degree. 
 
In respect of the impact on the setting of the Grade II* listed Scared Trinity Church, the proposed development 
would lead to less than substantial harm to the significance of the asset. It is noted that the development would 
be seen in the context of other similar developments that have already been constructed or are currently under 
construction and given the proposed materials the tower would be easily read for what it is as a modern 
contemporary building. The harm, nonetheless, is to be balanced against the public benefits of the development. 
 
In this case, taking account of the degree of harm arising and the substantial public benefits arising from the 
proposals, including but not limited to, the significant contribution of the development to the positive and vibrant 
regeneration of Greengate, delivery of a significant number of high-quality homes within a highly-sustainable 
location, and the delivery of extensive high-quality areas of public realm within the City, it is considered that there 
are demonstrable benefits which outweigh the less than substantial harm arising. 
 
Notwithstanding the above, the conclusion of the Heritage Statement is that the overall impact is one defined as 
‘moderate beneficial’ i.e. that the development would result in “considerable improvement to the overall character 
and appreciation of a heritage asset with clear beneficial enhancement of its heritage values”. The statement 
concludes that the development would demonstrably enhance the setting of the Grade II* listed Collier Street 
Baths and Grade II listed Eagle Inn, and make a positive contribution to the character of the area. 
 
Consultation has been undertaken with Historic England and with the Council’s Principal Planning Officer 
responsible for Heritage matters. Historic England have raised no comments or objections in relation to the 
proposals. The Council’s Heritage officer has also raised no objections or concerns. 
 
In conclusion, it is not considered that the proposal would conflict with the relevant considerations of Chapter 16 
of the NPPF and Policies HE1, HE2, and HE5 of the SLP:DMP.  
 
Refurbishment of Collier Street Baths 
It should be noted that Collier Street Baths are within the ownership of the applicant. A condition (no. 35) on the 
hybrid permission requires that a scheme for the reuse and refurbishment of the Baths is submitted to the LPA 
for consideration under an application for Listed Building Consent prior to first occupation/use of Phase 2 
(‘Bankside’). The applicant has also purchased the Aldridge building from the Council, which is located 
immediately to the south of the Baths. The terms of this purchase include a commitment to secure a satisfactory 
planning permission for the site and the CBS (where not already delivered in a prior application) within six years 
of sale. 
 
Archaeology 
The application site is located within the heart of medieval Salford. The area is known to have been developed 
between the mid-17th century and the 1740s, and had been built over almost entirely by the early 19th century, 
with shops / workshop dwellings along the street frontages and a high density of workers’ housing around 
enclosed courtyards to the rear, together with the Greengate Brewery. The brewery was demolished in the early 
1860s and its footprint redeveloped as the ‘Salford Improved Industrial Dwellings’, which were completed in 1870 
to provide an early example of ‘model’ workers’ housing that was built in anticipation of slum clearance in Salford.  



  

 
The site therefore warrants further investigation in the form of an initial phase of evaluation trenching followed, if 
necessary, by open-area excavation and recording. GMAAS have previously advised that any archaeological 
remains that are uncovered are likely to be of local or even regional significance, rather than national importance. 
Accordingly, the matter has previously been dealt with appropriately by way of a planning condition. 
 
Subject to compliance with the existing Written Scheme of Investigation condition (no. 9 on the hybrid permission), 
the potential harm or loss of any remaining below ground archaeological remains would be adequately mitigated 
by the proposed programme of intrusive investigation works, post-investigation assessment and a scheme of 
dissemination of the findings. As such the proposals are considered to comply with Policy HE5 of the SLP:DMP 
and the requirements of the NPPF.  
 
Residential Amenity – Impact on Existing Residents 
 
Inter-looking and Privacy 
Parameters for the Masterplan development approved at outline stage include the footprint of the development 
on Plot FG together with the scale/height of the building; these parameters establish the maximum possible extent 
of development in Phase 3. A specific parameters plan related to ‘Separation Distances’ was prepared and 
approved. This sets out a requirement for a minimum separation distance of 6.5m between the south elevation of 
the podium at Plot FG and the centre line of Queen Street, which the detailed proposals for the site would achieve. 
The proposed extent of separation here is therefore considered acceptable in privacy terms in this high-density 
urban area, with respect to ensuring that development does not unacceptably reduce options for the potential 
future development plot which currently comprises the car park between King Street and Queen Street. 
 
In respect of existing residential properties at Spectrum, south of King Street – the minimum separation distance 
between buildings here would stand at circa 56m – this is considered acceptable in privacy terms. 
 
There would be no opportunities for direct inter-looking between the scheme and the existing apartments at Abito, 
given their oblique relationship. Notwithstanding the oblique angle, the separation distance from the north-east 
corner of Plot FG to the south-west corner of Abito would stand at circa 25m.  
 
In respect of The Eagle Inn, the two facing elevations of Plot FG would comprise blank gables containing no 
windows and only service doors/ventilation louvres at ground floor level. The private terrace areas nearest to the 
Eagle Inn would be fully enclosed and therefore there would be no opportunity for lateral views into the rear of the 
pub and the separation distances from windows to apartments facing into the internal courtyard, with views to the 
pub beyond, would be more than 21m from the boundary with the pub. 
 
Daylight and Sunlight 
The most recently approved Environmental Statement (comprising the original Environmental Statement and the 
addenda produced in relation to the Reserved Matters submission for Phase 2) considered the likely significant 
effects of all three phases of the proposed Masterplan at that time, including the detailed schemes for Plot HJ 
(Phase 1) and Plot C (Phase 2) and the maximum outline parameters for Plot FG (Phase 3). The potential impact 
of the Masterplan on daylight/sunlight has therefore already been well tested and approved. 
 
