
APPLICATION No: 19/74411/HYBEIA
APPLICANT: FREP3 (Salford) Ltd.
LOCATION: Land at Waterfront Quay, The Quays, Salford
PROPOSAL: Hybrid planning application for demolition of existing buildings and 

road bridge on the site and comprehensive redevelopment comprising 
of: 
(a) Full planning permission for 489 dwellings; 2,296sq m of A1, A2, A3, 
A4, A5, B1, D1 and D2 uses; a hotel (use class C1); multi-storey car 
park with play park, climbing wall and bouldering area, harbour lido, 
public realm and landscaping, floating gardens, realigned access road 
and internal cycle and pedestrian links, two new bridges; and other 
associated works; and, 
(b) Outline planning permission with all matters reserved except for 
access, for up to 1004 dwellings, 920 sqm of A1, A2, A3, A4, A5, B1, D1 
and D2 uses, a hotel (use class C1), public realm and landscaping, and 
other associated works (EIA development, accompanied by 
Environmental Statement).

WARD: Ordsall

DESCRIPTION OF SITE AND SURROUNDING AREA

This application relates to a 3.4ha peninsula of land within Salford Quays known as Pier 7 or, more 
recently, Waterfront Quay. Historically Pier 7 formed part of the Manchester Docks however, following 
their closure in the 1970’s the land was cleared and incorporated into one of the first phases of 
redevelopment in the 1980’s. This took the form of five office buildings, each with its own car park. 
Following a programme of demolition works in 2017 only two of the office blocks remain, with the rest 
of the site given over to temporary surface car parking. 

Waterfront Quay is surrounded by water on all sides, except for its eastern end. To the south, three 
basins of water (named St. Peter, St. Louis and St. Francis) separate the site from Merchants Quay, 
although the two piers are connected by a road at their western end. Merchants Quay is occupied by 
two-four storey housing which, like the offices, was constructed in the 1980’s. To the west is the 
Manchester Ship Canal and beyond that a series of buildings that fall within the jurisdiction of Trafford 



Council. These include warehouses, offices and the Imperial War Museum North. To the north-west, 
across Central Bay, is Sovereign Point, an 18-storey apartment block that forms part of the adjacent 
Lowry Outlet Mall complex. Ontario Basin bounds the northern edge of Waterfront Quay. On the 
opposite dock edge is the Helly Hansen Water Sports Centre, a Premier Inn Hotel, and an area of 
surface car parking. Additional low-rise housing is situated north of that in the form of Vancouver 
Quay and St. Lawrence Quay. To the east is Salford Quays Metrolink station, beyond which is Capital 
Quay, a development of three single storey restaurant units and a public house. It is here that the 
Quays connect into Trafford Road (A5063), an important arterial route through this part of the City that 
connects the White City Gyratory in Trafford with Regents Road and the M602 in the north.

The office buildings that remain on the site (Laser House and Magnetic House) are two and three 
storeys in height and located towards its western end. Expansive areas of temporary commuter car 
parking occupy the eastern portion of the pier. A centrally positioned highway serves the length of 
Waterfront Quay, connecting ‘The Quays’ road with Merchants Quay. About a third of the way into the 
site it crosses Chandlers Canal via an elevated road bridge. Pedestrian footbridges provide linkages 
to the Helly Hansen Watersports Centre and across to Merchants Quay. The Holiday Inn Express 
hotel and its car park are also located on Waterfront Quay, but do not form part of the application site. 

The ground levels across the site are relatively even, with the exceptions being the elevated road 
bridge and certain places where dockside walkways are provided at a lower level to the rest of the 
pier. Existing tree planting typically follows the dock edges or boundaries to the vacant office plots. 

In March 2017 Outline planning permission was granted to redevelop the Waterfront Quay site for 
residential purposes under application 16/67568/OUT. The consent permitted between 600 and 800 
apartments, supported by up to 350 car parking spaces and 800-900sqm of ground-floor commercial 
floor-space. Indicative drawings submitted with the application showed a series of blocks arranged 
either side of the retained central access road. 

Since the 1980s, The Quays has gradually been transformed from derelict docklands into a vibrant 
mixed-use area with well-established tourism, employment, retail and residential functions, taking 
advantage of the high-quality environment and waterside setting. Although the Quays has seen very 
significant levels of investment in recent years, there is still enormous development potential within 
the area across all of its functions.

DESCRIPTION OF PROPOSAL

This hybrid planning application seeks consent for the comprehensive clearance and redevelopment 
of the site to create a Masterplan development that would deliver 13 new buildings, supported by 
extensive public realm. Overall, the proposals amount to 1,493 dwellings; two hotels (475 beds); 
3,216sqm of commercial floor-space and car parking for 611 vehicles. 

The applicant has named the development ‘Cotton Quay’, in recognition of the historic role the site, 
and wider Manchester Docks, played as a major distributor of cotton across the globe, particularly in 
the late 19th century.

The majority of the existing site would be comprehensively cleared to facilitate the new development. 
This would include demolition of the two remaining office buildings and the removal of the centralised 
access road and bridge. However, much of the hard-surfacing and boundary treatment around the 
perimeter of the site, termed the ‘heritage frame’ by the applicant, would be retained wherever 
possible. 

In order to unlock the full potential of the site, the applicant has proposed to realign the main access 
road to the northern edge of the pier (‘Quayside Street’). This enables the creation of more efficiently 



proportioned development plots. A pedestrian-focussed ‘Quayside Promenade’ would follow the 
southern site boundary to take advantage of the waterside location and maximise direct sunlight.    

The vehicular Quayside Street would divert southwards at the point it meets the existing Holiday Inn 
site, whereby it would converge with the proposed Promenade and continue westwards to link with 
Merchants Quay. Presently vehicles are able to move freely between Waterfront Quay and Merchants 
Quay, however this connection would be re-landscaped and amended to incorporate a modal filter, in 
the form of retractable bollards, thereby restricting access to emergency vehicles only. Pedestrians 
and cycle movements would remain unaltered.   

A series of development plots would be introduced along the length of the pier, as can be seen from 
Figure 1 below. Cotton Quay would comprise of four character areas, each named after a different 
grade of cotton. Moving through the site from east to west these are as follows:
 Uplands
 Acala
 Barbadense
 Pima

Figure 1: Cotton Quay character areas

As this is a hybrid application, there are elements of the development for which Full planning 
permission is being sought and aspects of the scheme that will remain in Outline form. These are 
described in more detail within the following sections:

Full (Detailed)

The ‘Full’ element of the proposed development comprises of the road realignment and 489 dwellings; 
2,296sq m of commercial floor-space (Use-Classes A1, A2, A3, A4, A5, B1, D1 and D2); a hotel (228 
beds); multi-storey car park with play park, climbing wall and bouldering area, harbour lido, public 
realm, landscaping and floating gardens.



The ‘Upland Quarter’ forms the arrival into the site, at its eastern end. This would be marked by a new 
public square adjacent to the Metrolink stop and at the start of the Quayside Promenade. Level 
access onto the space would be provided directly from the Eccles/Media City bound platform. 

The ‘Upland Hotel’ (U2) forms the entrance into Cotton Quay. This ‘L’-shaped building would range 
from 8-19 storeys in height and would provide 228 bed-spaces. The building’s facade design 
resembles woven fabric and its roof incorporates a distinctive lantern feature.  

Building U3 has been aligned to address the Quayside Promenade. A series of commercial units are 
proposed at ground-floor, with space for spill-out seating provided within a colonnade. The floors 
above would accommodate 52 apartments. This six-storey brick building has been designed to reflect 
a Victorian dockside wharf.  

Building U1 comprises of entirely residential accommodation. Positioned at the north-western corner 
of the Uplands Quarter, this 9-16 storey brick building would create 137 dwellings, four of which would 
be townhouses benefiting from their own front-doors at street-level. 

The three Uplands buildings would be held together by a central podium, the majority of which would 
provide communal amenity space for the residents of blocks U1 and U3. A separate portion of the 
podium would be accessible to guests of the hotel. Split level car parking would be provided beneath 
the podium. Accessed from Quayside Street, it would provide parking for 94 cars, split between the 
hotel and residential uses.  

The Acala Quarter is located on the opposite side of Chandlers Canal from the Uplands blocks. Only 
building ‘A3’ has been proposed in ‘Full’. This comprises a building with a ‘C’-shape footprint that 
wraps around a central area of amenity-space, again positioned on top of a podium. The six-eight 
storey southern arm of the building would continue the wharf typology set by block U3, whilst the 
northern arm would extend up to 24-storeys in height. Block A3 would accommodate 105sqm (GIA) of 
commercial floor-space at ground-level and 302 apartments on the floors above. A total of 49 parking 
spaces would be provided within its internal car park. 

Full permission has been sought for two further buildings within Cotton Quay, both located within the 
Barbadense Quarter. Block B1 has been termed the ‘Barbadense Play-Park’ by the applicant. The 
majority of its floor-space would be occupied by a 414-space multi-storey car park, however its roof 
would accommodate a 1,700sqm play-ground and café, accessible to the public via an external 
staircase or internal lifts. Leisure uses would be incorporated elsewhere in the building too. A 
bouldering centre has been proposed at ground-floor level, facing out onto the southern promenade, 
whilst the building’s western elevation would incorporate a 26m high climbing wall. The remaining 
elevations of the block B1 would be clad in a variety of perforated metal panels and climbing plants.  

The Barbadense Baths (Block B4) have been proposed directly to the south of the Playpark, within St. 
Francis Basin as an extension of the leisure offer within Cotton Quay. This would be a managed 
outdoor swimming facility that includes an open 50m pool; dedicated children’s pool (heated and 
chlorinated); changing rooms; lockers and a deck for spectating. 

The vast majority of the public realm within Cotton Quay has been proposed in full, with the exception 
of the western portion around the Pima buildings. The spaces delivered would include the 
development’s ‘arrival square’; a 1,100sqm pocket park garden (labelled as a future proof garden); a 
‘water garden’ along Chandlers Canal; and a linear ecology park comprising of floating reed beds 
within the St. Peters and St. Louis basins.



Figure 2: Aspects proposed in Full and in Outline

Outline

Outline planning permission, with all matters reserved (layout, scale, appearance and landscaping) 
except for access, is sought for the remaining buildings within the Masterplan scheme. The 
accommodation proposed totals 1,004 dwellings; 920sqm of commercial floor-space (Use Classes A1 
– A5, B1, D1 and D2); and a hotel (247 beds). 

Whilst the final distribution of this accommodation within each of the outline buildings remains to be 
determined at reserved matters stage, an indicative summary is provided below using the applicant’s 
Design and Access Statement.

Table 1: Buildings proposed in Outline
Quarter Block No. Main use No. of units Commercial 

floor-space 
(sqm)

Maximum 
height 
(storeys)

A1 residential 173 30Acala
A2 residential 116

165
12

B2 residential 117 80 15Barbadense
B3 residential 30 Yes, ground-

floor
7

P1 residential 237 Yes, ground-
floor

37

P2 residential 331 Yes, ground-
floor

48

Pima

P3 hotel 247 rooms Yes, lower 
floors

25

The indicative public realm proposals for those areas that remain in outline include the ‘Pima Pier’ 
along the western waterfront and the ‘Pima Gardens’ between buildings P1 and P2. The podium 
associated with Block A3 would be extended to create undercroft car parking for A1 and A2. 

The Outline phases of the proposals would be controlled through the following mechanisms:



i. Development Quantums – Development will be required to come forwards within the maximum 
quantums prescribed for the proposed land uses – listed at the start of this chapter. 

ii. Parameter Plans – The planning application includes nine Parameter Plans, each of which 
contains a series of fixed parameters that future Reserved Matters applications will have to adhere 
to. 

iii. The Design Code – This is intended to provide guidance for use during the detailed design of 
future Reserved Matters applications. It will provide a framework for the developer to work within 
but, importantly, it also addresses the whole site in a comprehensive manner.

Phasing
The Cotton Quay development would be built across three phases.
 Phase 01A: Infrastructure works required for realigning the road and underground services;
 Phase 01B: Construction of all buildings within the Uplands Quarter and block A3 within the Acala 

Quarter;
 Phase 02: The remainder of the Acala Quarter would be built out, along with the Barbadense 

Baths (B4) and Play-Park (B1). The first of the Pima residential buildings (P1) and the Pima hotel 
would be constructed also.

 Phase 03: This final phase of development would include the tallest building (P2) and the 
remaining Barbadense blocks (B2, B3).

PUBLICITY

Site Notice: Non HH Article 15    Date Displayed: 02 December 2019
Reason: Environmental Impact Assessment submitted

Site Notice: Non HH setting of listed building    Date Displayed: 02 December 2019
Reason: Affecting setting of Listed Building

Press Advert: Manchester Weekly News Salford Edition     Date Published: 28 November 2019
Reason:  Article 15 Standard Press Notice

 Affecting setting of Listed Building
 Environmental Impact Assessment submitted

RELEVANT SITE HISTORY

Land at Waterfront Quay
18/72246/FUL – Temporary use of the site for surface car parking (one year) – Approved with 
Conditions, March 2019

17/69389/FUL – Temporary car parking use of plots of three former buildings – Approved with 
Conditions, April 2017

17/69341/DEMCON - Prior notification for the demolition of Capital House, Enterprise House and 
Telegraph House – Approved, February 2017

16/67568/OUT - Outline application with all matters reserved for a mixed use development comprising 
up to 63,000sq/m (GIA) floorspace to include residential (600-800 apartments use class C3), and 
ground floor retail, restaurant and local service uses (800 - 900sq/m total from use classes A1, A2, 
A3, A4, A5, D1 and D2), up to 350 basement parking spaces together with access and landscaping – 
Approved with Conditions, March 2017

CONSULTATIONS

Design for Security (Greater Manchester Police) - No objections  



Environment Agency – No objections. Standard planning conditions relating to piling works and the 
discovery of previously unidentified contamination have been requested. 

Environmental Officer (Air Quality; Noise and Land Contamination)
Air Quality – No objections. The most suitable approach to ensuring proportionate mitigation is 
provided throughout the development (including the outline phase) is to undertake a “damage costs” 
calculation in accordance with DEFRA guidance. This outlines that offsetting emissions might be used 
as mitigation measures for a proposed development. A condition has been recommended to secure a 
mitigation strategy based on DEFRA guidance. 
Noise - No objections. Conditions designed to secure the following have been recommended:
 Submission and subsequent implementation of a detailed noise mitigation scheme for the building 

envelope and internal features;
 Submission of information to demonstrate that external plant and equipment will not exceed the 

typical background noise level by -5 dB;
 Submission of operating hours for the proposed commercial uses;
 Submission of extract ventilation scheme (with acoustic treatment) to control the emission of 

fumes and smell from any A3, A4 or A5 uses;
 Submission of a Noise Management Plan in relation to the Barbadense Baths; and
 Submission of a Construction Environment Management Plan
Land Contamination – No objections. Condition recommended to secure the submission of a site 
investigation report (and remediation strategy, if necessary).

Flood Risk and Drainage No objections. Conditions relating to finished floor-levels and 
implementation of flood resilience measures requested. Development should proceed in accordance 
with the submitted Drainage Strategy.

Greater Manchester Archaeological Advisory Service (GMAAS) - No objections  

Greater Manchester Ecological Unit (GMEU) No objections. The site has been found to have 
limited ecological value, aside from its proximity to the Salford Quays Site of Biological Importance 
(SBI). The proposals will not have an impact on the SBI, provided standard measures to prevent 
water pollution are used during construction. 

Highways (including comments from TfGM and Metrolink) – No objections. See Access, 
Highways and Parking section of this report for assessment and recommended conditions. 

Historic England - No objections.  

Manchester Airport – It is suggested that the developer liaises with NATS to agree a mitigation 
scheme in relation to possible false tracks on M10 Radar – this requirement should be stipulated in a 
condition, should permission be granted. 

Manchester Ship Canal Company – No comments received to date.

National Air Traffic Services (NATS) – No objections subject to the implementation of a Radar 
Building Mitigation scheme. 

Natural England – No objections. The proposed development will not have significant adverse 
impacts on statutorily protected nature conservation sites or landscapes.

Trafford Council - The LHA would seek alterations to the Transport Assessment with respect to 
consideration of Trafford developments; modelling of the White City Gyratory and consideration of 



contributions towards its intended improvements. This matter is considered further within the ‘Access, 
Highways and Parking’ section of this report.

United Utilities – No objections. Standard conditions recommended

NEIGHBOUR REPRESENTATIONS

More than 800 dwellings and business within the vicinity of the application site have been notified of 
the proposed development. 

Objections

A total of 43 objection letters have been received from 40 individual address points in response to the 
Cotton Quay scheme. 11 of these addresses are located within Merchants Quay and a further 10 are 
within Sovereign Point. 

In addition, a letter has been received on behalf of the Sovereign Point Residents’ Association. This 
has been signed by 54 residents from 39 separate addresses at Sovereign Point. Ten of these 
residents have also submitted individual representations, as listed above. 

In a number of the representations there has been a recognition of the need to redevelop Pier 7 as 
the site has remained largely vacant or occupied by temporary uses for some time. Pier 7 is also seen 
to be an asset to the City and redevelopment could benefit the area, if it is done carefully and 
sympathetically. There is an acknowledgement that additional housing is needed in the City and the 
role this site can play in meeting that need.

The concerns raised within the representations are summarised below, along with a response from 
the applicant: 

Key: O = objection; R = applicant response

O Scale, height and design of the development – The scheme represents an 
overdevelopment of the site. Its scale, and the proposed building materials and colours, do not 
fit with adjacent residential development. Development of this scale should be focused in the 
city centre. The scheme strays from the initial vision of the 1980s and is contrary to the 
Shaping Salford Design Guidance. The design lacks any overall coordinating theme and it has 
little regard to the site’s industrial maritime history. The development resembles storage 
stacking crates which is not considered to be high quality design. Merchants Quay will look 
ugly compared to the new development. 

The Pima towers are too tall and should be reduced in height. Their scale is out of keeping with 
the Quays area and in the context of Cotton Quay itself. The towers will dominate the area and 
the Quays skyline, undermining iconic buildings such as the Lowry Theatre and Imperial War 
Museum. If provided, they should be located at the eastern end of the development, near the 
tram stop. 

