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Application details: Application number: 143164/FO/2025 Proposal: RECONSULTATION 
UNDER REGULATION 25 OF THE EIA REGULATIONS - Creation of a 
mixed use development comprising three separate components: an 
office building of up to 18 storeys (Use Class E (g)) with ground floor 
commercial, leisure, food and drink uses (All Use Class E (g)) and/ or 
drinking establishment (Sui Generis) with rooftop plant and roof top 
amenity; a residential building up to 37 storeys (Use Class C3a) with 
roof top plant level, basement car and cycle parking; and a residential 
building up to 49 storeys (Use Class C3) with ground floor commercial, 
leisure, food and drink uses (Use Class E) and/ or drinking 
establishment (Sui Generis), roof top plant level and basement cycle 
parking, together with landscaping and public realm, drainage, sub-
station, servicing and access arrangements, car parking, highway 
alterations and other associated works following demolition of the 
existing building complex.  
Location: Albert Bridge House, Bridge Street, Manchester, M3 5AH 

 

LLFA Comments 30/09/2025 

The following Information has been considered: 

Planning Portal uploads: 10/06/2025 – 25/09/2025 
 

Further submission emails: - 
 

Pre-Application Advice: - 

 

 

Any LLFA Comments to LPA 

 
The Environment Agency have confirmed (22 September 2025, reference SO/2025/125094/02-
L010) that they have no further comments to add to their previous response dated 24 July 2025 
(reference SO/2025/125094/01), which recommended a Flood Risk condition. 
 
As per the EA’s comments, the LPA is advised to consult Peel Ports on this application, given the 
close proximity of the site to the non-Main River stretch of the River Irwell. 
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Condition 1: Prior to the commencement of the development hereby approved, a surface water 
drainage scheme in accordance with Non-Statutory Technical Standards for Sustainable Drainage 
Systems (March 2015) or any subsequent replacement national standards, shall be submitted for 
approval in writing by the City Council, as Local Planning Authority. This shall include: 

• Progression through the drainage hierarchy must be evidence based and supported by site 
investigation including assessments of ground conditions and infiltration testing in accordance 
with BRE365. Proposals of attenuation should achieve half drain time within 24 hours.  

• Where surface water is connected to the River Irwell (non-main river section), any works 
within or adjacent to the river that would affect it would require consent from Peel Ports/ 
Manchester Ship Canal Company Limited. An email of acceptance of proposed flows and/or 
new connection will suffice.  

• Where surface water is connected to the ordinary watercourse, agreement in principle from 
Manchester City Council as Lead Local Flood Authority is required. Please note that all new 
connections to the watercourses shall comply with reduction of flows to Greenfield runoff 
rates. An email of acceptance of proposed flows and/or new connection will suffice.  

• Where surface water is connected to the public sewer, agreement in principle from United 
Utilities is required that there is adequate spare capacity in the existing system taking future 
development requirements into account. An email of acceptance of proposed flows and/or 
new connection will suffice. 

• Maximised integration of green SuDS components (utilising infiltration or attenuation) if 
practicable. 

• Details of surface water attenuation to align with the Manchester, Trafford and Salford 
Strategic Flood Risk Assessment. For brownfield sites a minimum of 50% betterment is 
required for reduction in runoff rate compared to the existing rates with the aim of reducing 
to the Greenfield runoff rates.  

• Development must be limited to greenfield runoff on Greenfield sites up to a 1 in 100-year 
event, including climate change allowance.  

• A finalised drainage layout showing all components, outfalls, levels and connectivity.  

• An existing and proposed impermeable areas drawing to accompany all discharge rate 
calculations.  

• Hydraulic calculations of the proposed drainage system, including all design parameters. 
Calculations must Include Critical Storm Events for the 1 in 2, 1 in 30 and 1 in 100 + 45% 
Climate Change. Results must demonstrate no surcharge for the 1 in 2, no flooding in the 1 in 
30 and no flooding of buildings for the 1 in 100 + 45% Climate Change.  

• A blockage risk assessment must be undertaken as part of the drainage strategy to support 
proposed flows less than 5 l/s.  

• Where a public sewer diversion is proposed, agreement in principle from relevant water 
company is required. An email of acceptance will suffice.  

• An assessment of surface water pollution risk in-line with CIRIA C753 and, where required, 
evidence of pollution control measures (preferably through SuDS) to treat surface water prior 
to discharge.  

• A plan indicating surface water overland flow routes for extreme events to ensure flows are 
diverted away from existing and proposed buildings (including basements).  

• Construction details of flow control and SuDS elements.  
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• A feasibility assessment and engineering details of the proposed Blue Roofs. 

• A structural assessment to confirm that the bank of the adjacent stretch of River Irwell (non-
Main River) is capable of supporting proposed loads without compromising its stability or 
increasing flood risk. 

• A plan indicating easements. SuDS features (including attenuation tanks) should be 
appropriately positioned, including a 2.5m easement from the existing highway and a 5m 
easement from any dwellings, guaranteeing accessibility for future maintenance and 
contingency for asset failure. This practice is in accordance with SuDS Manual (C753).  

The development shall be constructed and completed in accordance with the approved details prior 
to the first occupation/use of the development.   

Reason:  To promote sustainable development, secure proper drainage and to manage the risk of 

flooding and pollution. This condition is imposed in light of national policies within the NPPF and NPPG 

and local policies EN08 and EN14. 

 
Condition 2: Prior to the first occupation/use of the development hereby approved  details of the 
implementation, maintenance and management of the surface water drainage scheme, as approved 
by Condition X, shall be submitted for approval in writing by the City Council, as Local Planning 
Authority. Those details shall include: 

• Verification report providing photographic evidence of constructed flow control and SuDS 
components as per design drawings approved as part of Condition X. 

• Provide As Built construction drawings OR confirm that they align with the original design 
construction drawings. 

• Management and maintenance plan for the lifetime of the development which shall include 
the arrangements for adoption by any public body or statutory undertaker, or any other 
arrangements to secure the operation of the sustainable drainage scheme throughout its 
lifetime.  

The scheme shall be implemented and thereafter managed and maintained in accordance with the 

approved details. 

Reason: To manage flooding and pollution and to ensure that a managing body is in place for the 

sustainable drainage system and there is funding and maintenance mechanism for the lifetime of the 

development. 

Informative: 

Tank flotation: 

If groundwater is encountered during the attenuation tank installation, appropriate design measures 

should be considered for flotation forces. Any change within the surface water drainage strategy will 

be subject to further scrutiny. As per Environment Agency recommendations, due to critical 

infrastructure at basement level, comprehensive tanking measures should be implemented and 

designed to provide full waterproofing protection against both fluvial and groundwater ingress, up to 

and including the extreme flood level. 

The developer should also note, any temporary works for dewatering operations (if required) should 

be in place with the relevant Risk Management Authority (RMA) before proceeding. 