Notwithstanding the above, the Daylight and Sunlight chapter of the ES has been further updated to take account 
of the detailed design of proposals for Plot FG; this chapter contains a technical analysis to calculate the retained 
levels of daylight and sunlight, using nationally recognised methodologies set out within the Building Research 
Establishment Guidelines ‘Site Layout Planning for Daylight and Sunlight – A Guide to Good Practice’ (2022), and 
therefore assess whether there will be any additional significant change in the daylight/sunlight impacts versus 
those previously identified – the ‘baseline’ position has been updated to take account of the fact that Phases 1 
and 2 are now underway and to take account of other material changes on surrounding sites. 
 
The assessment of daylight and sunlight impacts arising from a proposed development is a two-stage process. 
First, as a matter of numerical calculation, whether there would be a material deterioration in conditions; and 
second, as a matter of judgment, whether that deterioration would be acceptable in the particular circumstances 
of the case, having regard to the sensitivity of the surroundings and magnitude of the impacts.  
 
Two main methods are used to assess the impact on daylight - ‘Vertical Sky Component’ (VSC) and ‘No Sky Line’ 
(NSL). The VSC method measures the amount of light available on a vertical wall or window following the 
introduction of barriers such as buildings. The NSL method is a measure of the distribution of daylight at the 



  

‘working plane’ within a room (i.e. a horizontal ‘desktop’ plane of 0.85 metres (m) in height). The NSL divides 
those areas of working plane in a room which receive direct sky light through the windows from those areas of 
the working plane which cannot. Where all the windows meet the VSC and all the rooms meet the NSL criteria 
within a property the effect is considered to be negligible. 
 
In order to assess the impact on sunlight, the analysis considers the ‘Annual Probable Sunlight Hours’ (APSH) for 
a reference point on a window (i.e. if a window point can receive at least 25% APSH, then the room should still 
receive enough sunlight). 
 
The published targets within the BRE Guide are generally based on low-rise, suburban development. The National 
Planning Practice Guidance (NPPG) recognises this and states that: 

“All developments should maintain acceptable living standards. What this means in practice, in relation to 
assessing appropriate levels of sunlight and daylight, will depend to some extent on the context for the 
development as well as its detailed design. For example, in areas of high-density historic buildings, or city 
centre locations where tall modern buildings predominate, lower daylight and sunlight levels at some windows 
may be unavoidable if new developments are to be in keeping with the general form of their surroundings.” 
Paragraph 007 Reference ID: 66-007-20190722 

As no target values for city centre locations are provided within the BRE Guide or the NPPF, accounting for the 
context of a development requires the application of professional judgment. 
 
As noted above, it is critical to note that the impact of the Masterplan development, in respect of visual intrusion 
and retained daylight and sunlight, has been previously tested through the hybrid application and the impacts 
considered to be acceptable. These findings were based on the parameters for the footprint and height of the 
development which were set at outline stage and which the current detailed proposals comply with. The updated 
study therefore effectively considers whether there is any change between the assessed position within the extant 
Masterplan consent (‘the baseline’) and the position arising as a result of the detailed design of Phase 3. 
 
The updated study has considered the impacts of the proposed development on a total of 5,117 windows serving 
3,078 rooms (with respect to VSC and NSL), and 1,164 rooms (for ASPH) within ten neighbouring buildings which 
are either occupied, under construction or benefit from planning permission: Abito, Spectrum, Exchange Court 
(now known as Anaconda Cut), The Residence (now known as Embankment Exchange), One Greengate (now 
GreenGate), Springfield, One Heritage Tower, 55 Queen Street and Plots HJ and C within the Masterplan. Plots 
HJ and C are additional receptors which were not included in the last Environmental Statement. 
 
For daylight, out of the total 5,117 windows assessed 4,883 (95%) will see no further reduction in daylight beyond 
those identified in the approved ES and so meet the BRE criteria for VSC. 2,814 (91%) out of the 3,078 rooms 
assessed will see no further reduction in NSL daylight beyond those identified in the approved ES and meet the 
BRE criteria for NSL. In the cases where there are additional impacts above and beyond those previously 
identified, the reductions are classified as ‘marginal’ and therefore considered as constituting a ‘minor adverse’ 
impact. 
 
For sunlight, 100% of the 1,164 rooms assessed will see no further reduction in sunlight beyond those identified 
in the approved ES and meet the BRE criteria for APSH. 
 
In effect, the detailed proposals presented for Reserved Matters approval would not give rise to any additional 
substantive effects when compared to the position established at the point in time of granting outline planning 
permission for the Masterplan and its relevant parameters; the proposals are therefore considered acceptable 
with respect to the impact on surrounding buildings, in accordance with the previous findings of the LPA. 
 
Residential Amenity – Future Occupiers 
 
Inter-looking and Privacy 
Minimum separation distances across The Boulevard, between Phases 2 and 3, would be maintained at circa 
19.65m at podium level and circa 32.5m between the towers. The separation distance between Phases 1 and 3 
across New Boond Street would stand at circa 15m. These distances are considered acceptable within the site 
context and would meet or exceed the ‘internal’ separation distance parameters established at outline stage. 
 



  

Space and Accessibility Standards 
In accordance with SLP:DMP Policies H2 and D7, all apartments are designed to meet the Nationally Described 
Space Standards. In addition, all apartments are designed to be Accessible and Adaptable Dwellings, as defined 
by Approved Document M Category 2 – M4(2), in accordance with SLP:DMP Policies H6 and D7. 
 
Communal Facilities 
Residents of the development would benefit from provision of extensive internal and external amenity facilities. 
Amenities on the ground floor include the lobby and lounge area and a reception with 24hr concierge, and on the 
first floor include a lounge, a co-working area and a gym. At the first-floor level, there is also an open-air courtyard. 
Overall, the development would deliver 1,499 sq.m of internal amenity space and 323 sq.m of external amenity 
space in the courtyard. The applicant intends that the extensive amenity provision will help create a high-quality 
lifestyle and foster the development of a community within the building for future residents.  
 