If approved, the development would set a precedent for more high-rise structures within the 
Quays.

The proposed car park detracts from the aesthetics of the area. 

R The proposals will transform this central Salford Quays location into a vibrant neighbourhood. 
The development will deliver much needed new homes in a sustainable and accessible 
location utilising development ad landscape principles of the highest quality. 



The wider development has been designed to step down in height towards the south, 
responding to low-rise buildings in Merchants Quay. The taller buildings have been 
concentrated to the north side, progressively increasing in height towards the end of the quays, 
where a generous body of water surrounds the development. The intention is for the Pima 
towers to create striking and memorable landmarks. Their design has been carefully 
considered, with the industrial history of the site reflected in the industrial wharf aesthetic.

Within their written feedback, the ‘Places Matters’ Design Review Panel stated that the tower 
heights in the Pima Quarter address the scale of the spaces which they address and if 
anything they could go taller.  

Additionally, the Townscape and Visual Impact Assessment submitted with the application 
concludes that the effect on both townscape and visual receptors from Merchants Quay will be 
‘substantial beneficial’, and the effect on Sovereign Point will be ‘major beneficial’.

O Loss of amenity – the two Pima towers will cast a significant shadow and will block out the 
sun. They will reduce the amount of daylight / sunlight reaching neighbouring properties. The 
Daylight and Sunlight report only assessed the impact within the site and not the impact on 
neighbouring properties.

The development will harm views from neighbouing residential properties, including from 
Merchants Quay and Sovereign Point.

Neighbours will suffer from a loss of privacy as a result of new, facing apartments (particularly 
from the gem building – B3).
 

R The Daylight Sunlight assessment has been prepared by competent experts and considers the 
impacts of the development on a number of existing neighbouring properties outside of the 
application site. It concludes that the impact on neighbouring residents would be ‘negligible’ to 
‘moderate adverse’ and therefore not significant in overall terms. 

The distance between the taller buildings proposed and the nearest existing residential 
properties is significant, ranging from 50m+ to Merchants Quay and 120m+ to Sovereign Point. 
Whilst the distances are reduced to other blocks across the development, so are the overall 
heights and therefore there remain no significant adverse impacts on surrounding properties 
and key spaces from a loss of light and overshadowing perspective. 

O Traffic Impact - Concerns are raised in relation to the impact of the development upon the 
local highway network. The existing Quays road is a bottleneck and needs upgrading. Trafford 
Road is already congested and due to undergo a major improvement programme. The 
development will exacerbate these existing issues. 

Insufficient car parking has been provided within the development. This will lead to errant car 
parking in Merchants Quay causing obstructions and preventing residents from parking. A 
‘residents only parking’ scheme must be funded by the developer. 

Existing trams and buses within the Quays are overcrowded during peak times. Existing bus 
routes are not well connected, with poor evening and weekend services. There is insufficient 
capacity on existing public transport to accommodate the already approved development never 
mind the future residents that will occupy the development. The poor public transport will place 
higher demand on the private car leading to more demand for on and off street car parking, 
increase in pollution and traffic congestion. 



Construction traffic will create noise and dust. HGV deliveries should not be permitted during 
rush hour. Construction vehicles will damage road surfaces. 

R The capacity of the existing network was assessed at six junctions and modelled by TfGM. The 
assessment concludes that the junctions operate within theoretical capacity without the 
addition of the development traffic. The development traffic itself passing through the junctions 
is negligible and as such it is reasonable to conclude that the resultant impact would not be 
‘severe’.

The proximity of the site to sustainable modes of public transport, and the level of parking 
proposed as part of the development will further reduce impacts upon the highway network.

A programme of improvement works is planned for A5063 Trafford Road, which will further 
improve access for motorists, cyclists and pedestrians once implemented.

In terms of parking, the Illustrative Masterplan provides for a total of 611 car parking spaces. 
The site is well situated to take advantage of existing public transport infrastructure.

At the request of residents within Merchants Quay there will be no vehicular access between 
Merchants Quay and the proposed new Quayside Street, which would be controlled through 
the use of retractable bollards. Accordingly, a new turning head is proposed within Merchants 
Quay. Preventing traffic, whilst maintaining pedestrian connectivity was established early on as 
a key design driver.

A Parking Management Strategy will be submitted, setting out details of how parking will be 
controlled and managed. A contribution will be provided to allow the Local Highway Authority 
(LHA) to conduct a review of the on-street parking situation in the vicinity of the site, post 
implementation of the development, and implement a scheme of remedial measures to prevent 
overspill parking if a need is identified. This will ensure the safe and efficient operation of the 
highway network and that the residential amenity of the local area is maintained. A further 
contribution has been agreed for the funding of a Traffic Regulation Orders to introduce a 
‘residents only parking’ scheme for Merchants Quay.

The delivery of Cotton Quay will be phased over a period of ten years, and therefore any 
demand on public transport, as a result, will be gradual over this period. The benefits of the 
proposal include the reconfiguration of the Salford Quays tram stop to provide better 
connections and a more desirable and functional arrival space.

O Leisure and Recreation 
Open-Space and Public Realm
Concerns have been raised regarding the amount of public open space provided within the 
development. An overwhelming amount of hard landscape is proposed and more in the way of 
greenery, flowers and tranquillity is needed. More civic space is needed to foster opportunities 
to create communities. Future residents will cross over the bridges to Merchants Quay and use 
the communal garden spaces that are meant only for Merchants Quay residents. The existing 
pedestrian bridges linking Waterfront Quay with Merchants Quay should be removed to 
prevent this.

The development will result in the loss of existing green-space and open land. The provision of 
a turning head should not be allowed to result in the loss of existing trees and green-space 
within Merchants Quay. This facility should be provided within the application site.

Very few of the apartments have balconies.



Leisure Facilities
Concerns have been raised in relation to the presence of the Barbadense Baths and 
Barbadense Play Park. The facilities will exacerbate existing anti-social behaviour issues 
experienced within the Quays.

The lido would be an unsightly ‘white elephant’ that will not be used and will blight the Quays. It 
will generate noise and be a honeypot for anti-social behaviour. The area is currently very 
peaceful but the noise will be unbearable for houses nearby from children swimming, including 
children from surrounding areas.

The Play Park is a gimmick and will give rise to noise and anti-social behaviour. It would be 
impractical for families and it is not safe to locate it on a roof-top. The proposed apartments 
won’t have families in them, so a Play Park is not necessary. 

Cotton Quay could be an intimidating place for workers, hotel guests and residents passing a 
group of kids on the promenade or on the way to the car. 

The lido, park and climbing centre needs to be properly run to avoid anti-social behaviour.

The proposed bars and restaurants will also generate noise and disturbance, to the detriment 
of existing residents. 

R Open-Space and Public Realm
From an early stage, maximising the public realm offer on site was identified as a key site 
opportunity. In addition to the new community leisure facilities, the application proposes a 
hierarchy of public spaces; a legible arrival space and improved connections to the Metrolink 
station; a south-facing pedestrian promenade; a new ecology park and garden; feature trees 
and cotton grass themed planting; significant areas of permeable paving and SuDS; verdant 
podium gardens; new aquatic and marginal planting features; private outdoor terrace space. 

The design of the Merchants Quay turning head will ensure that as much of the existing green 
space is retained as possible. The removal of two pine trees and an existing wall will be offset 
with the planting of six new trees at the transition between the two Quays. In addition, a 
significant amount of tree planting is proposed as part of the landscape proposals for the wider 
development. Making Merchants Quay a no-through-road was incorporated into the scheme at 
the request of numerous residents following the residents consultation meeting.

Leisure Facilities
The Barbadense Baths and play-park form the primary leisure facilities on the site, making 
Cotton Quay a unique destination for play and active living, and supporting healthy lifestyles 
through the provision of sport, play and recreation facilities. The scheme will enrich the offer of 
the existing leisure facilities within the Quays.

In response to access concerns, the play-park will connect to the ground floor public realm via 
a lift/staircore and an external feature stair allowing access for all that is separate from the car 
park. Access will be controlled by barriers and the park will only be accessible from 7am until 
dusk. There will be no access outside of these opening hours from within the car park. 

The Baths will provide a managed outdoor swimming facility, with changing facilities and 
lockers. It will be staffed during all operational hours and locked when not in operation with full 
height doors and screens to prevent people from accessing the facility / reed beds. The 
adjacent Pima Hotel concierge provides passive surveillance of the site 24 hours a day and 
residents will be able to contact management services out of operating hours if required. This 
approach can be secured via an appropriate planning condition.



Whilst the concerns of residents are noted and have been given full consideration in 
developing this element of the proposal, to remove these key community facilities on the 
grounds that they will attract more visitors to The Quays would be contrary to a primary 
function of this part of the city, and would conflict with key placemaking principles. These 
facilities provide an opportunity for all members of the community, of all ages, to take part in 
sport and recreation activities.

A written response from Salford Community Leisure further demonstrates the benefits that the 
proposed leisure facilities can have within the local and wider area. The letter states: 
“As an organisation we feel that the proposed development and associated community 
engagement plans are invaluable within the Salford Quays area and therefore we fully support 
the development.”

Removing the existing bridge links between the site and Merchants Quay to reduce footfall 
between the two Quays is not considered appropriate from an urban design or permeability 
perspective. 

O Shops and services - Getting an appointment with a doctor or a dentist in the area is already 
a challenge and the proposed development, at this density, will put a further strain on these 
services. The development will also impact on local school places. There is currently limited 
scope for daily convenience shopping in the area.  The only doctor surgery, dentist and 
chemist to serve the development is on the other side of Trafford Road.

The proposed development should include a doctors; dentists; chemist; and other local 
amenities.

R The development seeks to open up opportunities for limited, modest retail and community uses 
to serve local needs. Whilst end users are not yet known, flexibility in the range of uses applied 
for is sought to provide greater opportunities for a mix of shops and services, including local 
shopping facilities, cafes and restaurants, and community uses and services to operate from 
the site. The developers will actively look to encourage a range of local shops and services to 
meet the needs of existing and future residents. 

O Housing Provision – The development proposes double the number of dwellings relative to 
the 2016 approval. Concerns have been raised in relation to a lack of family housing (with 
gardens); lack of retirement housing; and a lack of affordable/social housing. The development 
is seen as gentrification that is amplifying existing social imbalances across the City and 
doesn’t address housing need, this will lead to wider social divisions within the City. The only 
demographic being targeted are young professionals, there are no family homes and this 
results in a transient population which does not lead to long term sustainable communities. The 
proposed apartments are tiny. Many properties in the area are being let as holiday rentals. The 
proposal is contrary to Policy H1 of the UDP.

R The mix of properties proposed across the development offers opportunities for family-living. A 
total of 54% of all properties will provide two or three bedrooms. The proposed mix of units, of 
varying sizes, will provide greater choice for future residents and create a balanced 
development in accordance with local and national policy. 

The submitted Affordable Housing Statement demonstrates that the significantly greater 
benefits provided to the local and wider community through the high quality public realm and 
infrastructure improvements would offset any lack of affordable housing provision. 



O Impacts on Biodiversity – The lido will impact upon water quality, aquatic ecology, as species 
such as pike and perch use the Basin for spawning each spring. 

The Basins are a rich habitat for many species, particularly birds. Waterfowl use them for 
nesting. Wildlife will be disrupted by people within the lido screaming and using foul language.

R Neither Greater Manchester Ecology Unit, nor Natural England, have any objection to the 
scheme, as noted in their respective consultation responses. 

Concerns relating to water quality have been considered as part of the submitted biodiversity 
work. Further assessment to determine the aperture of the netting used around the lido and 
further study work to ensure any risk to the operation of the helixor is mitigated properly, are 
suggested as appropriate mitigation measures. A condition to require this work can be 
attached to any planning permission.  

O Other – Additional concerns raised by residents include:
 The development will have an adverse impact on air quality.
 The Pima towers will channel wind down to street level. 
 Money from any s106 agreement should be used to regenerate / improve Merchants Quay.
 The Baths will interfere with the ability of the Friendly Anglers Society to go fishing in St. 

Francis Basin.
 No more high-rise buildings should be allowed until fire safety issues relating to cladding 

have been fully resolved.   
 People are leaving the Quays as it no longer provides the alternative to city centre living that 

attracted them to live here. 
 Salford Quays is becoming a target for crime and antisocial behaviour which will be heighted 

by this development attracting a transient end user who are likely to be out all day, not 
interact with neighbours or invest in the area. This is coupled with the provision of leisure 
uses within the development which attract more people to the area on a 24/7 basis, without 
proper management and maintenance. 

 The need for the lido and play area given the proximity of the water sports centre.
 The potential City Council revenues from the development should not be a driver for the 

development. 
 Disruption to existing residents during the construction phase.

R LPA Commentary
 Matters relating to air quality are considered within the ‘Air Quality’ section of this report. 
 Matters relating to wind are considered within the ‘Wind Microclimate’ section of this report.
 The projects benefitting from developer-funded planning obligations are set out in the 

‘Planning Obligations’ section of this report.
 The appropriateness of certain types of cladding from a fire safety perspective is not a 

planning matter. This would be considered as part of future building regulations 
applications. 

 Matters relating to crime and antisocial behaviour are considered within the ‘Residential 
Amenity’ and ‘Crime Prevention’ sections of this report. 

 The principle of introducing a Lido and Playpark into the development are discussed within 
the ‘Principle of Development’ section of this report.

Salford Quays Community Forum

In addition to the representations set out above, the Salford Quays Community Forum (SQCF) have 
submitted a detailed letter in relation to the scheme. It is noted that 24 of the people referenced within 
the letter have also submitted their own individual representations.



To prepare their response, SCQF conducted their own informal online survey of 129 members and 
collated their views on the development. The online survey covered the following matters:
 Concerns about the impact of the development 
 Opinions about the visual attractiveness and style
 The height of the skyscraper tower
 Leisure facilities and ‘green’ spaces
 Outdoor Lido
 Rooftop playground
 Waterside Promenade
 Overall views

The formal response concludes with SQCF’s thoughts on the development, which are set out below:

We believe that there are aspects of the scheme which are disappointing and would like to see a 
bolder iteration. We ask that Planners ensure that the scheme is not watered down, resulting in an 
outcome where all that gets built are rectangular boxes, made from dull colours and with no 
design features.

We believe that the height of the two tall towers should be kept in line with that which was agreed 
in 2016, in keeping with Sovereign Point and Imperial Point, as well as the other towers currently 
under construction within influencing distance.

We believe that the introduction of a substantial increase in parking AND in public transport 
provision should be a requirement of Planning Permission being granted and that completion 
certificates for the new buildings should not be awarded until the provision is operational.

We believe that more should be done to shield Merchants Quay from the risks of noise and 
nuisance. We ask that a condition of Planning approval is that the two white bridges connecting 
Merchants Quay with Pier 7 are either removed or made so that they are accessible only to 
Merchants Quay residents. The people on Pier 7 will still have entry points to Merchants Quay 
from either end but removing the middle cross-over points will prevent Merchants Quay from 
becoming a short-cut as well as reducing the numbers of those from Pier 7 wanting to access the 
communal spaces on Merchants Quay.

The lido should not be approved and should be discarded from all future plans. If the Planning 
Department is determined to include it, then it should be sited in a part of Salford Quays where it 
has the least impact on residential developments. There are a number of places where a lido 
could be sited which would cause a lower level of distress to local residents than that currently 
being proposed.

It should be a condition of Planning that some of the Section 106 monies are spent on things at 
Salford Quays which a) are tangible, b) would not otherwise have happened and c) are done in 
consultation with local residents and businesses. SQCF would be happy to be part of such 
discussions. There should also be some readily apparent hypothecated taxation from future 
Council Tax and Business Rates income, spent only on Salford Quays.

Neutral
There have been four letters which do not express an opinion on the development and are neutral in 
their content. 

Support
There have been two letters of support for the development. One has been submitted by a local 
resident. It details the potential positives in the scheme including S106 monies, public transport and 
cycling infrastructure, independent commercial uses and the provision of affordable housing.



The second letter has been submitted on behalf of Salford Community Leisure (SCL), who are 
responsible for the provision and management of sport, leisure and cultural services in the City. The 
letter states that, as an organisation, SCL feel that the proposed development and associated 
community engagement plans are invaluable within the Salford Quays area and therefore we fully 
support the development. As a key partner we would be interested in continuing our conversations 
regarding the management of the bouldering/climbing centre and climbing wall and use of the 
playground and Harbour Baths to complement our current physical activity and open water swimming 
offer to the community. The development will not only provide increased sports and leisure provision 
to the local/surrounding communities but assist with the management of the Quays in general, 
providing diversionary opportunities for children and young people within the surroundings areas of 
social deprivation (i.e. Ordsall and Langworthy).  

PLANNING POLICY

Development Plan Policy

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

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

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

Unitary Development Plan CH2  -  Development affecting setting of Listed Buildings
This policy states that development will not be granted that would have an unacceptable impact on 
the setting of any listed building.

Unitary Development Plan CH5  -  Archaeology and Ancient Monuments
This policy states that planning permission will not be granted for development that would have an 
unacceptable impact on an ancient monument, site or feature of archaeological importance, or its 
setting. Planning conditions will be imposed to record and evaluate, excavate and preserve remains 
of local archaeological value, prior to the commencement of the development.

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

Unitary Development Plan DES2  -  Circulation and Movement
This policy states that the design and layout of new development will be required to be fully 
accessible to all people, maximise the movement of pedestrians and cyclists through and around the 
site safely, be well related to public transport and local amenities and minimise potential conflicts 
between pedestrians, cyclists and other road users.



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

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

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

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

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

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

Unitary Development Plan DEV5  -  Planning Conditions and Obligations
This policy states that development that would have an adverse impact on any interests of 
acknowledged importance, or would result in a material increase in the need or demand for 
infrastructure, services, facilities and/or maintenance, will only be granted planning permission subject 
to planning conditions or planning obligations that would ensure adequate mitigation measures are 
put in place.