Future residents would also benefit from the close proximity to Greengate Park, the first phase of which is being 
delivered as part of Phase 1 of the Masterplan scheme; high-quality outdoor amenity space would therefore be 
readily accessible. 
 
The application is accompanied by a Residential Management Strategy; it is recommended that a condition is 
attached requiring that the development operate in accordance with that strategy. 
 
Fire Safety 
 
In accordance with the statutory requirement under ‘Planning Gateway One’, the application is accompanied by 
a fire statement setting out fire safety considerations specific to the development. The fire statement and 
subsequent supplementary information submitted by the developer have been reviewed by the Health and Safety 
Executive, as the relevant statutory consultee – the HSE has advised that it is content with the proposals. 
 
Wind Microclimate 
 
The hybrid planning application for the Masterplan was supported by a Wind Microclimate Assessment, which 
demonstrated that the proposed development would not generate any safety exceedances (winds over 15m/s) in 
the vicinity of the site and that areas directly outside Abito, and along the boundaries with adjacent regeneration 
plots, would not typically experience any ‘uncomfortable’ winds (>8m/s).  
 
This Reserved Matters application is accompanied by a further Wind Microclimate Study, to take account of the 
detailed design of the development at Plot FG and the latest ‘cumulative development’ position. The results of the 
additional study show that, at ground level, wind conditions in all areas in and around the development fulfil 
relevant safety criteria, that wind conditions are comfortable for at least strolling in all areas in and around the 
building (from spring to autumn) and that substantial areas are suitable for recreational use. Notably, the proposed 
spill-out area along Collier Street would be suitable for ‘outdoor sitting’ during the summer season, and Collier 
Square would be suitable for ‘standing/short period sitting’. In the worst-case season, these areas are in the main 
part both suitable for ‘standing/short period sitting’. 
 
All elevated accessible spaces on the podium within the development also meet the safety criteria for wind. 
 
The development would therefore have an acceptable impact on microclimate and would comply with Policy D5 
of the SLP:DMP.  
 
Noise and Vibration 
 
The Masterplan scheme includes various commercial, leisure and residential uses and the hybrid planning 
application was therefore accompanied by a Noise Impact Assessment, together with assessment of ‘Noise and 
Vibration’ through the Environmental Statement. Mitigation with respect to the construction period has been 
adopted by way of requiring a Construction Method Statement for each phase (Condition 6 of the hybrid 
permission).  
 
The application is accompanied by a technical note and ventilation strategy. The technical note confirms the 
conclusions of the ‘Noise and Vibration’ chapter of the ES remain valid for the development. The ventilation 
strategy details the requirements for Plot FG including a whole house heat recovery ‘MVHR’ system to reduce 



  

reliance on open windows for standard ventilation. Purge ventilation is to be provided by openable louvres in the 
façade (combined where necessary with a boost function to the MVHR system).  
 
Standalone impact assessment, reports and mitigation details will be provided for approval at a future date with 
respect to the more detailed acoustic matters, as required by Conditions 14 (noise mitigation for the building 
envelope and boundary treatments to achieve British Standards), 32 (details of extraction ventilation for any A3 
or A4 uses) and 34 (details of any external plant and equipment) of the hybrid permission. In addition, an existing 
condition on the hybrid planning permission provides a mechanism for controlling opening and servicing hours of 
each commercial unit (Condition 30). 
 
In light of the findings of the technical note and the provision of the existing conditions, the Council’s Environmental 
Consultant has raised no objection to the proposals and the scheme is considered to comply with Policies F3, D5 
and PH1 of the SLP:DMP and the relevant considerations of the National Planning Policy Framework.   
 
Crime Prevention 
 
The applicant has sought to reduce opportunities for crime through the layout and design of the proposed 
development. The detailed scheme for Plot FG has been reviewed as part of a Crime Impact Statement (CIS), 
which has been submitted with the application and which identifies a number of positive attributes of the scheme, 
including the levels of ground floor activity in the form of commercial/retail spaces, provision of resident amenity 
spaces, and the secure car and cycle storage at basement level accessed via ramps. The CIS includes a number 
of recommendations, relating to control of access in/around the buildings, provision of secure shutters to the car 
park/cycle store entrances (with separate access for cyclists), and provision of graffiti resistant external materials; 
these matters have either been addressed in the plans submitted with the application or are addressed by way of 
conditions already proposed. 
 
The proposals are considered to comply with Policy D6 of the SLP:DMP and the relevant considerations of the 
National Planning Policy Framework.  
 
Access, Parking and Highways 
 
The hybrid application for the Masterplan was accompanied by a Transport Assessment, which assessed the 
impact of the maximum development quantum (1,521 dwellings, 3,675 sq. m of commercial floorspace, maximum 
532 car parking spaces). The potential impacts of the whole development on the surrounding highway network 
have therefore been tested and considered acceptable. 
 
Access and Circulation 
 
Although the detail of the matter of Access was reserved, the hybrid planning permission includes an approved 
‘Means of Access’ parameter plan, which established the indicative location of vehicular entrance/exits to the 
basement car park for Phase 3. This sits alongside approved proposals relating to the new highway framework 
and circulation strategy across the Masterplan area, including the stopping up of Caygill Street and Boond Street 
and the creation of two new privately maintained roads (The Boulevard and New Boond Street). The vehicular 
access point to the basement proposed in the current submission, off Queen Street, complies with the previously 
approved parameters and is considered to comprise a suitable location for car access, following receipt of 
amended plans which resolve initial concerns regarding intervisibility between pedestrians and drivers. 
 
The application is accompanied by a refuse strategy plan, which outlines how bins would be collected from marked 
loading bays on Collier Street, Queen Street and New Boond Street, the general locations of which were 
previously agreed at outline stage. In light of the significant number of bins to be located within the main residential 
refuse store of the building, and in order to ensure that collection is facilitated in a manner which does not result 
in adverse impacts to pedestrian and vehicle safety or adverse amenity impacts (e.g. from bins being left outside 
of the stores for an extended period of time) it will be important that this process is well managed. Condition 29 of 
the hybrid permission requires agreement of a Deliveries, Servicing and Waste/Recycling Management Plan for 
the development; this existing mechanism provides satisfactory control of the matter. 
 
Conditions attached to the hybrid permission provide a mechanism for control and agreement of other relevant 
highway matters, including: 

• A construction method statement (Condition 6); 

• A site-wide Parking Management Strategy (Condition 22); 



  

• Details of secure long-stay and short-stay cycle and motorcycle parking for residents, employees and 
visitors, including facilities for charging electric cycles (Condition 23); 

• A scheme for provision of off-site highway improvement works (Condition 24); 

• Agreement of a Travel Information Pack and a Full Travel Plan (Condition 25); 

• Detailed design of highway and pedestrian cycle routes (Condition 26); 

• Scheme for vehicular, cycle and pedestrian signage (Condition 27); 

• A site-wide scheme for on-street vehicle parking, including car club, EV, hackney carriage, disabled and 
short-stay bays (Condition 28); and 

• A deliveries, servicing and waste/recycling management plan (Condition 29). 
 
Car, Motorcycle and Cycle Parking Provision 
 
The proposed levels of car, motorcycle and cycle parking provision are set out in Table 2 below. 
 

 Plot FG Proposal SLP:DMP Standard 

Car (Total) 169 (33%) Max. 0.5 spaces per dwelling (259 spaces) 

Car (Accessible) 9 (5% of total spaces) Min. 5% of capacity (9 spaces) 

Car (EV Charging) 17 (10% of total spaces) One charge point per dwelling (or space) 

Motorcycle 12 ‘Case by case basis’ 

Cycle 210 (40%) 1 space per 1-3 bed dwelling (518 spaces) 
Table 3 – Summary of Parking Provision 

 
The level of car parking provision to be provided within this phase was secured within the parameters approved 
at outline stage, with a range set of 20-40% provision. The number of spaces proposed, at 33%, is less than the 
permitted maximum and below the maximum standard set out within the SLP:DMP; this is considered acceptable, 
given the highly sustainable and accessible location of the site, and would serve to assist in suppressing car 
ownership/demand in the area. Measures secured under the hybrid permission require a review of Traffic 
Regulation Orders within the surrounding area, to ensure future residents are deterred from owning a car and 
trying to park on-street if a space is not available to them within the development; where necessary, developer-
funded alterations would be made to the TROs to better achieve this objective. 
 
The proposed proportion of accessible spaces meets the Council’s standard in the SLP:DMP and would be 
acceptable. In addition, the proposed number of motorcycle spaces, which is based on the mode share within the 
original Transport Assessment, is considered acceptable; a condition is recommended requiring approval of 
specification of suitable anchor points within these spaces to ensure appropriate security. 
 
At outline stage, the applicant submitted that the target level of provision for cycle parking was 40% (vs. the UDP 
minimum requirement at the time of 20%). Cycle parking would be provided in a single location, at Basement 
Level 1, and would be accessed via a segregated ramp running adjacent to the car access ramp. Following receipt 
of further information detailing the proposed layout of the cycle store (including provision of two-tier racking 
systems), the extent of the provision is considered acceptable (noting that this would accord with the level of 
provision suggested at outline stage). An overview of the storage racking specification has been provided in order 
to demonstrate that the proposed capacity is feasible, however, condition 23 of the hybrid permission provides a 
mechanism for further detail to be submitted for approval, including provision of facilities for charging electric 
cycles. 
 
Short-stay cycle parking is to be incorporated into the public realm for visitors of the commercial units across the 
Masterplan area; this provision is secured through existing conditions on the hybrid permission, however, the 
landscape plans submitted with this application show an intention to provide 18 cycle stands in the public realm 
around Plot FG, focussed adjacent to Collier Square and at the corner of Queen Street/Collier Street. 
 
The submission proposes that Electric Vehicle charging facilities would be provided for 10% of spaces across the 
car park (equating to 17 charge points). Part S of the Building Regulations (2021) requires that the developer 
provide cable routes for electric vehicle charge points to all parking spaces within the car park, but not ‘active’ 
charge points. The proposed level of ‘active’ provision falls substantially below the Council’s requirement for 100% 
provision set out under SLP:DMP Policy A10. It is recognised that there are both potential viability and technical 
challenges to delivering EV charging provision for 100% of spaces within a basement car park of the size proposed 
(169 spaces). Nonetheless, it is considered that there should be an uplift in the provision in comparison to the 



  

submission level. Accordingly, a condition is recommended providing a mechanism for agreement of a revised 
scheme for provision of EV charging infrastructure. 
 
Overall, there are no objections to the development on highways grounds, subject to the provisions of pre-existing 
and recommended planning conditions, and other than in the cases set out above the proposals are considered 
to accord with Policies A1, A2, A3, A6 and A7 of the SLP:DMP, and the relevant provisions of the NPPF.  
 
Solar Glare 
 
In view of the fact that a significant proportion of the tower façade would be comprised of glazing, the application 
is accompanied by a Solar Glare Assessment. The Assessment considers the potential impact of the development 
on the operation of 18 road junctions surrounding the site. The majority of junctions would be unaffected in terms 
of solar glare with no reflections visible within 30 degrees of a drivers’ direct line of sight. At three junctions the 
development would be visible within the field of view of drivers, however reflections would occur outside 20 
degrees of a drivers’ line of sight and are therefore not considered to be of concern. The remaining five junctions 
would see occurrences of reflections within 20 degrees of a drivers’ direct line of sight to varying degrees, however 
for one or more reasons, the reflections are not considered sufficient to give rise to a significant instance of solar 
glare that may affect visibility of signals or a driver’s safe manoeuvring at a junction. 
 