Unitary Development Plan DEV6  -  Incremental Development
This policy states that planning permission for incremental development will not be granted on sites 
within or immediately adjacent to an area identified for major development that would unacceptably 
hamper or reduce the development options for that wider area.

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

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

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

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

Unitary Development Plan H4  -  Affordable Housing
This policy states that in areas that there is a demonstrable lack of affordable to meet local needs 
developers will be required by negotiation with the city council to provide an element of affordable 
housing of appropriate types.

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

Unitary Development Plan S1 - Retail and Leisure Development Within Town and Neighbourhood 
centres
The policy lists the city’s designated town and neighbourhood centres, as defined on the proposals 
map. Salford Quays is not identified as a town centre in saved Unitary Development Plan (UDP) 
Policy S1. 

Unitary Development Plan S4  -  Amusement, Restaurants, Cafe, Drinking
This policy states that proposals for hot food shop uses would not be permitted by the Council where 
the use would have an unacceptable impact on the amenities of surrounding residential occupiers by 
reason of noise, disturbance, smells, fumes, litter, vehicular traffic movements, parking or pedestrian 
traffic and the vitality and viability of a town centre and visual amenity.



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

Unitary Development Pan ST4 - Key Tourism Areas
The policy identifies Salford Quays as a key tourism area and seeks to protect and enhance its role in 
this regard.

Unitary Development Plan ST7  -  Mixed-use Development
This policy states that mixed use development schemes that minimise the need to travel will be 
focused towards specific areas including Lower Broughton.

Unitary Development Plan ST9  -  Retail, Leisure, Social Community Provision
This policy states that the provision of a comprehensive and accessible range of retail, leisure, social 
and community facilities will be secured by, protecting and enhancing the vitality and viability of 
existing town and neighbourhood centres, adopting a sequential approach to the location of new retail 
and leisure development and facilitating enhanced education, health and community provision that will 
be maintain and enhanced.

Other Material Planning Considerations

National Planning Policy

National Planning Policy
- National Planning Policy Framework (NPPF)
- National Planning Policy Guidance (NPPG)

Local Planning Policy

Supplementary Planning Guidance – Media City and Salford Quays
This guidance relates to the intention to establish MediaCity:UK on approximately 220 ha of land in 
and around Salford Quays and Trafford Wharfside, with the 14.8 ha Quays Point site at its core. The 
Vision is to create a globally significant new media city. The intention is to create a modern digital city 
for the UK, where creative talent is drawn by the quality and excitement of the environment and the 
range and mix of people.

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

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

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



Supplementary Planning Document  -  Planning Obligations
This policy document expands on the policies in Salford’s Unitary Development Plan to provide 
additional guidance on the use of planning obligations within the city. It explains the city council’s 
overall approach to the use of planning obligations, and sets out detailed advice on the use of 
obligations in ensuring that developments make an appropriate contribution to: the provision of open 
space; improvements to the city’s public realm, heritage and infrastructure; the training of local 
residents in construction skills; and the offsetting of greenhouse gas emissions.

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

The Revised Draft Greater Manchester Spatial Framework (‘GMSF’) was subject to public 
consultation at the start of 2019. The next version of the plan is expected to be published in summer 
2020. In accordance with paragraph 48 of the National Planning Policy Framework it is considered 
that very limited weight can be given to the policies in the GMSF.

The Publication Salford Local Plan: Development Management Policies and Designations (‘Local 
Plan’) was published on 27 January 2020 and comments are being invited until 20 March 2020.  This 
is the version of the document that the city council would like to adopt and has been subject to a 
significant amount of public consultation in previous stages of its production. However, in accordance 
with paragraph 48 of the National Planning Policy Framework the weight that can be given to the 
Local Plan currently is limited. Following the end of the period for comments, the city council will 
consider the comments made to determine the extent to which there are unresolved objections to the 
policies in the Plan. Those policies with less significant (or no) objections will be capable of carrying 
more weight than those with significant unresolved objections.

In terms of this application it is considered that the relevant policies of the UDP can be afforded due 
weight for the purposes of decision making as the relevant criteria within the UDP policies applicable 
to the proposed development are consistent with the policies contained in the NPPF.

STATEMENT OF COMMUNITY INVOLVEMENT 

The applicant has submitted a Statement of Community Involvement (SCI) with their application. This 
sets out their programme of pre-application public consultation, in advance of the planning application 
being submitted. It can be summarised as follows: 

 Letters were issued to stakeholders, including Ordsall Ward Members, the City Mayor and local 
businesses;

 A leaflet was distributed to 2,988 homes in the area, providing an overview of the plans and 
information as to how residents could provide their feedback;

 A consultation website was established to provide information on the proposals, as well as an 
online feedback form. A community information telephone-line and an e-mail address were also 
available throughout the consultation period.

 A press release was issued to the Manchester Evening News and Manchester Confidential to 
inform readers about the scheme and how feedback could be left.

 Two public exhibitions were held within the Helly Hansen Watersports Centre on Wednesday 27th 
August and Thursday 5th September 2019.

The SCI reports that, where possible, alterations have been made to address the issues raised by 
residents and stakeholders. These include the removal of a six-storey building to reduce the visual 
impact for neighbours and an increase in the amount of green space proposed. Following feedback 
from the community, vehicular access between Merchants Quay and Cotton Quay has been 
restricted to dissuade Merchants Quay from being used as a short-cut and being used for 
overspill parking. 



ENVIRONMENTAL IMPACT ASSESSMENT

The proposed development falls under the category of “Infrastructure Projects – Urban Development 
Projects” (Schedule 2, 1. (b)) as described within the Town and Country Planning (Environmental 
Impact Assessment) Regulations 2017. It exceeds the corresponding threshold provided as it 
comprises of a residential-led scheme that would deliver up to 1,493 new dwellings. 

The applicant has volunteered the proposals as Environmental Impact Assessment development, as 
defined by the Regulations. Consequently, an Environmental Statement (ES) was submitted with the 
planning application on 13 November 2019. 

In-line with Regulation 15 of the Regulations, the Local Planning Authority provided a Scoping 
Opinion (ref: 19/74078/SCO) on the proposed scope of the ES, following a formal request submitted 
by the applicant on 04 October 2019.

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.  No formal requests for ‘further information’, as defined by Regulation 25, 
were made to the applicant during the course of the application.

PEER REVIEW BY ‘PLACES MATTER!’

On 12 September 2019 the applicant team presented the Cotton Quay scheme to the Places Matter! 
Design Review panel. Feedback was provided by the Panel followed by a written summary of the 
discussion, the key points are set out below:
 Overall the Panel applauded the applicant’s very high level of ambition and the destination 

approach. The move away from the current central spine road was supported, with traffic 
movement to the northern edge and people on the southern promenade.

 The hierarchy of routes needs to be clearly defined.
 A large part of the success of the scheme will rely heavily on the interface between the ground 

floor of the block and the public realm. The applicant was encouraged to extend the colonnade for 
the full length of the southern route to provide consistency and a human scale. 

 The Panel had no real issues with the overall massing approach, with height at both ends and a 
dip in the middle section. The tower heights in the Pima Quarter address the scale of the water 
and if anything, they could go taller. The height at the Uplands gateway though was felt to be a 
little apologetic and would benefit from being taller. It was also felt that the wharf buildings at six 
storeys were too low.

 The ‘gem buildings’ need to be more special.
 There should be more ground level public space in which the people living here can dwell. 
 The main space to the front of the Pima Quarter towers was “very convincing”, with its enclosure 

at the human scale and the towers above. This will be a space that people will want to gravitate 
towards given its favourable evening aspect and waterfront location.

 It was felt that the hotel components within the Uplands and Pima Quarters should have a 
stronger dialogue with each other to ensure that they ‘book-end’ the development.

 The Panel felt that the applicant needed to take more time to review the northern side of the 
Uplands Quarter, in terms of how a more active frontage can be made to seem beautiful, 
alongside the important water space of Ontario Basin.

 The Panel was supportive of both the experimental car park and the introduction of the baths into 
the main water space of St Francis Basin. Regarding the Play Park, the external staircase on its 
own was not felt to be quite enough and the applicant was asked to consider introducing climbing 
wall elements to the main façade and additional leisure elements to further bring the place to life 
and “pull the action” up the building from the baths.



The applicant made a number of alterations to the development in response to the Panel’s feedback 
and prior to submitting the planning application. These alterations will be referred to where relevant 
within the ‘Assessment’ section of this report.

ASSESSMENT

Principle of Development

High-density development
The principle of replacing the existing offices at Waterfront Quay with a residential-led, mixed-use 
scheme was established with the approval of Outline application 16/67568/OUT in 2017. It is however 
recognised that the present proposals go significantly beyond the scale of development that was 
consented previously, as can be seen from the table below: 

Table 2: Waterfront Quay and Cotton Quay comparison
Land Use Waterfront Quay  

16/67568/OUT
Cotton Quay  

19/74411/HYBEIA
Dwellings 600 -800 units 1,493 units

Commercial floor-space (Use 
Classes A1-A5, B1, D1 & D2)

800 – 900sqm 3,216sqm (GEA) (including 
Barbadense Baths)

Other uses N/A Two hotels totaling 475 beds
Multi-storey car park
1,700sqm Play Park

High-density development on this site is considered to be both necessary and appropriate. There is a 
recognised need for brownfield land to be developed efficiently when located close to public transport 
services and existing centres for housing and employment. To a large degree this is because it serves 
to limit urban sprawl and reduce pressure on the Green Belt. In this context, the application site is 
considered to be a highly suitable location for high-density development. The Salford side of the 
Quays benefits from several Metrolink stops, including one located at the eastern edge of Waterfront 
Quay. In terms of employment, the development of MediaCityUK has helped to establish an 
internationally significant cluster of digital and media uses. The wider Quays is also one of the primary 
office locations in Greater Manchester and the area now supports close to 30,000 jobs. The nearby 
Lowry Outlet Mall, a 500m walk away, provides access to certain day-to-day amenities, which would 
be bolstered further by the commercial space proposed within the development. Commercial space 
does however require a critical mass of people to sustain it. The application site comprises a large 
area of land that provides opportunities to make a significant contribution towards achieving the 
strategic aims identified above. For these reasons, there are no objections in principle to the density 
of development proposed, subject to it complying with other relevant planning policies.   
  
Housing Mix
Tables 3-5 below set out the proposed schedule of accommodation for the detailed element of the 
scheme, as well as the indicative housing mix for the outline elements and resulting site-wide total. 

Table 3: Accommodation schedule for elements proposed in Full
Building Plot 1-Bed 2-Bed 3-Bed Total
Block U1 85 46 4 135
Block U3 24 28 0 52
Block A3 237 65 0 302
Total Homes 346 139 4 489
Percentage of Mix 70.8% 28.4% 0.8% 100%



Table 4: Illustrative accommodation schedule for elements proposed in Outline
Building Plot 1-Bed 2-Bed 3-Bed Total
Block A1 47 88 38 173
Block A2 11 103 2 116
Block B2 117 0 0 117
Block B3 24 0 6 30
Block P1 62 142 33 237
Block P2 78 226 27 331
Total Homes 339 559 106 1,004
Percentage of Mix 33.8% 55.7% 10.6% 100%

Table 5: Illustrative mix for overall scheme 
1-Bed 2-Bed 3-Bed Total

Total Homes 685 698 110 1,493
Percentage of Mix 45.9% 46.8% 7.4% 100%

Policy HOU2 of the Council’s Housing Planning Guidance requires a broad mix of dwelling sizes to be 
provided within apartment schemes, both in terms of the number of bedrooms and the net residential 
floorspace. Small dwellings (i.e. studios and 1 bed apartments) should not predominate and a 
significant proportion of three-bedroom apartments should be provided wherever practicable. Table 3 
shows that the housing mix for the detailed / Full elements of the scheme is heavily weighted towards 
one-bedroom units. The applicant has provided the rationale for this within a letter produced by a 
residential agent. This explains that one-bed units are highly attractive to the sales market and are 
regularly the first to sell out within schemes. On this basis, Phase 1 of Cotton Quay would act as a 
catalyst for the development, effectively pump priming it, thus enabling the scheme as a whole to be 
progressed quicker. 

The justification for the housing mix within Phase 1 is accepted. Once later phases are taken into 
account the site-wide mix would comply with Policy HOU2 in relation to small dwellings not 
predominating. Furthermore, the level of three-bedroom dwellings proposed is comparable to other 
high-density schemes approved within the City in recent years. Given that Phase 1 in isolation is 
contrary to Policy HOUU2, it is appropriate to attach a planning condition to any grant of permission 
that ensures small dwellings do not predominate within the overall housing mix of the completed 
Masterplan development.

Commercial floor-space
The Council’s Spatial Planning team consider that the proposed quantum of retail/commercial 
floorspace could not be deemed to be small scale or purely for local needs. Despite the aspirations to 
designate Salford Quays as a town centre, the application site is currently ‘out-of-centre’. The site is 
also outside the main area of Salford Quays in which the council sees retail will continue to be 
concentrated through designation as a town centre. As such, the applicant was asked to undertake a 
sequential site search exercise covering this area, in accordance with the requirements of NPPF 
Paragraph 86. 

Paragraph 89 of the NPPF states that when assessing applications for retail and leisure development 
outside of town centres, which are not in accordance with an up-to-date plan, local planning 
authorities should require an impact assessment if the development is over a proportionate, locally set 
threshold (if there is no locally set threshold, the default threshold is 2,500sqm of gross floor-space). 

The application site is covered by Saved UDP Policy MX1, which lists ‘leisure’ and ‘offices’ as 
appropriate uses within any new, mixed-use development in this area. Retail floor-space is advocated 
under Policy MX1, but only where it is consistent with other UDP retail policies. UDP Policy S2 (Retail 
and Leisure Development Outside of Town and Neighbourhood Centres) was not saved as part of the 



latest review of the UDP and therefore it is necessary to default to the requirements of Paragraphs 86 
and 89 of the NPPF above.    

The applicant’s Sequential Test confirms that the combined area of A1-A5 uses will not exceed 
2,500sqm across the development. On this basis, and given that B1 and D2 uses are advocated by 
Policy MX1 (and D1 uses are not classed as ‘town centre uses’), the Council’s Spatial Planning team 
have confirmed that a retail impact assessment is not required for this planning application. However, 
any grant of planning permission should be accompanied by a condition that limits the total amount of 
retail (Use-Classes A1-A5) floor-space across the whole of the development site to no more than 
2,500sqm.  

The applicant’s sequential assessment states that a disaggregation exercise is unnecessary when 
considering the suitability, availability and viability of sites. In other words, the assessment should only 
consider whether other centres are able to accommodate the proposed level of commercial floor-
space in its entirety – 3,216sqm in this instance. Spatial Planning disagrees with this approach. It is 
considered that the flexibility required of the applicant, in terms of disaggregation, is primarily a matter 
of planning judgement for the local planning authority and that judgement must be made in the 
context of relevant circumstances. In this case there appears to be no reason why individual 
commercial units currently proposed at Cotton Quay, could not be accommodated in any vacant units 
that are available within neighbouring centres. 

Furthermore, the sequential assessment has been limited to sites within, and edge-of-centre to, 
‘Regent Road’ neighbourhood centre. Pendleton town centre is located a similar distance to Salford 
Quays, however the applicant has declined to review this centre. In this instance though, it is 
accepted that the potential range of units that could come forward as part of the Cotton Quay 
development are unlikely to significantly impact on trade in Pendleton town centre. In reaching this 
conclusion, regard, has been had to the maximum size of commercial units set out in the applicant’s 
accommodation schedule. Spatial Planning are also mindful of the justification for the proposed mix of 
uses set out in the applicant’s submission. This explains that the commercial uses will assist in the 
creation of a vibrant community that will activate the public realm and routes through the 
development. Cotton Quay is a genuine mixed-use development that will contribute to the creation of 
sustainable communities across Salford. 

The applicant has agreed to a condition that would limit the size of any individual commercial unit to a 
maximum of 500sqm. They have also agreed to limit the amount of floor-space occupied by A5 Uses 
(Hot Food Takeaway) within the development to 250sqm. 

Overall, Spatial Planning remain of the view that additional centres should have been reviewed by the 
applicant. However, taking all matters into consideration, the benefits of the scheme to the continued 
development of Salford Quays as a place to live, work and visit are considered to be sufficient to 
outweigh any shortcomings in the submission. No objections are therefore raised. 

Leisure floor-space
Spatial Planning have confirmed that the leisure uses proposed within Cotton Quay, namely the 
Barbadense Baths; Play Park; climbing wall; and bouldering centre, are all supported under UDP 
Policy MX1 - Development in Mixed Use Areas. Beyond this, it is recognised that part of Salford 
Quays’ success in recent years has been its ability to harness the visitor economy, with the Lowry 
being the most visited free attraction across Greater Manchester consistently for a number of years.  
Improvements to the Outlet Mall, including a new visitor attraction, should make further positive 
contributions to the area’s leisure offer. It is considered that the cluster of leisure uses proposed at 
Cotton Quay, combined with the nearby Helly Hansen Watersports Centre, will further strengthen 
Salford Quays role as a high-quality leisure destination. This view is fortified by the letter of support 
received from Salford Community Leisure. Of particular note are the Baths and the Play Park, which 
would be facilities that are unique within the Greater Manchester region. 



The Friendly Anglers Society have objected to the introduction of the Barbadense Baths, on the 
grounds that it will interfere with their ability to fish in St. Francis Basin. Members of the Society, which 
exceed 3,000, reportedly use the Basins at the Quays on a daily basis. 

Since the 1990s the Council has funded the aeration of the basins, a process that involves elixors 
pumping liquid oxygen in a column that suppresses polluting sediments whilst oxygenating the water. 
The impact of this sustained effort by the Council has been an uplift in water quality to a ‘Good’ 
standard. As a result, the basins can now safely accommodate water sports and swimming. An 
ecological benefit generated by the aeration is that the area is able to sustain a healthy fish stock. 
Thus, the good water quality has supported a number of interventions that introduces diverse activity 
on and in the water. The 1985 Masterplan for the Quays envisioned a busy waterway with activity 
across all the basins. Whilst there are times when the basins are brought to life, it is considered that 
they are still not delivering the level of activity originally imagined. It is considered that the proposed 
Baths would bring a new form of activity to the waterside, whilst still accommodating all existing uses, 
including fishing.    