Air Quality 
 
The application site lies within the Greater Manchester Air Quality Management Area (AQMA) and the hybrid 
planning application was accompanied by an Air Quality Assessment. Consideration of that AQA led the Authority 
to conclude that proportionate mitigation for the Masterplan scheme was required in accordance with a ‘damage 
costs’ calculation carried out in accordance with DEFRA guidance. A condition is attached to the hybrid permission 
(no. 17), requiring agreement of a site-wide air pollution mitigation strategy, and mitigation has therefore been 
secured.  
 
A Technical Note has been submitted with the application, which confirms that the agreed mitigation strategy 
remains suitable for the development. The Council’s Environmental Consultant has reviewed the detailed 
proposals for Plot FG and the Technical Note and raises no objection to the application on the grounds of air 
quality. No conflict is therefore identified with the provisions of SLP:DMP Policy PH1 and the relevant 
considerations of the NPPF (in particular §186). 
 
Flood Risk and Drainage 
 
The whole of the site falls within Flood Zone 1 and therefore it has a low risk of flooding from rivers and the sea. 
A Flood Risk Assessment and Drainage Assessment were submitted with the hybrid application for the Masterplan 
and were subject of appropriate assessment at that juncture. A condition was attached to the hybrid permission 
(no. 11) requiring the approval of a detailed surface water drainage strategy for the site using sustainable drainage 
methods prior to commencement of development in any phase.  
 
It is noted that consideration has been given to the provision of Sustainable Drainage Systems (SuDS) within the 
scheme and it is proposed to use integrated tree systems as a SuDS measure to collect, filter and clean runoff 
from proposed public realm areas in Phase 3, as well as reduce the volume of runoff discharging into the public 
sewerage system. The detail of these measures would be secured by way of the relevant landscaping and 
drainage conditions. A condition is recommended requiring the agreement of a management/maintenance plan 
for the surface drainage provision within the development. 
 
In light of the measures required by conditions, the development is considered to accord with Policies WA1 and 
WA5 of the SLP:DMP and the relevant considerations of the National Planning Policy Framework. 
 
Contaminated Land 
 
The application site has a history of industrial use - such features have the potential to introduce pollutants into 
the site, which may adversely impact human health, groundwater or the wider environment. Residential and 
commercial uses are both classed as sensitive end-uses in contamination risk terms. Condition 11 of the hybrid 
planning permission requires, prior to commencement of development, submission of a site investigation report 
for approval by the LPA and, in the event that unacceptable risks are identified, submission of a contaminated 
land remediation strategy. Condition 19 of the hybrid permission requires submission of a remediation verification 



  

report prior to first occupation. In light of these conditions, the development is considered to be in compliance with 
Policies WA1 and PH1 of the SLP:DMP and the relevant considerations of the National Planning Policy 
Framework. 
 
Energy and Sustainability 
 
The application is accompanied by a Sustainability and Energy Statement, which reviews the sustainable design 
features and appraises the energy strategy of the proposed scheme. This reports that the development will be 
constructed with a material and design specification that exceeds minimum Building Regulation standards, by a 
margin of 49.5% with respect to carbon dioxide emissions, and includes numerous efficiency measures designed 
to reduce heat losses and minimise energy demand. This ‘fabric led’ approach to minimising energy demand and 
associated carbon dioxide emissions through the performance of the thermal envelope is aligned with the first 
principle of the energy hierarchy, which states that reduction in energy demand should be achieved initially by 
energy efficiency. 
 
The statement goes on to explain that the proposed 100% low energy and LED lighting provision and sophisticated 
control systems for the space and water heating, including use of mechanical ventilation with heat recovery 
solutions, will also ensure that energy consumed is used efficiently, as per the second principle of the Energy 
Hierarchy. The internal water strategy will meet the regulatory standard specified to achieve a calculated daily 
consumption of 101 litres per person, per day, through the specification of efficient water fixtures. 
 
The ability to recycle domestic waste will be optimised through the provision of tri-separating refuse chutes within 
the communal area of each level of the building. This system automatically separates waste and recycled waste 
at the base of the refuse chute.  
 
Overall, the proposed development is considered to accord with the Council’s sustainability aspirations and the 
requirements of Policies CC1 and EG1 of the SLP:DMP. 
 
Aviation Safety 
 
NATS has confirmed that the development has been examined from a technical safeguarding perspective and 
that it does not conflict with their safeguarding criteria. Radar mitigation works required in association with the 
Masterplan proposals (Condition 16 of the hybrid planning permission) have been carried out. Manchester Airport 
Group has also therefore raised no objection to the proposals. It is therefore considered that there is no conflict 
with SLP:DMP Policy A12. 
 
Planning Obligations 
 
Planning obligations in respect of the entire Masterplan development were secured at the hybrid/outline 
application stage, and a S106 legal agreement was completed to secure the delivery of the public realm including 
the park (along with its long-term management), The Boulevard and Collier Square at the times identified within 
the applicant’s phasing strategy. The S106 agreement ensures that the park is accessible to the public and that 
the relevant permissive rights of way are secured along the new highways and public squares. No additional 
requirement for further mitigation or obligations has arisen as a result of the detailed scheme presented within 
this Reserved Matters application. 
 
Conclusion 
 
Overall, the proposals are considered to comply with the parameters set by the outline planning permission and 
officers are satisfied that the development would make a significant, positive contribution towards the ongoing 
regeneration of the Greengate area, in accordance with the Greengate Regeneration Strategy, the relevant 
policies within the Salford Local Plan: Development Management Policies and Designations, and the National 
Planning Policy Framework. 
 
  



  

Recommendation 
 
That Panel resolve to grant Reserved Matters consent subject to the following schedule of conditions.    
 
Schedule of Conditions 
 
1. The development hereby permitted shall be carried out in accordance the following plans: 

 

Drawing Number Drawing Title Revision 

Site Plans 

Z1-DCM-B5D8-Pl-XX-601 Greengate Proposed Hybrid Site Plan P04 

Floor Plans 

Z3FG-DCM-B5D8-Pl-B1-001 General Arrangement Level B1 Plan P03 

Z3FG-DCM-B5D8-Pl-B1-100 Basement Level 01 Floor Plan – Cycle Store P02 

Z3FG-DCM-B5D8-Pl-B2-001 General Arrangement Level B2 Plan P01 

Z3FG-DCM-B5D8-Pl-B3-001 General Arrangement Level B3 Plan P01 

Z2FG-DCM-B5D8-Pl-Grd-080 General Arrangement (Levels) P02 

Z2FG-DCM-B5D8-Pl-Grd-001 General Arrangement Ground Floor Plan P05 

Z2FG-DCM-B5D8-Pl-01-001 General Arrangement First Floor Plan P01 

Z2FG-DCM-B5D8-Pl-02-001 General Arrangement Second Floor Plan P01 

Z2FG-DCM-B5D8-Pl-03-001 General Arrangement Third Floor Plan P01 

TFG-DCM-B5D8-Pl-XX-001 
General Arrangement Typical Tower Plan 
Type 01 

P03 

TFG-DCM-B5D8-Pl-XX-002 
General Arrangement Typical Tower Plan 
Type 02 

P03 

TFG-DCM-B5D8-Pl-40-001 General Arrangement Level 40 Floor Plan P01 

TFG-DCM-B5D8-Pl-Urf-001 General Arrangement Upper Roof Plan P02 

Z1FG-DCM-B5D8-Pl-XX-050 Refuse Strategy Plan P03 

Sections 

Z1FG-DCM-B5D8-Se-XX-001 General Arrangement Section A-A P03 

Z1FG-DCM-B5D8-Se-XX-002 General Arrangement Section B-B P03 

Elevations / Context Elevations / Façade Details 

Z1FG-DCM-B5D8-El-XX-001 
General Arrangement Tower Elevation – 
North 

P03 

Z1FG-DCM-B5D8-El-XX-002 
General Arrangement Tower Elevation – 
East 

P03 

Z1FG-DCM-B5D8-El-XX-003 
General Arrangement Tower Elevation – 
South 

P04 

Z1FG-DCM-B5D8-El-XX-004 
General Arrangement Tower Elevation – 
West 

P06 



  

Z2FG-DCM-B5D8-El-XX-001 
General Arrangement Podium Elevation – 
North  

P02 

Z2FG-DCM-B5D8-El-XX-002 
General Arrangement Podium Elevation – 
East 

P02 

Z2FG-DCM-B5D8-El-XX-003 
General Arrangement Podium Elevation – 
South 

P03 

Z2FG-DCM-B5D8-El-XX-004 
General Arrangement Podium Elevation – 
West 

P02 

Z1-DCM-B5D8-El-XX-L0600 Proposed Context Elevation The Boulevard P03 

Z1-DCM-B5D8-El-XX-L0601 
Proposed Context Elevation New Boond 
Street 

P03 

Z1-DCM-B5D8-El-XX-L0602 Proposed Context Elevation Queen Street P04 

Z1-DCM-B5D8-El-XX-L0603 Proposed Context Elevation Collier Street P03 

TFG-DCM-B5D8-De-XX-201 
Typical Façade Bay Tower Façade – Bay 
Study 01 

P03 

TFG-DCM-B5D8-De-XX-202 
Typical Façade Bay Tower Façade – Bay 
Study 02 

P03 

TFG-DCM-B5D8-De-XX-203 
Typical Façade Bay Tower Façade – Bay 
Study 03 

P03 

Z2FG-DCM-B5D8-De-XX-101 
Typical Façade Bay Podium Façade – Bay 
Study 01 

P02 

Z2FG-DCM-B5D8-De-XX-102 
Typical Façade Bay Podium Façade – Bay 
Study 02 

P02 

Landscape Details 

Z1FG-TPM-G710-PL-XX-4109 101 Landscape Layout X9 

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

2. No above ground works shall take place until such time as a detailed scheme for the design of the decorative 
brick motif panels on the northern and western elevations of the podium building as shown on the approved 
plans (Z2FG-DCM-B5D8-El-XX-001 rev. P02 and Z2FG-DCM-B5D8-El-XX-004 rev. P02) has been submitted 
to and approved in writing by the Local Planning Authority. The development shall be undertaken in 
accordance with the duly approved scheme. 
 
Reason: In the interests of achieving a satisfactory appearance and high design quality in accordance with 
Policies D1 and D2 of the Salford Local Plan: Development Management Policies and Designations and the 
National Planning Policy Framework.  
 

3. No above ground works shall take place until such time as a detailed scheme for the provision of full fibre 
digital infrastructure connections for the development, including ducting capable of accommodating more than 
one digital infrastructure provider, has been submitted to and approved in writing by the Local Planning 
Authority. No part of the development shall be occupied until such time as the duly approved infrastructure 
has been installed and made available for use.  
 
Reason: In the interests of ensuring provision of affordable, high-speed, high-capacity digital infrastructure for 
future occupiers of the development in accordance with Policy DG1 of the Salford Local Plan: Development 
Management Policies and Designations and the National Planning Policy Framework. 
 