For the reasons set out above, the proposed leisure uses are strongly supported, providing that they 
are appropriately managed, in-line with the conditions recommended later in this report. 

Layout and Active Frontages

Key to the layout of Cotton Quay is the proposed relocation of the main vehicular access road to the 
northern edge of the site. This move is welcomed as it enables more efficiently proportioned 
development blocks to be created. It also facilitates the delivery of a pedestrian-focused ‘Waterfront 
Promenade’ along the southern side of the Quay. In-line with good place-making principles, a clear 
hierarchy of routes has been established. Principal amongst these is the Promenade, which would 
connect the eastern arrival square with the development’s flagship waterfront destination – Pima Pier. 
The linear route would be enlivened by a series of commercial and leisure uses at ground-floor level 
and by the proposed landscaping scheme, which includes ecological enhancements in the form of 
floating gardens and a park. This latter piece of public realm represents a direct response to feedback 
received from Places Matter.

Navigation around the site is improved through the provision of north-south pedestrian routes, acting 
as bridging elements between the promenade and the vehicular highway. Each route has a different 
character and sense of identity.

The proposed layout for the detailed and outline elements of the Cotton Quay scheme are considered 
further in the sections below:



Figure 3: Illustrative ground-floor site layout

Detailed Proposals
The three Uplands buildings have been arranged around a central courtyard podium, which enables 
car parking to be hidden away from the street and communal amenity space to be provided within a 
useable, secured space above. The buildings provide strong frontages onto the surrounding streets 
and public realm. Their siting has also created a clearly defined ‘arrival square’ next to the Metrolink 
platform. The ground-floor of the Uplands Hotel (block U2) includes a large glazed lobby /café /lounge 
area that helps to animate the square and Cotton Quay’s ‘front-facing’ elevation. Commercial uses 
have been positioned within the ground-floor of building A3, within a colonnade, to activate the 
Quayside Promenade - the principal pedestrian route through the site.   

The scheme has been amended to incorporate town-houses into the lower floors of Block A1’s 
western elevation. Introducing front-doors here will provide welcome activity onto the public realm, 
which comprises of a boardwalk and waterside planting alongside Chandlers Canal. 

Most of the servicing for the Uplands buildings would take place from the north, via the vehicular 
highway. As a result, the proportion of active frontages along the Quarter’s northern edge is 
understandably reduced; however, the main residential entrance to U1, and the office / welcome zone 
within the hotel, would provide an acceptable degree of interest at street level.     

The footprint of Acala block 3 aligns neatly with the neighbouring Uplands buildings. The ground-floor 
frontages of the building would be activated by two commercial units and two large residential foyer 
areas. For those stretches where it has not been possible to provide glazed frontages (along aspects 
of the promenade and facing Chandlers Canal), the applicant has proposed planted climbers to create 
a living wall, an approach that is welcomed. 

Officers consider the position of the Barbadense Play Park within the site is reasonably justified by its 
close relationship to other, complementary, leisure uses in the form of the Barbadense Baths and, to 
a lesser extent, the Helly Hansen Watersports Centre. The applicant’s decision to incorporate a 
bouldering centre along the length of the Play Park’s promenade-facing frontage is strongly supported 



as it enlivens what could have been an otherwise inactive multi-storey car park. The remaining (less-
prominent) elevations of the car park are understandably less animated at street-level, although it is 
considered that the climbing wall to its western facade will attract attention when in use and draw the 
eye upwards.   

Outline elements
The ‘Building Extents and Heights’ parameter plan shows that the remaining Acala development 
would continue the building line set by block A3. From this plan officers are satisfied that sufficient 
‘breathing space’ has been retained around blocks B2 and, in particular, B3 which occupies a 
prominent position on a prominence between St Francis Basin and St. Louis Basin. The position (and 
height) of the Pima Hotel bookends the Quayside Promenade and would act as a counterpoint to the 
Uplands Hotel. The two, twin Pima towers have been positioned so as to maximise the number of 
units that are afforded some form of view out across to the bay. Whilst this orientation is not optimum 
from a daylight/sunlight perspective, the reasons for this layout are understood and accepted. In 
response to feedback received from Places Matter, the towers retain a generous width of public realm 
at the pier’s western end. From the illustrative information provided within the Design and Access 
Statement, an opportunity exists to create an interesting public space between them at ground-level.  

The ‘Ground-Floor Uses’ parameter plan demonstrates that the outline buildings will provide 
predominantly active frontages along each of their key elevations. The illustrative information provided 
within the Design and Access Statement has provided officers with the comfort that the high-quality 
street-level frontages within the detailed proposals can be extended across the remainder of the 
Cotton Quay development. Of particular note, the applicant has updated their Design Code to commit 
to providing a green wall along the western elevation of the Acala podium, which faces the vehicular 
access road.  

Holiday Inn site
The applicant has proposed to create a new means of vehicular access into the Holiday Inn car park, 
as entry via the existing access point to the south would be blocked by the new Car Park. The Holiday 
Inn have been notified as part of this application and no objections have been received in response. A 
condition should be added to any grant of permission requiring the formation of a new access into the 
Holiday Inn site in accordance with an agreed timetable. 

The applicant’s Design and Access Statement also successfully demonstrates that the proposed 
Masterplan layout would not unacceptably hamper or reduce future development options for the 
Holiday Inn site. Further, the study shows that, if such an instance were to arise, an opportunity exists 
to enhance the existing pedestrian linkages between Cotton Quay and the Helly Hansen Watersports 
Centre on the opposite side of the basin.

Overall the layout proposed for Cotton Quay is supported. The realignment of the vehicular road and 
the introduction of a pedestrian-focused Quayside Promenade are considered to be particularly 
positive interventions. Public spaces where people can meet, stroll and dwell have been created and 
the interface between the public realm and ground-floor uses is generally strong, particularly along the 
southern edge of the site. Therefore, this aspect of the development is considered to be in compliance 
with UDP Policy DES1 and the NPPF. 

Townscape and Visual Impacts

A Townscape and Visual Impact Assessment (TVIA) forms part of the applicant’s Environmental 
Statement (ES). The assessment concludes 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. These effects will be of greatest significance, in EIA terms, in 
‘Salford Quays’ and for parts of the ‘Wharfside’ and ‘Old Trafford’ areas in Trafford.



Within the areas referenced above, the TVIA judges these effects to be beneficial in nature, with no 
adverse impacts identified. The applicant considers that this is principally because of the careful 
manner in which the development has been designed, with many elements derived from past, 
historical development on the Quays. The massing and roofline has been developed to increase the 
visual interest not only of the skyline, but also at street, or waterfront level, and several datums in 
between. The materials and colour palette used are designed to give Cotton Quay a wharf-like 
character. Importantly, almost surrounded as it is by water, the townscape is judged to be of sufficient 
scale to accommodate the proposed development where it is at its tallest.  

Only one viewpoint within the TVIA has been judged to be ‘moderate adverse’. This occurs at Ordsall 
Hall, where the proposed Pima towers would project above the roof-line of this Grade I listed heritage 
asset. In this specific context the result is an uncharacteristic feature on a previously clear skyline, 
which compromises views of the Hall. The viewer would, however, appreciate that the Pima towers 
are located some distance away. Furthermore, this viewpoint represents a ‘worst-case scenario’. 
From most other positions, including the main approaches via Ordsall Lane, the alignment between 
Cotton Quay and the heritage asset would be altered and conflict would be avoided

The overall conclusions set out within this section of the ES and associated TVIA are accepted. 

Scale and Massing

A total of 13 buildings have been proposed within the Cotton Quay Masterplan. Tallest amongst them 
are the Pima blocks, located at the western end of the pier. Here development would rise to 37 
storeys (P1) and 48 storeys (P2). The maximum heights proposed for each of the blocks is displayed 
within Figure 4. 

Figure 4: Masterplan scale and massing



The massing strategy for Cotton Quay is set out within the applicant’s Design and Access Statement. 
This states that the development deliberately steps down in height towards the southern promenade, 
responding to the low-rise residential buildings in Merchants Quay and maximising the amount of 
daylight that reaches the courtyard amenity spaces and the buildings proposed to the north. The 
lower buildings also provide a human scale for pedestrians walking along the promenade.

The taller buildings are concentrated to the north side, progressively increasing in height towards the 
western end of the pier. The Statement explains that the articulated skyline forms an iconic cityscape 
through a vertical rhythm of stepping buildings. The tallest elements of the Masterplan sit at the 
destination point for Cotton Quay, at the western end of the pier. A generous body of water surrounds 
the development, allowing the tallest buildings to be fully appreciated from key viewpoints such as 
Ontario Basin, the Lowry Centre, and the surroundings overlooking Central Bay.

The applicant has established five datum levels for the development that each block is required to 
respond to in the interests of creating a coherent collection of buildings. The ‘wharf’ datum sets out 
the height for the lower blocks on site (e.g. U3 and Play Park). The ‘warehouse datum’ is set higher 
and informs the massing for the warehouse typology buildings (elements of the Uplands and Acala 
blocks). It is also used to mark the position of a break in the massing of some of the taller buildings. 
The ‘city’ datum defines the majority of tall buildings on site, with the ‘skyline’ datum introduced 
specifically for the tallest towers.

In recent years a number of high-density developments have been constructed or consented within 
The Quays, a number of which contain tall buildings. The principle of developing tall buildings 
specifically at Waterfront Quay is considered to be appropriate for the following reasons:
 They make efficient use of the site, allowing large numbers of people to live within walking 

distance of public transport and established areas of employment. In turn, the critical mass of 
people created supports the provision of new amenities and community facilities. 

 In this instance tall buildings would be seen amongst a cluster of other new buildings, which would 
be designed to sit together to form a coherent development within a wider Masterplan. 

 The application site is situated on a peninsula of land, surrounded by water. This provides the 
opportunity to create a new character and scale of development, distinct from neighbouring parts 
of the Quays. The water also provides an appropriate degree of separation space between any tall 
buildings and existing lower rise development, which helps to manage any environmental impacts.   

The applicant’s massing strategy for Cotton Quay is fully supported, as is the overall scale of the 
buildings proposed. In reaching this conclusion, regard has been had to the following key points:

Detailed elements
 The positive interface between the ‘wharf’ scale buildings within Uplands 3 / Acala 3 and the 

southern promenade public realm. Here the buildings create a human scale for pedestrians 
moving through the area. The ground-floor colonnades and rhythm of pitched roofs provide the 
right balance between consistency of form and visual interest.

 The Upland hotel rises to 19-storeys at the site’s north-eastern corner to form a gateway building, 
complete with roof-top lantern, at the ‘front-door’ to Cotton Quay. 

Outline elements
 The ‘Heights’ parameter plan and indicative imagery presented within the Design and Access 

Statement shows that a varied but coherent skyline would be created, particularly along the 
northern side of the pier. 

 The position of the tallest buildings, at the western end of Waterfront Quay, is logical. The 
buildings would be surrounded by a large body of water and their position at the pierhead creates 
an opportunity to create distinctive landmark buildings of the highest design quality.

 The Pima towers have been set back from the western pier on a human scale podium. A 
generous width of public realm has been retained between the base of this podium and the 



water’s edge. Consequently, users of the public realm in this area would not feel dominated by the 
proposed towers. 

 The vertical mass of the Pima towers is broken into distinct volumes, emphasised by a diagonal 
truss-like frame, which are then topped by rooftop lantern features. Their distinctive form would 
present a recognisable silhouette within the Quays skyline.  

 At seven storeys, Barbadense block 3 (the ‘gem’ building) has responded appropriately to the 
scale of housing within Merchants Quay, which is located 25m away on the opposite side of the 
basin.   

 The National Air Traffic Service has confirmed that their initial objection to the development can be 
overcome through the implementation of a developer-funded Radar Mitigation Scheme, a view 
also shared by Manchester Airport.

The Places Matter! Review Panel were generally supportive of the massing strategy for Cotton Quay. 
They advised that symmetry be avoided within the form of individual buildings, which prompted the 
applicant to amend the scheme accordingly. From an urban design perspective, the Panel considered 
that there was scope for certain buildings to increase in height, such as the Pima towers and Uplands 
Hotel. This advice was not followed by the applicant, in the interests of protecting the amenity of 
existing neighbouring residents.

The scale and massing for those buildings within the Outline parts of the scheme would be controlled 
through the ‘Building Extents and Heights’ parameter plan and the Design Code. With these 
mechanisms in place officers are comfortable that a series of well-considered buildings will be 
delivered as part of the latter phases, buildings that will also sit comfortably with those that are 
proposed in detail within this application. Of particular note, the Design Code includes a series of 
detailed commitments for the Pima buildings, designed to ensure that the towers that are eventually 
constructed on site will closely match the indicative imagery shown within the Design and Access 
Statement. This approach is welcomed.

As part of officer’s assessment of scale and massing, regard has been had to UDP Policies DES 1 
(Respecting Context); DES 5 (Tall Buildings) and DES 6 (Waterside Development). Policy DES 5 
contains a number of criteria that need to be satisfied, to enable tall buildings to be permitted. It 
should be noted that matters relating to points ii; iv and vi - x of the policy are considered and satisfied 
elsewhere within this report, within the relevant sub-sections. The remaining criterion have been 
addressed in the paragraphs above and are considered to have been met.

Therefore, the scale and massing of the proposed masterplan scheme is considered to be acceptable 
and in compliance with the relevant policies within the City Council’s UDP and the NPPF. 

Design

The applicant’s Design and Access Statement explains that they have sought to create a family of 
buildings, with two site anchors that mark the arrival and destination points within Cotton Quay. These 
are the hotels, located at opposite ends of the pier within the Uplands and Pima Quarters. The 
facades to both buildings have been designed to resemble woven fabric (linking back to Cotton 
weaving), which distinguishes them from the other blocks. The applicant has sought to maintain a 
strong docklands identity within the architecture at Cotton Quay. Most of the buildings would be 
constructed from a combination of brick metal and concrete. They would be designed to reference a 
particular building typology (such as ‘wharf’; ‘warehouse aesthetic’; or ‘stacked’), with subtle variations 
incorporated into the form and facade treatment of each building.   

Six of the 13 buildings proposed within Cotton Quay have been designed in detail. For the other 
blocks, ‘appearance’ remains a reserved matter and therefore the resulting assessment is necessarily 
limited at this stage.



Detailed proposals (U1, U2, U3, A3, B1, B4)
Uplands block 3 and the southern arm of Acala 3 have been designed as ‘wharf’ buildings. Each brick 
building is separated into a number of bays topped by a pitched roof-scape. A strong rhythm of 
windows run above the ground-floor level, which is expressed as a colonnade in front of the glazed 
commercial units and residential foyers.  This colonnade was extended following feedback from the 
Places Matter! Panel.

Uplands block 1 and the northern and western arms of Acala 3 have adopted a ‘gridded warehouse 
aesthetic’. Here, large, deep recessed windows are set within a strong gridded facade constructed 
from brickwork. Steps in building heights have created a series of elegant, vertically proportioned 
elevations.  

The development of a distinctive building (Uplands Hotel) to mark the entrance into Cotton Quay is 
supported. This is achieved through the development of a woven façade design using coloured 
ceramic and stone panels. The top of the building takes the form of a lantern, one of five proposed 
across the Masterplan scheme. This comprises of lights set within the recess of a series of ‘C’ shaped 
columns and back-lit louvred fins. It is considered that the lanterns will act as markers for Cotton Quay 
as a destination, providing the development with a clear identity. Roof-top lighting is already an 
established feature within the Quays and this development will add to the area’s emerging character.

Due to the nature of the uses that it accommodates, a more stand-alone design approach has been 
adopted for the Barbadense Play Park, although the promenade-facing façade has been articulated 
with wharf shaped roof pitches. A rust-coloured metal frame would be in-filled by solid and perforated 
metal panels, which provide the required level of natural ventilation to the car park inside. Sections of 
the elevations are softened by climbing plants. The external staircase and ‘diving board’ styled 
viewing platform add visual interest and drama to the building’s promenade-facing elevation.  

The changing facilities for the Barbadense Baths (B4) would be accommodated in a low, angular 
structure, clad in vertically arranged timber panels and topped by a green roof. The Baths would also 
comprise of a large timber pontoon deck (non-slip) and a red metal-clad lifeguard tower.  

Outline buildings (A1, A2, B2, B3, P1, P2, P3)
The Design and Access Statement indicates that blocks A1, A2 and B2 would be designed to follow 
the gridded warehouse aesthetic adopted for buildings U1 and A3. Numerous design commitments for 
these buildings have been set out within the applicant’s Design Code. For example, the elevations of 
A1 must express a vertical rhythm within four vertical massing elements. It must also incorporate a tri-
partite composition; use fenestration to define the top of the building; and be constructed in brickwork. 
Whilst greater flexibility is afforded to the final form and design of buildings A2 and B2, officers 
welcome the number of mandatory design criteria that the applicant has volunteered within their 
Deign Code. 

The remaining four buildings (B3, P1, P2, P3) would be designed to follow a ‘stacked’ typology. For 
the seven storey ‘gem’ building (B3) this means stacking a façade, that is folded in plan, in a 
staggered fashion and finishing it in an accent colour to reference the site’s two hotels. The 
commitments within the Design Code provide the opportunity to secure a distinctive and attractive 
building on one of the site’s most prominent plots, between St. Francis and St. Louis Basins.

The illustrative information provided for the Pima buildings indicate that a collection of buildings of the 
highest design quality could be delivered at the western end of Cotton Quay. In particular, the 
illustrative elevations for the residential Pima towers (P1 and P2) show an expressed stacked and 
gridded structure topped by a glazed lantern. The massing has been broken up into a series of 
volumes using framed set-backs, which will also accommodate shared amenity levels. Detailed 
guidance and commitments have been provided within the Design Code for the Pima buildings to 
ensure that the key principles underpinning their design will ultimately be realised on-site.  