4. No part of the development shall be first occupied until such time as a detailed scheme for the provision of 
pedestrian protection barriers within the basement car park levels has been submitted to and approved in 



  

writing by the Local Planning Authority. The development shall be undertaken in accordance with the duly 
approved scheme and no part of the development shall be first occupied until such time as the barriers have 
been installed; the barriers shall be retained thereafter. 
 
Reason: In the interests of reducing the potential for pedestrian/vehicle conflict in accordance with Policies 
D3, A2 and A3 of the Salford Local Plan: Development Management Policies and Designations and the 
National Planning Policy Framework. 
 

5. Notwithstanding any detail shown on the approved plans, no part of the development shall be first occupied 
until such time as a detailed scheme for the provision of electric vehicle charging infrastructure for residents 
within the basement parking levels has been submitted to and approved in writing by the Local Planning 
Authority. No part of the development shall be first occupied until such time as the duly approved scheme has 
been implemented; the charging infrastructure shall be retained as a minimum level of service provision 
thereafter. 
 
Reason: In the interests of facilitating reduction in emissions arising from private transport in accordance with 
Policies A10 and CC1 of the Salford Local Plan: Development Management Policies and Designations. 
 

6. No part of the development shall be first occupied until such time as a detailed scheme for the specification 
and provision of motorcycle anchor points, to be provided to the motorcycle parking bays shown on the 
approved plans (Z3FG-DCM-B5D8-Pl-B1-001 rev. P03; Z3FG-DCM-B5D8-Pl-B2-001 rev. P01; and Z3FG-
DCM-B5D8-Pl-B3-001 rev. P01), has been submitted to and approved in writing by the Local Planning 
Authority. No part of the development shall be first occupied until such time as the duly approved scheme has 
been implemented; the anchor points shall be retained as installed thereafter. 
 
Reason: In the interests of providing secure motorcycle parking and reducing opportunities for crime in 
accordance with Policies A7 and D6 of the Salford Local Plan: Development Management Policies and 
Designations and the National Planning Policy Framework. 
 

7. No part of the development shall be first occupied until such time as a sustainable drainage management and 
maintenance plan for the lifetime of the development has been submitted to and approved in writing by the 
Local Planning Authority. The development shall thereafter be maintained and managed in accordance with 
the duly approved scheme. 
 
Reason: In the interests of ensuring that appropriate management arrangements are in place for the 
sustainable drainage system in order to manage the risk of flooding and pollution in accordance with Policies 
WA1, WA4 and WA5 of the Salford Local Plan: Development Management Policies and Designations, the 
National Planning Policy Framework, and the Non-Statutory Technical Standards for Sustainable Drainage 
Systems (March 2015). 
 

8. The vehicle and cycle parking, servicing and other vehicular access arrangements shown on the approved 
plans shall be made available for use prior to the first use/occupation of this phase and shall be retained 
thereafter for their intended purpose. 
 
Reason: In the interests of highway safety and the free flow of traffic and in accordance with Policies A1, A3, 
A6 and A7 of the Salford Local Plan: Development Management Policies and Designations and the National 
Planning Policy Framework.   
 

9. The development shall be managed and maintained in accordance with the ‘Residential Management 
Strategy – Greengate Plot FG’ by Zenith Property Management dated 16 November 2022. 
 
Reason: In the interests of ensuring that future residents of the development are provided with a satisfactory 
level of amenity, in accordance with Policy D5 of the Salford Local Plan: Development Management Policies 
and Designations and the National Planning Policy Framework. 
 

Notes to Applicant 
 
1. Manchester Airport advises that attention is drawn to: 

• The new procedures for crane and tall equipment notifications: 



  

https://www.caa.co.uk/Commercial-industry/Airspace/Event-and-obstacle-notification/Crane-
notification/  

• The need to provide aviation obstacle lighting on the building: 
https://www.caa.co.uk/commercial-industry/airspace/event-and-obstacle-notification/lighting-and-
marking-of-obstacles/  

 
2. United Utilities – Drainage 

If the applicant intends to offer wastewater assets forward for adoption by United Utilities, their proposed 
detailed design will be subject to a technical appraisal by our Developer Services team and must meet the 
requirements outlined in ‘Sewerage Sector Guidance Appendix C – Design and Construction Guidance v2-2’ 
dated 29 June 2022 or any subsequent iteration. This is important as drainage design can be a key 
determining factor of site levels and layout.  
 
The applicant should not presume that the principles outlined within a drainage strategy will meet the detailed 
requirements for a successful adoption application. We strongly recommend that no construction commences 
until the detailed drainage design, has been assessed and accepted in writing by United Utilities. Any works 
carried out prior to the technical assessment being approved is done entirely at the developers own risk and 
could be subject to change. 
 

3. United Utilities – Water and Wastewater Services 
If the applicant intends to receive water and/or wastewater services from United Utilities, they should visit our 
website or contact the Developer Services team for advice. This includes seeking confirmation of the required 
metering arrangements for the proposed development.  
 
If the proposed development site benefits from existing water and wastewater connections, the applicant 
should not assume that the arrangements will be suitable for the new proposal.  
 
In some circumstances we may require a compulsory meter is fitted. For detailed guidance on whether the 
development will require a compulsory meter please visit https://www.unitedutilities.com/my-account/your-
bill/our-household-charges-20212022/ and go to section 7.7 for compulsory metering. 
 
If reinforcement of the water network is required to meet potential demand, this could be a significant project 
and the design and construction period should be accounted for.  
 
To avoid any unnecessary costs and delays being incurred by the applicant or any subsequent developer, we 
strongly recommend the applicant seeks advice regarding water and wastewater services, and metering 
arrangements, at the earliest opportunity. Please see ‘Contacts’ section below. 

 
4. United Utilities – Property, Assets and Infrastructure 

 
Water pipelines  
United Utilities will not allow building over or in close proximity to a water main. A water main crosses the site 
and the proposed plans show the main to be built over. It must not be built over, or our access to the pipeline 
compromised in any way. A diversion therefore must be agreed as soon as possible. The Water Industry Act 
1991 affords United Utilities specific rights in relation to maintenance, repair, access and protection of our 
water infrastructure. We require an access strip as detailed in our ‘Standard Conditions for Works Adjacent 
to Pipelines’, a copy of which accompanies this letter. The applicant must comply with this document to ensure 
pipelines are adequately protected both during and after the construction period. It also includes advice 
regarding landscaping in the vicinity of pipelines.  
 
Wastewater pipelines  
United Utilities will not allow a new building to be erected over or in close proximity to a public sewer or any 
other wastewater pipeline. This will only be reviewed in exceptional circumstances. Nb. Proposals to extend 
domestic properties either above, or in close proximity to a public sewer will be reviewed on a case by case 
basis by either by a building control professional or following a direct application to United Utilities (see our 
website for further details).  
 
There is an abandoned sewer asset within the site and the applicant must contact us as soon as possible to 
understand their obligation as development comes forward. 
 

https://www.caa.co.uk/Commercial-industry/Airspace/Event-and-obstacle-notification/Crane-notification/
https://www.caa.co.uk/Commercial-industry/Airspace/Event-and-obstacle-notification/Crane-notification/
https://www.caa.co.uk/commercial-industry/airspace/event-and-obstacle-notification/lighting-and-marking-of-obstacles/
https://www.caa.co.uk/commercial-industry/airspace/event-and-obstacle-notification/lighting-and-marking-of-obstacles/
https://www.unitedutilities.com/my-account/your-bill/our-household-charges-20212022/
https://www.unitedutilities.com/my-account/your-bill/our-household-charges-20212022/


  

Advice relating to both water and wastewater infrastructure 
It is the applicant's responsibility to demonstrate the exact relationship between United Utilities' assets and 
the proposed development. Developer’s should investigate the existence and the precise location of water 
and wastewater pipelines as soon as possible as this could significantly impact the preferred site layout and/or 
diversion of the asset(s) may be required. Where United Utilities’ assets cross the proposed red line boundary, 
developers must contact our Developer Services team prior to commencing any works on site, including trial 
holes, groundworks or demolition.  
 
Unless there is specific provision within the title of the property or an associated easement, any necessary 
disconnection or diversion of assets to accommodate development, will be at the applicant/developer's 
expense. In some circumstances, usually related to the size and nature of the assets impacted by proposals, 
developers may discover the cost of diversion is prohibitive in the context of their development scheme.  
 
Any agreement to divert our underground assets will be subject to a diversion application, made directly to 
United Utilities. This is a separate matter to the determination of a planning application. We will not guarantee, 
or infer acceptance of a proposed diversion through the planning process (where diversion is indicated on 
submitted plans). In the event that a diversion application is submitted to United Utilities and subsequently 
rejected (either before or after the determination of a planning application), applicants should be aware that 
they may need to amend their proposed layout to accommodate United Utilities’ assets.  
 
Where United Utilities’ assets exist, the level of cover to United Utilities pipelines and apparatus must not be 
compromised either during or after construction and there should be no additional load bearing capacity on 
pipelines without prior agreement from United Utilities. This would include earth movement and the transport 
and position of construction equipment and vehicles.  
 
Any construction activities in the vicinity of United Utilities’ assets, including any assets or infrastructure that 
may be located outside the applicant’s red line boundary, must comply with national building and construction 
standards and where applicable, our ‘Standard Conditions for Works Adjacent to Pipelines’. The applicant, 
and/or any subsequent developer should note that our ‘Standard Conditions’ guidance applies to any design 
and construction activities in close proximity to water pipelines and apparatus that are no longer in service, 
as well as pipelines and apparatus that are currently operational. A copy of this document is available on our 
website. The applicant or developer should contact our Developer Services team for advice if their proposal 
is in the vicinity of water or wastewater pipelines and apparatus. It is their responsibility to ensure that United 
Utilities’ required access is provided within their layout and that our infrastructure is appropriately protected. 
The developer would be liable for the cost of any damage to United Utilities’ assets resulting from their activity. 
Please see ‘Contacts’ section below. 

 
5. United Utilities – Contacts 

 
Website  
For detailed guidance on water and wastewater services, including application forms and the opportunity to 
talk to the Developer Services team using the ‘Live Chat’ function, please visit: 
http://www.unitedutilities.com/builders-developers.aspx  
 
Email  
For advice on water and wastewater services or to discuss proposals near to pipelines, email the Developer 
Services team as follows: Water mains and water supply, including metering - 
DeveloperServicesWater@uuplc.co.uk 
Public sewers and drainage - WastewaterDeveloperServices@uuplc.co.uk 
Telephone - 0345 072 6067  
 
Property Searches (for asset maps):  
A number of providers offer a paid for mapping service including United Utilities. For more information, or to 
purchase a sewer and water plan from United Utilities, please visit https://www.unitedutilities.com/property-
searches/  
 
Water and sewer records can be viewed for free at our Warrington Head Office by calling 0370 751 0101. 
Appointments must be made in advance. Public sewer records can be viewed at local authority offices. 
Arrangements should be made directly with the local authority.  
 

http://www.unitedutilities.com/builders-developers.aspx
mailto:DeveloperServicesWater@uuplc.co.uk
mailto:WastewaterDeveloperServices@uuplc.co.uk
https://www.unitedutilities.com/property-searches/
https://www.unitedutilities.com/property-searches/


  

The position of the underground apparatus shown on asset maps is approximate only and is given in 
accordance with the best information currently available. United Utilities Water will not accept liability for any 
loss or damage caused by the actual position being different from those shown on the map. 
 

 

 
 