It is considered that the Design Code provides an excellent framework for the development of a family 
of high-quality buildings. The extent and quality of material provided within the Design and Access 
Statement to illustrate the design intent for the Masterplan scheme is also acknowledged. 

Overall the Cotton Quay Masterplan is considered to be of the highest design quality and is therefore 
in compliance with UDP Policies DES1 and DES7 and with the NPPF.

Trees, Public Realm and Landscaping

The applicant’s Design and Access Statement sets out the public realm and landscape vision for 
Cotton Quay. It identifies that there is the opportunity to create a landscape that feels specific to this 
development, whilst also reflecting the site’s past. It seeks to create a landscape that stitches the 
development into the wider Salford Quays area. 

Full permission has been sought for the majority of the public realm and landscaping, with only the 
area at the western end of the pier, within the Pima Quarter, proposed in outline.  

Figure 5: Landscape Masterplan

Trees
An Arboricultural Impact Assessment (AIA) has been supplied in support of the application. This 
records that there are 75 existing trees / groups of trees within the application site, most of which are 
located along the pier edges. The majority have been classified as Category B (moderate quality) 
specimens.  Of these, 22 would be retained and incorporated into the landscape proposals for Cotton 
Quay, meaning that the remaining 53 trees / groups would be removed to either facilitate the 
development, or because they have been classified as ‘unsuitable’. 

One of the trees to be removed has been identified as being a Category A (high quality) specimen, 
whilst a further 28 are classified as Category B. The Council’s Arborist notes that, whilst retention of 
Category A and B trees is normally preferable, in this instance it is recognised that retention would not 
be possible given the footprint of the proposals; the scale of the initial earthworks; and the amount of 
available space. The loss should, however, be mitigated through the planting of replacement trees as 
part of the new landscape Masterplan. The plans submitted with the application include replacement 
planting around the dock edges, as well new specimens within the arrival square; pocket park; and 
Pima Garden. 



The Arborist has recommended that those trees to be retained should be protected in accordance 
with the plans and measures set out within the submitted AIA. 

Public Realm
The built development at Cotton Quay would be supported by a significant amount of on-site public 
realm, delivered and maintained by the developer. The design strategy for these areas is based on 
four key principles, which are as follows:
1. Retaining and refurbishing the ‘heritage frame’ around the site. This includes features such as the 

existing cobbles; red-brick pavers; chain fencing; and trees, which would then be complemented 
with SuDS planting and new materials;

2. Introducing a hierarchy of streets;
3. Creating opportunities to engage with the water; and
4. Clearly defining public spaces.

A series of distinct character areas would be created, based on the principles outlined above. These 
areas are briefly described below:
 Eastern arrival square – an uncluttered stone square with a grove of trees at its centre that links 

the refurbished Salford Quays tram stop with the Quayside Promenade.
 Quayside Promenade – A pedestrian-focused route along the southern edge of the site, 

constructed from large concrete pavers and flanked by commercial spill-out spaces and SuDS 
grass / perennial planting along the water’s edge.

 Linear Ecology Park – Spanning the edge of St. Peter and St. Louis basins, this would comprise 
of floating reed beds and nesting islands, viewable from wooden boardwalks. On a prominence in-
between the two basins would be the Pocket Park a quiet contemplative garden space 
(1,100sqm) that includes an educational garden.    

 Barbadense Play Park – A rooftop playground that forms part of the ‘leisure destination’ at 
Cotton Quay, along with the bouldering centre and climbing wall. Includes a running track, outdoor 
gym, group exercise zone, stepped seating area, play equipment, viewing platform and café. 

 The Quayside Promenade and Quayside Street would be linked by north-south routes 
characterised as the Rain Garden, due to the presence of SuDS planting and trees, and the 
Water Garden. This latter route would comprise of timber pedestrian boardwalks and viewing 
platforms either side of Chandlers Canal and banked waterside planting.  

 Unlike the areas described above, outline consent is sought for the Pima Garden and adjoining 
Pima Pier Waterfront. The former would likely be a space shaded by substantial trees and a 
canopy structure covered with climbing plants. It is intended that the Pier would provide spill out 
spaces from the towers and take advantage of the views over Central Bay. 

 Merchants Quay – Three trees would be removed to create a turning head for residents within 
Merchants Quay, as the existing link to Waterfront Quay would only be accessible to emergency 
vehicles, cyclists and pedestrians. The link between the two Quays would be greened up with new 
tree planting and shrubs. 

In addition to the above, TfGM have, as part of their formal consultation comments on the application, 
requested that the existing Salford Quays tram stop be refurbished to increase sheltered waiting 
capacity and create a more attractive and accessible environment for commuters. Whilst this matter is 
considered further within the ‘Access, Highways and Parking’ section of this report, the works would 
effectively appear and function as an extension to the public realm offer within Cotton Quay, 
particularly given the proximity between the platform and the proposed arrival square.

The materials palette for the public realm combines existing materials with concrete, granite setts, 
timber boardwalks and resin-bound gravel. The applicant states that the overall aesthetic should look 
and feel appropriate to the character of Salford Quays and its industrial past. A similar approach is 
proposed for street furniture. The proposed planting strategy also looks to create a strong identity and 
reinforce the different character areas. A mix of grasses, shrubs and perennials have been chosen to 
thrive in the exposed waterside conditions.



Officers consider the applicant’s public realm proposals to be of the highest quality. A range of 
memorable, pedestrian-friendly routes are punctuated by a series of well-placed ‘events’ or dwell-
spaces, such as the Pocket Park; Play Park; and Pima Pier. The different spaces and character areas 
should contribute towards the development of a clear identity for Cotton Quay and provide it with a 
neighbourhood feel. The planting strategy and suggested material palette are considered to provide 
an appropriate setting for the range of buildings proposed across the Masterplan.   

The basins are currently underutilised, however features such as the floating islands; boardwalks; 
stepped terraces; and the Baths provide opportunities for residents and visitors to engage with the 
water. These features should also serve to increase footfall and surveillance in these areas, helping to 
counteract some of the instances of miss-use and anti-social behaviour reported within the 
representations received.  

The Baths and the Play Park are considered to be unique facilities that will combine with the climbing 
centre and the existing, complementary offer at the Watersports Centre to bring different levels of 
activity to the central area of Salford Quays. It is envisaged that the quality of the public realm and, in 
particular, the cluster of publicly accessible leisure features, will attract visitors to Cotton Quay. 
Consequently, the public realm would provide wider public benefits in addition to meeting the needs of 
its future residents. 

All of the public realm within Cotton Quay would be delivered, managed and maintained by the 
applicant. A Landscape Management Plan should be secured by planning condition to ensure that 
Cotton Quay continues to benefit from a high-quality public realm. A further condition should be added 
to any permission requiring the finer details of the applicant’s landscaping scheme to be submitted for 
approval.  

Within the s106 agreement, clauses will be included to ensure that the Play Park and Pocket Park are 
accessible to the public. The agreement should also secure the relevant permissive rights of way 
along / through the new highways and public squares.

Heritage and Archaeology

Built Heritage
Cotton Quay proposes to introduce a series of tall buildings on a site that is immediately surrounded 
by open water. As such the development has the potential to be visible over a long distance and to 
impact upon the setting of designated heritage assets. A Heritage Assessment has been incorporated 
into the applicant’s Planning Statement.

Policy CH2 states that planning permission will not be granted for development that would have an 
unacceptable impact on the setting of any listed building. Three listed buildings are located within a 
500m radius of the application site. Their significance, and the impact of the development on this 
significance, is considered in turn below:

Dock Office and adjoining gateway
The Grade II listed Dock Office and adjoining gateway are situated 100m north-east of the site on 
Trafford Road. Their significance is derived from both their historic and aesthetic value. The three-
storey art deco-style office building and gateway were built in c1925 as the headquarters of the 
Manchester Ship Canal Company. The gateway entrance once provided access to the docks. It is 
clear that the process of regeneration has altered the previously industrial setting of the area over 
time, and the Dock Office can no longer be seen in its original context. However, the proximity of the 
Dock Office to the Quays does aid in the understanding of its historic function, albeit the site itself 
makes no contribution to the significance of the asset. 



The view from the Dock Office of the site will show staggered building heights, with the Upland 
Quarter, and specifically the hotel, lying closest, and the tallest buildings of the Pima Quarter lying 
furthest away. The Dock Office and gateway are located in an area in which the interaction between 
heritage assets and modern structures is common, as a result of the approval of numerous 
contemporary development schemes in close proximity. The Cotton Quay proposals would therefore 
be seen in the context of these other surrounding developments. Consequently, it is considered that 
the scheme would not harm the setting or significance of the Dock Office and adjoining gateway. 

Ordsall Hall
The Grade I listed Ordsall Hall is situated 400m east of the application site on Ordsall Lane. Elements 
of this former Tudor mansion have been dated back to 1177, making it one of Salford’s oldest 
remaining buildings. Its significance is derived from its historical interest and also its attractive design, 
which comprises of timber-framed cross gables, bays and a slate roof. The application site makes no 
contribution to the significance of this asset. 

From certain viewpoints, the proposed Pima towers would rise above the roofline of Ordsall Hall and 
would appear as an uncharacteristic feature. They would, however, be understood as a distant 
feature due to perspective. It is also recognised that the view described above, and modelled within 
the applicant’s Town and Visual Impact Assessment, represents a ‘worst-case scenario’. From the 
majority of other viewpoints, including the main approaches via Ordsall Lane, the alignment between 
Cotton Quay and the heritage asset would be altered and conflict would be avoided. Therefore, whilst 
it is evident that there would be some visual impact to certain views of Ordsall Hall, the intervening 
distance is sufficient to avoid any detrimental impact on the setting of the listed building, providing that 
a high quality of detailed design is secured. The appearance of the Pima towers will be assessed at 
the Reserved Matters stage, however tight controls around their design have been proposed within 
the submitted Design Code, to ensure that the architectural quality displayed within the illustrative 
imagery will ultimately be realised. 

Trafford Road Bridge
The Grade II listed Trafford Road swing bridge provides a link over the Manchester Ship Canal 
between the local authorities of Salford and Trafford. It dates from 1894 and is principally of wrought 
iron construction. The bridge is remarkable for both its engineering and architectural form and its 
domination of the canal-side townscape. Only the tallest parts of Cotton Quay would be visible from 
the heritage asset. The proposals would sit comfortably amongst a number of largely recent buildings 
and would fit in well with existing views. Therefore, Cotton Quay would not harm the significance of 
the Trafford Road Bridge.  

Overall, whilst the proposed development would result in some visual impact to certain views of 
Ordsall Hall, this would not equate to ‘substantial’ or ‘less than substantial’ harm to the setting of this 
heritage asset, as described within Chapter 16 of the NPPF. As such the development would have an 
acceptable impact on surrounding heritage assets and is considered to be in compliance with UDP 
Policy CH2.  

Archaeology
The Greater Manchester Archaeological Advisory Service have reviewed the Cotton Quay proposals 
and note that the Historic Environment Register (HER) indicates that no sites of archaeological 
interest would be affected by the proposals. In any event, the late 19th century warehouse 
foundations, which might have retained some industrial archaeological interest, will have been badly 
damaged by the 1980s redevelopment of the pier for offices. On this basis, GMAAS have advised that 
no further archaeological works are required for the site and therefore the development can be 
considered to be in compliance with UDP Policy CH5. 



Residential Amenity

It is relevant to consider the level of amenity that will be afforded to residents of the new development, 
in addition to assessing the potential impacts that the scheme would have on the amenity currently 
enjoyed by occupants within existing, surrounding dwellings. 

Impact on existing residents
The nearest neighbouring residential properties to the application site are houses and apartments on 
Merchants Quay to the south and the apartments in Sovereign Point to the north west. The 
Merchant’s Quay development is separated from Waterfront Quay by three dock basins. 

Residents with an outlook northward, No’s 62–88 Merchants Quay, would directly face the 
Barbadense Baths (45m away) and the Play Park beyond (79m). Neither of these proposed facilities 
would result in a loss of privacy due to the generous separation distances retained. For the same 
reason, the Play Park would not give rise to any visual intrusion on the outlook from these existing 
properties . It is however recommended that a condition be added to any permission that requires the 
applicant to submit a scheme for illuminating the car park during the evening hours, to ensure that any 
light spillage does not unduly impact upon neighbouring residents. 

The dwellinghouses of 54-60 Merchants Quay do not directly face the Baths, however unobstructed 
views of them would be possible at an oblique angle across a minimum distance of 20m from their 
amenity space and 25m+ from their rear windows. A number of objections received from residents 
have raised concerns around the potential for the Baths to generate anti-social behaviour and 
unacceptable levels of noise disruption. Officers are in agreement that the proposed Baths represent 
a genuine opportunity to introduce a new community use that will complement the existing leisure 
offer provided at the nearby Helly Hansen Watersports Centre, a view shared by Salford Community 
Leisure (SCL), who manage the Waterports Centre. The applicant has provided a framework 
management plan with their application. This explains that the Baths would be a fully managed facility 
during all operational hours. Lifeguards would oversee activities within the pools and pontoon areas. 
When not in use, the site would be secured by full height doors and screens to prevent people 
accessing the facility. Whilst the facility will undoubtedly generate a degree of noise during the times 
that it is well-used, it is considered that this could be readily kept to an acceptable level through the 
implementation of an appropriate management plan, which would be secured by condition. 

Similar concerns have been raised by existing residents in relation to the Barbadense Play Park. The 
applicant’s framework management plan explains that access to the Play Park would be controlled 
and would only be possible from 7am until dusk. A café is proposed within the Play Park which, it is 
considered, would provide a presence within the park and further encourage use / supervised play. 
On this basis, and given the increased distances to the nearest existing residential properties, there 
are no concerns that the Play Park would cause undue noise disruption to residents. 

The side elevation to 60 Merchants Quay would be situated 25m away from outline block B3, within 
the Barbadense Quarter. This building has the potential to extend to c.26m / seven storeys in height. 
However, no habitable room windows are located within the side elevation of No.60 and any views of 
B3 from the front windows would be across a very oblique angle. Occupants of No.60 would be able 
to see the building from their rear garden area however it is not considered that it would have an 
unduly overbearing impact, nor would it overshadow the garden due to the relative orientation of the 
two buildings. 

A similar relationship would exist between 135 Merchants Quay and the Pima Hotel (P3), which is 
also proposed in Outline. The proposed parameter plans would permit this building to extend up to 
c.80m in height within 21m of No.135’s side gable wall. An element of the hotel could step up to 
c.90m in height, although the resulting separation distance would increase to 35m. Again this 
relationship is considered to be acceptable as there are no habitable room windows within No.135 



that would directly face P3 and the hotel’s position to the north prevents it from overshadowing the 
private garden to this existing dwellinghouse. 

The side gable of No. 12a Merchants Quay would be situated 15m across the basin from the 
proposed Pocket Park. The applicant’s Design and Access Statement describes this as a quiet and 
contemplative green space. It would be well overlooked by Acala block 3 and the adjacent Quayside 
Promenade therefore, providing that the space is maintained and supported by appropriate lighting, it 
is unlikely to give rise to amenity impacts in relation to noise and disturbance. 

The apartments in Sovereign Point are located approximately 129 meters from the closest proposed 
building, which is the 37-storey tower (c.90m) within the Pima Quarter (P1). It is considered that this 
separation will be sufficient to prevent the proposed development from having an unduly overbearing 
or visually intrusive impact on the amenity currently afforded to habitable rooms within Sovereign 
Point that face the application site. Furthermore, at this distance there are no concerns regarding 
undue loss of daylight / sunlight either. 

Retained Daylight and Sunlight
The assessment of daylight and sunlight impacts 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. The 
submitted Environmental Statement includes a chapter on Daylight and Sunlight. 

The applicant has undertaken technical analysis to calculate the retained levels of daylight and 
sunlight. The analysis uses nationally recognised methodologies set out within the Building Research 
Establishment Guidelines: ‘Site Layout Planning for Daylight and Sunlight – A Guide to Good Practice 
(2011)’. 

The published targets within the BRE Guide are 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 high density urban locations are provided within the BRE Guide or the NPPF, 
accounting for the context of a development requires the application of professional judgment.

The Daylight and Sunlight studies have considered the impacts of the proposed development on the 
following properties within Merchants Quay:
 10 – 12a Merchants Quay
 16 – 88 Merchants Quay (even)
 51 – 57 Merchants Quay (odd)
 83 – 85 Merchants Quay (odd)
 129 – 135 Merchants Quay (odd)
 Merchants House

A total of 312 windows serving 185 rooms within 11 buildings were assessed for daylight and 75 
windows were assessed for sunlight within six residential blocks. 

In the Baseline Scenario, out of the 312 windows assessed for daylight, 305 (98%) met the BRE 
guidelines for Vertical Sky Component. For No Sky Line (NSL), 180 (97%) of the 185 rooms assessed 



met the BRE criteria. For sunlight, 75 (100%) out of the 75 windows assessed meet the BRE criteria 
for both Annual Probable Sunlight Hours tests.
 
The results from the VSC and NSL daylight assessments with the proposed development in place are 
set out within Tables 6 and 7 below.  For robustness, the development modelled includes all of the 
buildings subject to the detailed application, as well as the maximum parameters for all of the outline 
buildings. 

Table 6: Vertical Sky Component Daylight

Table 7: No Sky Line Daylight



For sunlight, all 75 (100%) of the windows assessed continued to meet the BRE criteria for both 
Winter and Annual APSH. As such there would be no material detriment to sunlight levels at 
neighbouring properties as a result of the Cotton Quay development.

Overall the effects identified on the daylight received by those properties assessed within Merchants 
Quay ranges from negligible to moderate adverse. Within their ES the applicant has concluded that 
these results are acceptable, having regard to their scale and the context of the site 

The impacts on living conditions through the loss of daylight should not be considered in isolation. It 
must also be borne in mind that the proposed development would replace unsightly areas of car 
parking with well-designed buildings containing housing and commercial and leisure uses. These 
buildings would also be surrounded by new, quality public realm. In this regard, the development 
would improve the living conditions of the existing residential population. High-density development is 
both necessary and appropriate on this site in order to make efficient use of land that is situated in a 
highly sustainable location. Therefore, when considered in the round, the daylight impacts generated 
by the Masterplan scheme are considered to be acceptable.

The applicant has also undertaken an overshadowing assessment in relation to Ontario Basin, a body 
of water frequently used by the Helly Hansen Watersports Centre. The results from this indicate that 
98% of the existing basin receives at least two hours of sunlight on March 21st. In the proposed 
scenario, this figure would be 86%. In-line with the BRE guidance, the applicant has concluded that 
this 12% reduction would not be noticeable by persons using the basin and therefore the effects are 
considered to be negligible. 

In light of the above assessment, it is considered that the development would not have a detrimental 
impact on the amenity of residents of neighbouring properties in respect of loss of daylight, sunlight, 
overshadowing, overlooking and loss of privacy. The development therefore complies with UDP 
Policy DES7 which seeks to ensure that development does not have an unacceptable impact on the 
amenity of the occupiers or users of other developments.

Level of amenity afforded to future residents

The hotel and residential buildings for which Full consent has been sought are generally arranged as 
courtyard blocks around a central amenity space. In the vast majority of cases a minimum distance of 
13m has been retained between facing windows within the development, and often a much more 
generous separation of c.20m is achieved. This is considered to be acceptable in the context of a 
high-density urban environment. All habitable rooms have been provided with a clear-glazed outlook. 
Those relationships within the development worthy of more detailed consideration are set out and 
assessed below: 
 Windows on the western end of the Uplands Hotel would be fitted with obscured-glazing to 

prevent direct interlooking into habitable rooms at the eastern end of Uplands 1. All hotel rooms 
will continue to benefit from a clear-glazed outlook in other directions. 

 A separation of 8m would be retained between a narrow range of windows in the northern (rear) 
elevation of Uplands block 3 and the southern elevation of Uplands 1. The windows in question 
have, however, been staggered so as to prevent any direct interlooking, meaning that only a small 
proportion of one bedroom (on each of four floors) would be affected. 

 One of the apartments referenced above within Uplands 3 would look out onto a seven storey 
element of Uplands 1, across a distance of 7.4m. This relationship is considered to be acceptable 
as it is only the bedrooms within the apartment (on each floor) that would have a single aspect. 
The living area to this unit would benefit from a second, unobstructed outlook, to the west.  

The applicant has undertaken an assessment of the potential daylight and sunlight levels within 
buildings U1, U3 and A3, using the methodologies set out within the BRE Guidelines. This has 
demonstrated high levels of compliance with the BRE Guide for an urban location. 



With respect to amenity space, residents of Uplands 1 and 3, and Acala 3, would all have access to 
central, communal courtyard gardens. The applicant’s Daylight and Sunlight study indicates that the 
Acala 3 amenity area would be in shade for much of the day. Occupants of this block would, however, 
also have access to another, sunnier, podium area once blocks A1 and A2 have been constructed. 
Until that point there would be other amenity areas available within the public realm, including the 
1,100sqm Pocket Park. Ordsall Park is 350m to the east, on the opposite side of Trafford road.

Whilst layout and scale remain reserved matters for the buildings proposed in outline, it is still 
necessary to consider whether an acceptable level of amenity could be provided for future occupants 
within the maximum parameters that the applicant has set for themselves. On the basis of the 
information submitted, officers are satisfied that the outline blocks would be capable of achieving 
acceptable privacy distances and would provide all habitable room windows with a reasonable 
outlook. Again, the potential relationships that warrant a more detailed assessment are discussed 
below.
 The southern elevation of Acala 1 and the northern elevation of aspects of Acala 2 could be 

positioned as close as 9m. The applicant has, however, demonstrated within their Design and 
Access statement that several steps can be taken to successfully mitigate interlooking between 
residential units. 

 The applicant has also demonstrated how the Barbadense 2 building could be laid out so as to 
avoid habitable room windows on the lower floors looking out onto the Barbadense Play Park at a 
short distance. 

 An assessment of the daylight and sunlight levels that will likely be received within the facing 
façades of the residential Pima towers has also be undertaken. This has shown that most 
windows will retain potential for very good sunlight. Windows within the lowest levels are unlikely 
to meet the BRE targets but would still receive around 20% APSH against the 25% target. The 
applicant has subsequently used these results to identify the optimum internal arrangement for the 
Pima towers. This work, which has been supported by visualisations showing the outlook from 
typical apartments, has indicated that the number of single aspect homes with reduced daylight 
levels across the Pima towers would be limited to 15% of the total number of units. On this basis 
officers are satisfied that, overall, the siting, scale and massing proposed for the Pima towers will 
provide a reasonable standard of amenity for future residents. 

In terms of amenity space, residents of Acala blocks 1 and 2 would have access to two courtyard 
garden areas, one of which would receive good levels of direct sunlight. The indicative imagery 
submitted with the application for Barbadense 2 shows that west-facing external terraces could be 
provided, which benefit from views over the Play Park. Illustrative information for Block B3 suggests 
that each apartment would benefit from its own external terrace. For the residential Pima towers, the 
Design Code commits to dedicating floors for use as communal amenity space. These would be 
positioned where there are breaks in the massing of each tower, marked by bevelled set-backs. 
Opportunities exist to create generous external amenity terraces that accommodate soft landscaping 
and even tree planting, features that would be strongly supported. Construction of the Pima towers 
would also bring about the delivery of the Pima Gardens, a public amenity area that would benefit 
from good levels of direct sunlight from the west.

Overall the applicant has adequately demonstrated that future residents of the Masterplan 
development would benefit from an acceptable standard of amenity, in-line with the provisions of UDP 
policy DES7 – Amenity of Users and Neighbours. 

Wind Microclimate

The Environmental Statement includes a chapter on Wind Microclimate and a Wind Microclimate 
Assessment has been submitted with the application. Six different scenarios were modelled against 
the relevant safety and comfort criteria so that the effects generated by the development (detailed 



buildings; and detailed+outline buildings), plus the cumulative effects arising from identified committed 
developments could be properly understood. Consideration is also given to the wind climate during 
the construction phases of the development. 

Construction Phase
The applicant’s assessment considers that wind conditions during the construction phase will become 
safe and suitable with the implementation of appropriately designed wind mitigation measures 
(typically erection of hoardings and planting of trees). A commitment to implementing these measures 
should be included within the wider requirements of the Council’s standard Construction Environment 
Management Plan condition. 

Detailed proposals
The Assessment identified that, with only the detailed buildings completed (U1-3; A3; B1 & B4), wind 
conditions in and around the site would generally be suitable for their intended use. However, in 
certain areas the scheme would give rise to wind effects, both on-site and off-site, that require 
mitigating. The locations of these effects are set out below, along with a description of the mitigation 
measures that will be incorporated:  
 The thoroughfare to the north-western corner of Acala block 3 has been classified as ‘unsafe’. 

However this exceedance could be eradicated, and the area made suitable for ‘leisure walking’, 
through the inclusion of: 
o A hoarding around the perimeter of outline blocks A1 and A2, until such a time that these plots 

come forward for development; and
o The construction of the single-storey podium feature, topped by multi-stem trees, that has 

been proposed to the south-west of A3. 
 Safety exceedances have been identified to a minority of balconies at the corners of block A3 and 

two higher level balconies on block U1. The effects would be eradicated through the use of 1.5m 
high solid balustrades to the affected balconies. 

 Whilst the roof of the playpark (block B1) would experience a range of suitable wind conditions, 
particularly during the summer months, the initial modelling showed that a portion of its southern 
half would be subject to safety exceedances. However, with 1.5m high balustrading in place, 
further modelling has shown that conditions within the B1 playpark would be suitable for their 
intended purpose, and any residual effects would be negligible.  

 Off-site safety exceedances were identified within the Holiday Inn site and within the Welland 
Lock, which could be adequately managed through the erection of hoardings around the Pima 
site, until such a time that these plots come forwards for development. 

The mitigation measures identified above should be implemented as part of the requirements of a 
planning condition, prior to the completion of the buildings to which they relate. 

At the request of officers, 1.5m – 2m high hedging has been incorporated into the design of the 
proposed Pocket Park, south of Acala block 3, to provide shelter for the seating areas throughout the 
year.  

Full development (detailed proposals + outline elements)
With the full development in place, the Pima buildings would appear to give rise to safety 
exceedances at the western end of the site and the bay beyond. As this aspect of the scheme, 
including the surrounding public realm, remains in outline it is considered that a suitable mitigation 
package can and should be developed as part of the detailed design for blocks P1, P2 and P3.  
Updated wind assessments should be submitted with future reserved matters applications. 

The applicant’s assessment indicates that the cumulative effects generated by nearby consented 
developments would be negligible. 

Subject to compliance with the conditions recommended above, the development would have an 
acceptable impact on microclimate and would comply with criteria ix of UDP Policy DES 5. 



Crime Prevention

A Crime Impact Statement (CIS) has been submitted with the application, which draws upon ‘Secured 
by Design’ principles in conjunction with long term practical policing knowledge and crime pattern 
analysis. It states that the introduction of new homes, hotels and leisure facilities on what is presently 
an underused site, and the security strategy to be implemented, should prevent opportunities for the 
types of crime that have been committed in the area previously from occurring at Cotton Quay. Due to 
the unique features of the development it is anticipated that visitors from outside the area will use the 
proposed facilities, thus increasing surveillance opportunities and making the area active for the right 
reasons.

The applicant’s CIS sets out a number of measures that developments of this nature should 
incorporate into their layout and design to minimise the opportunities for crime. It also identifies a 
number of positive features associated with the scheme, such as the following:
 The majority of the proposed building elevations face directly onto the street or public realm, 

providing surveillance opportunities and a level of ‘self-policing’.
 The high-quality design of the development would clearly create a sense of place that enable 

people to identify with their surroundings or locality and be and feel safe without creating a fortress 
type development.

 The proposed Barbadense harbour baths / lido leisure facility and floating gardens are also 
positives for the area as a whole. All aspects are well overlooked and, if managed well, will 
prevent the opportunities for anti-social behaviour.

 The Play Park will be overlooked by numerous buildings. The walkways leading to it should be 
enclosed and secured by fob access. 

 The development would also include clearly defined and well-lit public, private and semi-private 
spaces, defensible space, and well-defined routes which benefit from natural surveillance, all of 
which discourage crime.

 Hotel entrances will be staffed 24/7 and staff should have unrestricted views to lifts and 
staircases.

Design for Security (Greater Manchester Police) have raised no objections to the proposed 
development on the grounds of crime prevention. This aspect of the scheme is considered to be in 
compliance with Policy DES10 of the City of Salford UDP.

Access, Highways and Parking

Chapter D of the Environmental Statement covers matters relating to ‘Transport’ the applicant has 
submitted a Transport Assessment (TA) and Travel Plan (TP) with their application also. This suite of 
documents has been reviewed by Transport for Greater Manchester (TfGM), although their comments 
have been blended in with those of the Local Highway Authority (LHA) to provide a combined 
assessment of the access, highways and parking arrangements. 

Trip Generation
The forecasted trip rates for the dwellings proposed within Cotton Quay have been calculated using 
the industry standard national trip rate database TRICS. A modal split adjustment factor has 
subsequently been applied to the resulting trip numbers in recognition of the site’s sustainability and 
that lower levels of car parking serve to suppress the number of trips generated by a development. 
Locally derived trip rates were adopted for forecasting trips from the proposed hotel, as requested by 
the LHA, to produce a more robust assessment. The results of this forecasting exercise indicate that, 
once complete, Cotton Quay would generate 342 two-way vehicle trips during the AM Peak and 298 
two-way trips in the PM peak.

However, when compared against the number of trips that would have been generated by the 2017 
Outline development (consented under application 16/67568/OUT), the net increase in two-way trips 



generated by Cotton Quay would be limited to 190 in the AM peak and 117 during the PM peak. It is 
these figures which are used to judge the impacts of the proposed development on the local highway 
network.

Highway Impact
The local highway network has been tested in the AM and PM weekday peaks with TfGM’s surveyed 
flows and in a future year that assumes i) the full extent of the development proposal has been built 
out; and ii) a number of committed developments within the area have come forward.
The following junctions were modelled as part of the assessment.
 A5063 Trafford Road / Broadway signalised junction;
 A5063 Trafford Road / The Quays / Archie Street signalised junction;
 Waterfront Quay / The Quays signalised junction;
 A5063 Trafford Road / Merchants Quay signalised junction;
 A5063 Trafford Road / Ordsall Lane signalised junction; and
 A5063 Trafford Road / Clippers Quay (Exchange Quay) signalised junction.

The TA sets out the results for each junction however the LHA note that the conclusion is generally 
the same, that the operation of each junction only slightly deteriorates with the current proposal, over 
and above the impact that was forecasted for the Waterfront Quay development approved under 
application 16/67568/OUT. All junctions are shown to operate within their theoretical capacity (100%) 
with most operating within their practical capacity (90%).

In their consultation response to the application, Trafford Council’s LHA requested alterations to the 
TA to include the White City Gyratory (WCG). TfGM have confirmed that the level of impact at this 
junction in percentage term is low (1.8% and 1.3% in the AM and PM peak respectively) and that such 
a small increase in traffic would not be noticed. In response to Trafford’s request for contributions 
towards infrastructure improvements at WCG for sustainable modes, TfGM conclude that such a 
small increase in traffic flows could not be used to justify any mitigation to provide major changes in 
layout or infrastructure. Salford’s LHA concur with this view. 

Consideration of recent planning applications in this area have assumed that the Trafford Road 
corridor scheme will be brought forward to assist in facilitating the growth of the Quays.  A £350,000 
contribution to this improvement scheme was secured from the previous consent for this site 
(16/67568/OUT) as mitigation. Given that the previous permission on the application site formed part 
of the Base scenario modelled in the applicant’s TA, it is necessary for this mitigation requirement to 
be carried through to the current proposals. As such a £350,000 contribution is again sought towards 
the Trafford Road corridor scheme, to be secured as part of the s106 agreement.

Subject to the above, the LHA are satisfied that traffic generated by the proposed development would 
not have a significant impact on the operation of the highway network

Metrolink
The application site’s proximity to the Salford Quays Metrolink stop supports the applicant’s case for 
high density development and low levels of car parking. Within their consultation response, TfGM 
have welcomed the strategic intent of the Cotton Quay development, in an area that forms a key 
component in the Combined Authority’s efforts to deliver Greater Manchester’s growth ambitions. In 
this context TfGM note that trams running through the Quays during the weekday peak period have 
been observed to be operating close to capacity, but state that this is an issue that requires a 
strategic response and cannot be solved by individual developers. TfGM also recognise that gains to 
carriage capacity within the Quays should be achieved by the imminent opening of the Trafford Park 
line.  Whilst this may not impact the ‘Salford Quays’ stop directly, it is anticipated that people using the 
MediaCItyUK connection may actually choose to use the Trafford Park Line as the extra walk will be 
offset by a shorter overall running time and more direct routes. Furthermore, the planned delivery of 



Cotton Quay in phases, over a period of years, should fit with TfGM’s planned extension in capacity 
across the Metrolink network, in line with the Greater Manchester Transport Strategy 2040.  

The service arrangements described above, combined with increased patronage are likely to place 
additional demands on the Salford Quays Metrolink stop. As a result, the applicant has agreed to fund 
an upgrade to it, which would enhance passenger access to the platforms and provide an improved 
and extended waiting environment for passengers. More specifically, this package of works would 
include improved lighting; CCTV; new shelters with greater capacity; and wider track crossings. A 
scheme for these works will be secured as part of the requirements of a planning condition, with funds 
secured through the section 106 agreement. 

Access and Layout
As previously noted within this report, the existing Waterfront Quay highway would be stopped up to 
facilitate the proposed Masterplan scheme, which would include the creation of a realigned access 
road, termed ‘Quayside Street’, that connects with The Quays road. The LHA and TfGM have 
accepted the principle of creating an access in this particular location, however it is recommended 
that the detailed design be agreed as part of the requirements of a planning condition to ensure that it 
properly dovetails with the forthcoming Trafford Road corridor improvement scheme. 

The LHA has raised no objections to the vehicular connection between Waterfront Quay and 
Merchants Quay being severed (except for emergency vehicles) following the submission of a swept-
path analysis that demonstrates a suitable turning area would be provided. Notwithstanding this, the 
detailed design of this arrangement should also be submitted to the LHA for final agreement as part of 
the requirements of a planning condition. 

Quayside Street is proposed to be 6m wide and flanked on both sides by 2m wide footways. This 
arrangement is acceptable to the LHA.

Contrary to information provided within the TA, but consistent with the Design and Access Statement, 
servicing vehicles should not be allowed to access the eastern section of the Quayside Promenade 
(in front of block U3). Notwithstanding the potential for pedestrian-vehicle conflicts, it would not be 
possible for service vehicles to turn right back onto Quayside Street after passing through the arrival 
square. This matter can, however, be adequately concluded as part of the servicing and deliveries 
management plan, which will be secured by condition. 

The Illustrative Masterplan shows that a number of laybys would be provided off the main vehicular 
access road through the site, which would be used by refuse and servicing / delivery vehicles. These 
are considered to be appropriately positioned and both the LHA and the Council’s Business Waste 
Officer are satisfied with the applicant’s submitted Waste Management Plan. The commercial units 
within Uplands 3 would be serviced by trolley from a turning head adjacent to Acala block 3. Details 
regarding servicing and deliveries have been requested by the LHA as part of the requirements of a 
planning condition.  

Overall the LHA are generally satisfied with the layout of the proposed development A condition 
should, however, be added to any grant of permission to enable the detailed design of this layout to 
be agreed with Highways Officers prior to its construction on site. 

Car and Cycle Parking
The application site is considered to be in a highly suitable location. The Salford Quays Metrolink stop 
is adjacent to the site’s eastern edge. A frequent bus service (No. 50) is also available from bus stops 
at the Lowry, which offers a 10-minute cross city service to Salford Crescent rail station; Salford 
Central rail station; and Manchester city centre. In terms of employment, the wider Quays area now 
supports close to 30,000 jobs. The nearby Lowry Outlet Mall provides access to certain day-to-day 



amenities, which would be added to further by the commercial space proposed within the 
development. 

A total of 611 car parking spaces are proposed across the development. Of these, 94 would be 
provided beneath the central podium within the Uplands Quarter. Development within this area 
comprises of 189 dwellings and 228 bedrooms within the proposed hotel. In the completed Acala 
Quarter there would be 103 parking spaces, for use by blocks A1, A2 and A3. This Quarter would be 
constructed across two phases and therefore an initial provision of 49 spaces would serve Block A3 
(302 apartments). The applicant’s submission indicates that the 414 spaces proposed within the multi-
storey car park (MSCP) would be used by the remaining blocks within the development, most notably 
the three Pima towers. When the total number of dwellings and hotel bed-spaces are combined 
(1,968), this equates to an overall provision of 31% (0.31 spaces per dwelling / hotel room). It is 
however anticipated that parking for just the residential element of the scheme would be somewhere 
in the order of 20% provision. The applicant’s TA does not seek to allocate or ring fence a specific 
number of parking spaces to each of the buildings, instead it favours a more flexible approach 
towards allocation as part of a Parking Management Plan.

The LHA are comfortable with the proposed level of car parking provision and the approach towards 
allocation, given the site’s sustainable location and that transport policies advocate lower levels of 
parking where possible. Lower parking levels are acknowledged to suppress car ownership and, as 
such, the proportion of trips made by car. There is, however, a need to complement this approach by 
reviewing and introducing parking restrictions in the locality. This is required to prevent overspill from 
the site into neighbouring areas, as this would reduce the effectiveness of a reduced parking strategy.  

A financial contribution is therefore required from the applicant in order to implement a ‘resident only 
parking’ scheme on Merchants Quay, consistent with the approval issued for the previous application 
under 16/67568/OUT. Given the scale of the proposals for Cotton Quay, a further contribution is 
required to undertake a review, post-occupation of the development to determine whether more 
extensive interventions are needed.  

The applicant has confirmed that a minimum of 31 of the proposed parking spaces would be provided 
as disabled bays, which meets the 5% requirement set out in Appendix B of the UDP. 

A total of 1,495 cycle spaces have been proposed across the site to serve the development. This 
level of provision significantly exceeds the Council’s current standards, set out within Appendix B of 
the UDP. The final arrangement of the proposed storage areas does, however, remain to be agreed in 
certain parts of the development, such as the Uplands 1 building and the Uplands hotel. The final 
location for each of the short-stay visitor parking spaces also needs to be determined. The LHA are 
satisfied that these remaining points can be adequately addressed via the Council’s standard cycle 
parking condition.  

The applicant has indicated that 22 motorcycle spaces would be provided at Cotton Quay, with this 
entire provision located within the MSCP. This approach would not be accepted by the LHA, as it is 
reasonable to expect a proportionate level of motorcycle parking to be provided within each of the 
three main parking areas and at intervals within the public realm. The LHA are satisfied that space 
exists to accommodate this request and therefore this matter can be concluded as part of the 
requirements of a cycle and motorcycle parking condition.  

Sustainable Travel 
The applicant has submitted a framework Travel Plan that sets out a range of measures designed to 
encourage residents within the proposed development to use sustainable modes of travel. The 
Council’s Sustainable Transport Officer has requested a planning condition to secure the submission 
of further Travel Plans, covering the commercial, residential and hotel uses. Each report should 



include survey results from residents/staff of the previous phase and appraise the success of the 
travel initiatives provided up to that point.

The applicant has committed to replacing an existing ‘car club’ bay that would be displaced from 
Waterfront Quay. Whilst this is welcomed, it is considered that the number of car club bays within the 
site needs to increase, due to the low level of parking provision and the proposed intensification of 
uses. Little on-street parking opportunities exist at present and as such consideration could be given 
to locating bays within the MSCP. Details of the quantum, location, promotion and access to 
additional Car Club bays should be submitted as part of the requirements of a planning condition.

Two existing Electric Vehicle charging points are located within the application site and the applicant 
intends to increase this figure to nine. To future proof the development, it is recommended that the 
applicant installs the infrastructure to facilitate a much greater provision. A condition requiring the 
details of EV charging points to be delivered within each of the main parking areas at Cotton Quay 
shall be attached to any grant of permission. 

The site is well located in relation to a wide range of amenities within a reasonable walking distance, 
and high-quality pedestrian facilities do already exist outside of the site. It is also considered that the 
area offers an excellent opportunity to cycle from Cotton Quay, with enhancement works proposed as 
part of the Trafford Road corridor improvement scheme. The quantum of cycle parking proposed 
equates to almost four times the minimum number of spaces prescribed within Appendix B of the 
UDP, which is commendable and would ensure that those wanting to cycle to/from the site were able 
to do so. 

Despite the development being located on a peninsular of land, it is considered that an excellent 
walking and cycling environment would be created within the development, as part of the applicant’s 
public realm proposals. 

Summary
Overall, the LHA consider the development to be positioned within a highly sustainable location where 
future residents could be expected to work and socialise within a short walking distance of their 
homes. The development restrains car ownership to an appropriate level, however the use of TROs is 
required to ensure that on-street parking associated with the development would not have an adverse 
impact on the amenities of residents or the movement of pedestrians, cyclists and motor vehicles in 
the vicinity of the site. Therefore, there are no objections to the development on highways grounds, as 
the residual cumulative impacts of the proposal would not be severe (as defined by the NPPF), with 
respect to traffic congestion or parking demand. This aspect of the application is considered to be in 
accordance with Policies A2, A8 and A10 of the City of Salford UDP and the relevant paragraphs 
within the NPPF. 

Air Quality

The application site lies just outside of the Greater Manchester Air Quality Management Area 
(AQMA); however, the scale of the development is such that consideration should be given to the 
potential impacts on air quality that could result from the additional vehicle movements that it 
generates. ‘Air Quality’ forms one of the Chapters within the ES and the application is also supported 
by an Air Quality Assessment (AQA). 

The documents include an assessment of the potential impacts on air quality generated during the 
construction phases. This concludes that a suite of potential mitigation measures, as recommended 
by the Institute of Air Quality Management (IAQM) guidance, could be employed to reduce the 
impacts resulting from fugitive dust emissions. These measures would be secured within a site-
specific Construction Environment Management Plan, to be submitted as part of the requirements of a 
planning condition.



The ES reports that the overall impact generated by the development on the air quality at nearby 
receptors would be negligible. As such no further mitigation is recommended within the assessment. 

The City Council’s Environmental Officer has acknowledged the results of the AQA but notes also that 
the development would provide 611 car parking spaces. They consider that for Cotton Quay to 
function successfully as a sustainable development, a suitably robust travel plan would be required 
that focusses on modal shift. As such, and notwithstanding the AQA model outputs, they are of view 
that the scale of the scheme warrants the provision of mitigation in-line with guidance from the IAQM / 
Environmental Protection UK Land-Use Planning and Development Control: Planning for Air Quality. 
The most suitable approach to ensuring proportionate mitigation is provided throughout the 
development (including the outline phases) is to undertake a “damage costs” calculation in 
accordance with DEFRA guidance. 

The DEFRA guidance outlines that offsetting emissions might be used as mitigation for a proposed 
development. Examples of how this might be achieved include the installation of electric vehicle 
charging facilities; support and promotion of car clubs; improvements to cycling and walking 
infrastructure; and financial support towards low emission public transport options. It is noted that 
some of these options are already referenced within the applicant’s Framework Travel Plan. The 
applicant’s mitigation strategy should be submitted as part of the requirements of a planning 
condition. 

Subject to compliance with the recommended conditions, there are no objections from an air quality 
perspective and this aspect of the development is considered to be in compliance with Policy ENV17 
of the City of Salford UDP.

Noise

The application includes various commercial, leisure and residential uses. There is potential for noise 
from them to impact on both existing and future residents. Parts of the site are impacted by noise and 
vibration from the Metrolink line and road traffic noise from Trafford Road. Noise is also audible from 
Old Trafford Football Ground on matchdays.

‘Noise and Vibration’ has been included as a chapter within the submitted ES and a Noise Impact 
Assessment (NIA) forms part of its Appendices. 

An assessment of the construction phase has been undertaken. Mitigation is recommended in the 
form of adopting best practice guidelines, which shall be formalised within a site-specific Construction 
Environment Management Plan (secured by condition).

The assessment of the operational phases of development considers that, in general, road traffic and 
tram noise is only likely to impact the units to the north east of the site closest to the Metrolink Line 
and Trafford Road. The report suggests a possible glazing and ventilation package based on road 
traffic noise.

The City Council’s Environmental Officer is, however, mindful that there are multiple noise sources 
proposed at various positions within the proposed development, including commercial uses and 
entertainment/leisure facilities. Whilst they consider the site to be suitable for mixed-use development 
(or can be made suitable with appropriate mitigation), they have recommended that a detailed noise 
mitigation scheme be submitted for each plot or building, to ensure the specific aspects proposed 
within them are adequately mitigated.

Full details of any fixed plant and equipment across the development, including for those buildings 
proposed in full, are understandably not known at this time. Notwithstanding this, the noise 



assessment considers that with suitable control techniques (such as plant specification, positioning 
etc) noise from fixed plant and equipment will not be significant. The Council’s Environmental Officer 
is accepting of this, however it will be necessary to submit details of fixed plant and equipment for 
each building / phase of the development, as site conditions may change in the time between 
permission being granted and the developments being completed.

Operating and delivery hours for the proposed commercial uses should also be agreed as part of the 
requirements of a further planning condition. Full details of extract ventilation schemes and acoustic 
treatment should be provided for any units within Use Class A3, A4 or A5, again via condition.

As an external leisure facility, the Barbadense Baths has the potential to cause noise and disturbance 
to nearby noise sensitive premises, if its use is not controlled or takes place during sensitive hours.  
The Council’s Environmental Officer is however satisfied that undue disturbance could be prevented 
through the provision and implementation of a suitable noise management plan, secured by planning 
condition.

Subject to compliance with the conditions set out above, there are no objections to the proposed 
development on the grounds of noise or vibration and it is considered to be in compliance with policy 
EN 17 of the City Council’s UDP. 

Ecology

An ecological survey and assessment has been submitted with the application, which has been 
reviewed by the Greater Manchester Ecology Unit (GMEU) and Natural England. 

The Salford Quays Site of Biological Importance (SBI) is located immediately to the west of the 
application site, within Central Bay. This SBI is designated for supporting a range of water-birds. 
Results from the applicant’s winter bird survey indicate that the application site and surrounding area 
is used by low numbers of relatively widespread and commonplace wildfowl and water bird species, 
with very low numbers using land within the application site itself. GMEU have confirmed that they are 
satisfied there is sufficient habitat within the wider Quays areas, in the event that any individual birds 
are displaced. GMEU note that the bird species that have been recorded in this area are tolerant of 
disturbance and as such are unlikely to be displaced by the proposed development. Notwithstanding 
this the applicant’s landscaping scheme includes a series of floating reedbeds that GMEU consider 
could enhance the site for the bird species present. 

The existing office buildings within the site would be demolished to facilitate the site’s redevelopment. 
The submitted survey has demonstrated that there are no suitable habitats for roosting bats provided 
within them or elsewhere within the site.

GMEU are in agreement that the land occupied by the site has negligible ecological value, given that 
it is covered in hardstanding and office buildings. Young planted trees and small areas of scrub are 
present within the site, mostly around the site perimeter, which could support nesting birds. For those 
trees set to be removed from the site, GMEU have recommended a condition that prevents them from 
being uprooted during bird nesting season. It is however considered to be more appropriate to add an 
informative to this effect, rather than a condition, as birds and their nests are already protected under 
separate legislation (Wildlife and Countryside Act 1981, as amended). Therefore, it is not necessary 
in this instance to duplicate these existing controls.  

Objections have been received from local residents on the grounds that the Barbadense Baths would 
have a detrimental impact on the water quality of St Francis Basin. No concerns have been raised by 
either GMEU or Natural England in this regard. The applicant’s Biodiversity Survey recommends 
some further assessment to determine the aperture of the netting to be used around the lido and 



additional study work to ensure any risk to the operation of the helixor is mitigated properly. A 
condition to require this work can be attached to any planning permission.  

Biodiversity enhancement forms a central part of the applicant’s landscape Masterplan. Floating beds 
of vegetation have been proposed within St. Peter and St. Louis basins. The applicant states that they 
would provide long term water treatment and a valuable ecological habitat (feeding and sheltering as 
well as nesting material). A 1,100sqm Pocket Park has also been proposed as part of a wider linear 
ecology park. All planting palettes will prioritise ecosystem services and benefits to the wider urban 
ecology. Delivery of these features would achieve a significant net gain in biodiversity. A planning 
condition to secure their implementation has been recommended.

Cotoneaster is an invasive species that has been found on site. It is therefore recommended that this 
species is removed during the construction period to prevent further spreading. The applicant should 
provide a method statement for this work as part of their wider Construction Environment 
Management Plan. 

GMEU and Natural England have raised no objections to the proposed development in relation to its 
impact on ecology and the natural environment. Subject to compliance with the conditions outlined 
above, the development is considered to be in compliance with UDP Policy EN9 of the City of Salford 
UDP 

Flood Risk and Drainage

Chapter J of the applicant’s ES relates to Flood Risk and Drainage. A Flood Risk Assessment (FRA) 
and a Drainage Strategy have also been submitted with the application.

Flood Risk
Environment Agency flood data indicates that the whole of the site falls within Flood Zone 2, which is 
land having between a 0.1% and a 1.0% probability of fluvial flooding.

The development is classed as ‘more vulnerable’ in flood risk terms, given that it comprises residential 
and commercial uses. The National Planning Policy Guidance confirms that this is an acceptable 
vulnerability classification to be introduced into Flood Zone 2. 

The site does not benefit from formal flood defences, however the operation of the sluices on the 
Manchester Ship Canal provides a consistent asset standard of protection. The condition of the lock 
gates is monitored. 

Surface water flooding of the existing site would affect a small corner at its entrance, to a depth of 
300m – 900mm. The FRA states that the proposed development will allow for a betterment in the 
management of surface water at the site. Notwithstanding this, they have confirmed that the ground-
floor levels within the proposed development will be raised to exceed the 1 in 100 year + 35% climate 
level for a single gate failure. Flood resilient measures up the level of the 1 in 1,000 year flood event 
will also be employed. The City Council’s Drainage Engineer has confirmed that conditions should be 
added to any permission, requiring the implementation of these flood risk features. 

Drainage
The applicant’s Drainage Assessment reports that a new sustainable drainage network at the site will 
be implemented using SuDS to provide multifunctional benefits for users and run-off restrictions to the 
canal. This would provide a minimum of 50% betterment on the existing runoff. 

Blue and blue green roof systems are proposed for the majority of roof and terrace space to provide 
amenity and biodiversity benefits along with runoff restriction. Permeable surfaces and tree pits would 
be provided, where practicable, across the site to provide water quality treatment for hydrocarbons 



and attenuation of surface water run-off. Rainwater harvesting would be implemented for use in 
various units.

The applicant’s drainage strategy has been reviewed and accepted by the City Council’s Drainage 
Engineer. Subject to compliance with the submitted Strategy, this aspect of the development is 
considered to be in accordance with Policy EN19 of the City Council’s UDP and National Planning 
Policy Guidance (NPPG). 

Contaminated Land

The site has a history of heavy industrial use as part of the docks and therefore a risk of land 
contamination exists within the site. There is also a risk to controlled waters due to the proximity of the 
Manchester Ship Canal; the underlying Secondary (A) and Principal aquifers; and the possibility of 
mobile contaminants. Residential, commercial and leisure uses are classed as sensitive end-uses in 
contamination risk terms and therefore a Desk Study Report has been submitted with the application. 
The Report includes results from a series of ground investigations however, due to the presence of 
the current office buildings, roads and other restrictions, full coverage of the site has not been 
completed. As such further investigation will be required following site clearance and demolition. 
Further gas monitoring should also be undertaken to confirm that no gas protection measures are 
required.

The Environment Agency have reviewed the proposals with respect to the potential risk to controlled 
waters. The EA are satisfied that it will be possible to suitably manage the risk posed to controlled 
waters by the development. However, further detailed information would be required, via condition, if 
the applicant were to undertake piling works using penetrative methods. 

The City Council’s consultant Environmental Officer has reviewed the submitted reports and raised no 
objections to the development on the basis that a Site Investigation Report and, if required, a 
Remediation Strategy is submitted as part of the requirements of a planning condition. Subject to 
compliance with the recommended conditions, this aspect of the development is considered to be in 
accordance with Policy ENV17 of the City of Salford UDP.

Energy and Sustainability 

A Sustainability and Energy Statement has been submitted with the application. This reports that the 
design considerations and measures that will be applied with respect to sustainability and mitigating 
environmental impact include:

 Enhanced passive measures, including improved building fabric thermal performance to meet or 
exceed the requirements of Building Regulations Part L1A and L2A as appropriate.

 Water efficient fittings, including the installation of dual flush WCs, spray taps and low-flow 
showers, to meet and exceed the Building Regulations targets.

 Formulation and implementation of a Construction Site Waste Management Plan.
 Provision of dedicated on-site refuse and recycling facilities.
 Provision of cycle storage facilities to encourage more sustainable forms of transport.
 Green architecture, ecology and habitat creation.
 Sustainable drainage, including incorporation of rainwater harvesting.
 Consideration of the life-cycle carbon impacts of new building elements and materials.
 Encouragement of responsible sourcing of materials throughout the development; in
 Consideration of the incorporation of decentralised energy, and low-carbon and renewable 

technologies.

The applicant has chosen to benchmark the performance of the residential buildings proposed in full 
(U1, U3, A3) against the interim target reduction (19% relative to Part L Building Regs 2013) in 



residential CO2 emissions that’s referenced within the draft Greater Manchester Spatial Framework. 
The results indicate that the detailed buildings would meet and exceed this target by achieving an 
average CO2 emission saving of 28.4%. The hotel building (U2) would also meet these targets. 

The strategy for the buildings in the outline scheme is currently based on heat pumps, with the 
anticipated utilisation of an ambient loop. The Energy Statement considers this to be an innovative 
approach to energy which relies on water being supplied around the site/building at a controlled 
ambient temperature (up to 25ºC), from which buildings can either extract heat or deposit heat 
depending on whether their building’s demand is for heating or cooling. The applicant considers that 
the technology necessary to realise this type of strategy is emerging but will come too late for 
implementation within of the first two phases of development. The alternative strategy option for the 
outline elements of the scheme would be for each individual building to have its own heat pump. 

Given the above, it is expected that similar Energy and Sustainability Reports will be submitted in 
support of the reserved matters applications required for future phases of the Masterplan 
development. Overall, the elements of Cotton Quay that are proposed in detail are considered to 
accord with the Council’s sustainability aspirations and the requirements of its Sustainable Design 
and Construction SPD

Socio-Economic effects

Chapter K of the ES sets out the potential effects of the proposed development on the local 
population; supply of housing; provision of education; health and community facilities in the local area. 
The local employment and labour supply impacts generated by the proposed development are also 
considered.

The applicant’s assessment states that the most significant socio-economic impacts of the 
development on the local economy are likely to include:

 Delivery of 1,493 new homes;
 Investment of £365 million during construction;
 Creation of 634 Full Time Equivalent (FTE) construction jobs;
 Provision of 957 FTE supply chain jobs during construction;
 109 additional FTE jobs generated locally by employment uses at the site once operational;
 Net additional spending of £15 million per year from new residents and £8 million of first 

occupation expenditure, which will help to support local jobs;
 Improvements to the socio-economic outcomes of severely deprived areas nearby by offering 

convenient new employment opportunities; and,
 Construction of new harbour baths, bouldering centre, equipped playpark, new areas of public 

realm space, including a waterside promenade and new pedestrian bridges. Linking the site to 
MediaCity will improve the provision of (and access to) community and recreational facilities within 
the local area.

The applicant has also provided an initial high-level assessment of the potential increase in Council 
Tax and New Homes Bonus income associated with the delivery of the Cotton Quay development.

It is estimated that the delivery of 1,493 residential units could generate approximately £2.2m per 
annum in additional Council Tax payments, based on the charges applied by Salford Council for the 
financial year period 2018/19. It is also estimated that the development offers the potential to 
generate £7.8m in New Homes Bonus (NHB) payments over a 4-year period. It is recognised, 
however, that payments will be profiled to reflect the build period of the development; are contingent 
upon the continuation of the NHB scheme throughout the construction phase; and upon Salford 
delivering total housing growth in excess of the 0.4% threshold. 



With respect to healthcare, the assessment considers that existing provision in the area could absorb 
the additional population arising from cumulative schemes, including Cotton Quay, without exceeding 
the ‘Healthy Urban Development Unit’ benchmark of 1,800 patients per NHS General Practitioner. It is 
also worth noting that, in addition to the practices identified within the applicant’s Environmental 
Statement, a further GP Surgery (The Quays Practice) has recently opened (Autumn 2019) on 
Trafford Road. A minor adverse effect on the provision of existing dental facilities has been 
forecasted. Discussions with local dentists have been advised.

The applicant considers that the demands from future residents of the development for access to 
sports, open space and recreation facilities will be met through the on-site provision of an equipped 
Play Park; bouldering centre; swimming pool facilities and new areas of public realm. Impacts on 
demand for additional educational facilities are forecasted to be negligible, given the limited number of 
children that typically reside in apartment schemes.

Officers acknowledge the potential scheme benefits that Cotton Quay could generate for Salford’s 
socio-economic receptors, and those further afield, along with the potential income to the Council that 
would be used to deliver local services. In terms of demand for dental and other community facilities, 
it should be noted that the proposed Masterplan scheme would deliver up to 3,216sqm of commercial 
floor-space to be applied on a flexible basis, including Use Class D1 – Non-Residential Institutions. As 
such there is scope for these facilities to be delivered within the development itself, should there be 
the demand for them.  

PLANNING OBLIGATIONS

The application proposes to redevelop an underused area of land within Salford Quays to provide up 
to 1,493 units of residential accommodation; hotel bed-spaces; and commercial and leisure floor-
space. Given the scale of the development, an assessment of its impact on surrounding infrastructure 
is required. If considered necessary, planning obligations will be sought to mitigate the impact of the 
development in accordance with UDP policy DEV5 and the planning Obligations SPD (2019).

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

The proposed development is supported by a significant amount of on-site public realm, totaling 
16,500sqm, which will be delivered and maintained by the developer. Included within this package of 
public realm works are the following spaces:  

 Play Park - A rooftop playground (1,700sqm) that includes a running track, outdoor gym, group 
exercise zone, stepped seating area, play equipment, viewing platform and café;

 Pocket Park and Linear Ecology Park - Spanning the edge of St. Peter and St. Louis basins, 
this comprises of floating reed beds and nesting islands, viewable from wooden boardwalks. 
On a prominence between the two basins is the Pocket Park, a quiet contemplative space 
(1,100sqm) that includes an educational garden.    

 Quayside Promenade - A pedestrian-focused route along the southern edge of the site, 
flanked by commercial spill-out spaces and SuDS planting along the water’s edge.  

 Arrival Square – A public square with a grove of trees at its centre that links the refurbished 
Salford Quays tram stop with the Quayside Promenade.

Not only will the public realm described above provide a high-quality environment for future residents 
of the development, it is also considered that the range of spaces, coupled with the proposed leisure 
offer, will make Cotton Quay a destination in its own right. The site will attract visitors. Thus, the public 
realm will be of value and of benefit to both future residents and members of the public. Substantial 
weight is attributed to the public benefits that will arise from the delivery of these managed public 



spaces. They will help to create a vibrant and memorable neighbourhood that benefits from a genuine 
sense of place, particularly when supported by high-quality architecture and a leisure offer that is 
unique to Greater Manchester. Spaces where people can stroll, dwell and play will be created.  

The public benefits generated by the scheme are such that officers consider that the the development 
itself fully mitigates the demands that a development of this size would place on access to open-
space and public realm facilities. Therefore, there is no requirement for the development to provide a 
financial contribution towards off-site open space and public realm improvements.

Officers have also identified a need for the development to contribute towards the provision of 
affordable housing. The applicant, whilst in agreement with this identified need, has advised that for 
reasons of scheme viability the development cannot support the maximum contribution being 
requested by the Council. A viability appraisal has been submitted in support of their position. 

The applicant’s viability appraisal has been reviewed by the City Council’s consultant surveyors. 
Although discussions regarding the detail of the appraisal are on-going, the applicant has confirmed 
that they would accept the principle of a mechanism within the section 106 that requires a reappraisal 
of scheme viability. This would secure up to the maximum contribution identified, should the viability 
of the development increase in the future. Any monies secured as part of the reappraisal process 
should be directed towards the delivery of off-site affordable housing. A further update on this matter 
will be provided as part of the Late Information Report. 

As noted within the ‘Access, Highways and Parking’ section of this report, it is considered that 
increased Metrolink patronage from the development will place additional demands on the Salford 
Quays Metrolink stop. This has prompted TfGM to request an upgrade to the stop, which would 
enhance passenger access to the platforms and provide an improved and extended waiting 
environment for passengers. The applicant has agreed to provide a £800,000 contribution to cover 
the cost of these works. 

The previous permission on the application site formed part of the Base scenario modelled in the 
applicant’s TA and as such it is necessary to secure the transport mitigation measures that were 
associated with that permission as part of the mitigation for Cotton Quay. On this basis the applicant 
has agreed to provide a £350,000 contribution towards junction improvements at Waterfront Quay / 
the Quays Road, as part of the wider package of improvements along the Trafford Road corridor. 

The ‘Access, Highways and Parking’ section also considers that whilst the development restrains car 
ownership to an appropriate level, the use of Traffic Regulation Orders is required to ensure that on-
street parking associated with the development would not have an adverse impact on the amenities of 
residents or the movement of pedestrians, cyclists and motor vehicles in the vicinity of the site. The 
applicant has agreed to a maximum contribution of £79,500 to cover the cost of reviewing existing on-
street parking pressures in the area and implementing new TROs, including within Merchants Quay. 

It is recommended that clauses be included in the Section 106 agreement to the secure permissive 
rights of way along the various highways, footways and squares proposed within the site, so that they 
are available to the public at all times. Clauses will also be included within the s106 to ensure that the 
Play Park and Pocket Park are delivered at the appropriate stages of the build and to ensure that they 
are maintained in accordance with an agreed Management Plan. The Agreement will also require the 
‘arrival square’ to be constructed prior to the first occupation of buildings within the Uplands Quarter.

PLANNING BALANCE

The assessment of the application has identified that the development would give rise to some 
specific adverse impacts, as well as a series of benefits. These are summarised below for ease of 
reference: 



Adverse impacts
 Minor adverse and moderate adverse impacts on the level of daylight received by certain 

neighbouring dwellings within Merchants Quay. 
 A moderate adverse impact to particular views of the listed Ordsall Hall

Scheme Benefits
 The redevelopment of an inefficiently used area of land, in accordance with the aspirations of 

UDP Policy MX1;
 The provision of new housing in a highly sustainable location;
 Creation of up to 3,216sqm of commercial floor-space, designed to provide amenities for the 

emerging residential population and animate key areas of public realm;
 On-site provision of 16,500sqm of new public realm, which would include a roof-top Play Park; 

a green, Pocket Park; an arrival square and a linear ecology park;  
 Delivery of increased sports, leisure and community provision, in the form of the Barbadense 

Baths; Play Park; bouldering centre and climbing wall, that will provide diverse opportunities 
for children and young people, including those within surrounding areas of social deprivation; 

 The provision of safe, attractive and memorable new pedestrian/cycle routes that will improve 
permeability through this part of the Quays;

 A net gain in biodiversity; and
 Delivery of a series of highly distinctive and well-designed buildings that, together with the 

proposed public realm and commercial/leisure offer, will create a new ‘destination’ within 
Salford.

Paragraph 11 of the NPPF states that there is a presumption in favour of sustainable development. 
For decision-taking this means approving development proposals that accord with an up-to-date 
development plan without delay. Whilst adverse impacts have been identified, it is considered that 
they are far outweighed by the series of scheme benefits listed above. Furthermore, when assessed 
in the round, the development is considered to be in accordance with the Council’s development plan. 
Therefore, the proposed development is recommended for approval, subject to the heads of terms 
and conditions listed at the end of this report.

CONCLUSION

This application seeks to redevelop an inefficiently used area of land within a highly sustainable area 
to create a new mixed-use neighbourhood, in accordance with the aspirations of UDP Policy MX1. 
More specifically Cotton Quay would deliver new housing; commercial floor-space; leisure and 
community facilities; hotels; car parking and public realm. The application has been accompanied by 
an Environmental Statement (ES).

The applicant’s Masterplan scheme is split into four character areas, with the buildings positioned 
around a realigned vehicular highway and a southern pedestrian-focused promenade. A mix of uses 
have been proposed at ground-floor level that address and activate key frontages. The scale of the 
buildings steps down towards the south, responding to low-rise development within Merchants Quay 
and managing the scale for pedestrians using the promenade. The taller buildings are concentrated to 
the north side, progressively increasing in height towards the end of the western end of the Pier. If 
developed in accordance with the submitted parameter plans; design code; and illustrative imagery, 
the proposed Pima towers would create a striking landmark on the skyline that achieves the highest 
design quality. Cotton Quay will support the delivery of key areas of public realm, totaling 16,500sqm, 
which include an arrival square; pocket park and a linear ecology park. The development would also 
provide beneficial new sports, leisure and community facilities, in the form of the Barbadense Baths; 
Play Park; bouldering centre and climbing wall that will provide diverse opportunities for children and 
young people. The Play Park and Baths would be unique facilities within Greater Manchester. Officers 
consider that the development would achieve all ten characteristics of a well-designed place, as listed 
within the National Design Guide.  



The development is considered to give rise to acceptable impacts on the amenity, health and living 
conditions enjoyed by existing residents and would provide a good quality environment for future 
residents. The applicant has identified acceptable strategies for preventing opportunities for crime, 
achieving a net gain in biodiversity and for dealing with land contamination and surface water 
drainage from the site. The development would have an acceptable impact on the significance of 
surrounding heritage assets and has incorporated a number of sustainability and energy saving 
measures into its design and layout. The Highways Authority considers that the residual cumulative 
impacts of the proposal would not be severe, with respect to traffic congestion or parking demand. 
Contributions towards the provision of affordable housing and upgrade works to the Salford Quays 
Metrolink stop, and a local road junction, have been secured.

Overall it is considered that the proposed Masterplan scheme represents a sustainable form of 
development that will positively regenerate a key site within the Quays and make a significant 
contribution towards achieving the Council’s strategic vision for the area. The development is 
considered to be in compliance with the relevant policies within the City of Salford’s UDP and the 
NPPF. 

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. The likely significant effects of the development to the environment have 
been fully identified and assessed within the ES. The professionals involved with reviewing the ES 
have requested points of clarification but have not raised any concerns. The conclusions reached 
within the ES are considered to be up to date and the impacts of the proposed development are 
unlikely to have significant effects on the environment as it stands and can be mitigated against by the 
conditions listed below. The nature of the site and environmental considerations identified are such 
that specific monitoring conditions are not required in this case.   

RECOMMENDATION

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

1) The City Solicitor be authorised to enter into a legal agreement under Section 106 of the Town 
and Country Planning Act 1990 to secure the following heads of terms:
 Provision of the eastern arrival square prior to the first occupation of any plot or building within 

the Uplands Quarter. 
 Construction of a public Pocket Park (future proof garden) prior to the first occupation of Acala 

Block 3. 
 Provision of a plan for the long-term management and maintenance of the Pocket Park (future 

proof garden) and Play Park.
 The Barbadense roof-top Play Park (B1) to be made available for public use at all times within 

an agreed set of opening hours. 
 All other highways, footways and squares within the site to be made available to the public at 

all times.
 Financial contribution of £800,000 towards upgrading Salford Quays Metrolink stop and 

access to the platform. 
 Financial contribution of £350,000 to deliver improvements to the junction of Waterfront Quay 

and The Quays.
 Financial contribution of £7,000 towards the introduction of a Traffic Regulation Order that 

provides a Residents only Parking scheme for Merchants Quay.
 Financial contribution of £10,000 to enable the LHA to conduct a review of existing on-street 

parking facilities in the vicinity of the site, post implementation of the development, and 
implementation of a scheme of remedial measures to prevent overspill parking, if identified.



 Financial contribution of £62,500 to fund the issuing of resident’s permits to up to 250 
dwellings for a period of five years.  

 A clawback mechanism to secure an increase in the level of financial contribution up to the 
maximum level required by the Planning Obligations SPD should the viability of the 
development increase in the future as the scheme is delivered. Clawback monies to be 
directed towards the delivery of affordable housing.

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

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

Conditions:

1. The commencement of the Full / detailed (as defined in Drawing 0342-SEW-ZZ-ZZ-DR-PP-
PLZ107Rev: P1) component of the development shall be begun not later than the expiration of 
three years beginning with the date of this permission.

Reason: Required to be imposed in accordance Section 92 of the Town and Country Planning Act 
1990.

2. All applications for approval of reserved matters shall be made not later than the expiration of 
seven years beginning with the date of this permission and the development of each phase (as 
defined in Condition 6) must be begun not later than the expiration of two years from the final 
approval of the reserved matters relating to each Phase.

Reason: To comply with the requirements of Section 92 of the Town and Country Planning Act 
1990 as amended by Section 51 of the Planning and Compulsory Purchase Act 2004.

3. Prior to the commencement of development of each phase for which outline planning permission 
has hereby been granted (as defined in Condition 6) full details of the following reserved matters 
as relevant to that phase shall be submitted to and approved in writing by the Local Planning 
Authority:
a) Access;
b) Appearance;
c) Landscaping;
d) Layout; and
e) Scale.

Reason: The application is granted in outline only under the provisions of Article 5 of the Town 
and Country Planning (Development Management Procedure) (England) Order 2015 and details 
of the matters referred to in the condition have not been submitted for consideration

4. The development hereby permitted shall be carried out in accordance with the approved plans as 
listed on the ‘Planning Issue Sheet: Cotton Quay – Project Number 0342, 11 March 2020.

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

5. This planning permission hereby approves the following quantum of development:
- 1,493 residential units (Use Class C3)
- 475 hotel bedrooms (Use Class C1)
- 3,216sqm (gross external area) of floor-space within Use Classes A1, A2, A3, A4, A5, B1, D1 

and D2



Reason: To define the development in accordance with the requirement to deliver a sustainable 
form of development, having regard to Policy MX1 of the City of Salford UDP and the National 
Planning Policy Framework.

6. The development shall be phased in accordance with the approved ‘Phasing Plan’, Drawing No. 
0342-SEW-ZZ-ZZ-DR-T-PLZ050 Rev: P1.

A “plot or building” shall be taken to mean a plot, building and infrastructure associated with a plot 
or building, as identified on the ‘Hybrid Application: Detailed and Outline Split’ Drawing Number 
0342-SEW-ZZ-ZZ-DR-PP-PLZ107 Rev: P1.

Reason: To clarify the permission, having regard to Policy MX1 of the City of Salford UDP and the 
National Planning Policy Framework. 

7. Prior to the commencement of each phase (as defined in Condition 6) of development (including 
any works of excavation or demolition) a Construction Method Statement shall be submitted to, 
and approved in writing by, the local planning authority as relevant to that phase. The approved 
Statement shall be adhered to throughout the construction period. The Statement shall include: 
(i) the times of construction activities on site which, unless agreed otherwise as part of the 
approved Statement, shall be limited to between 8am-6pm Monday to Friday and 9am-2pm 
Saturday only (no working on Sundays or Bank Holidays). Quieter activities which are carried out 
inside buildings such as electrical works, plumbing and plastering may take place outside of 
agreed working times so long as they do not result in significant disturbance to neighbouring 
occupiers;
(ii) the spaces for and management of the parking of site operatives and visitors vehicles;
(iii) the storage and management of plant and materials (including loading and unloading 
activities); 
(iv) the erection and maintenance of security hoardings including decorative displays and facilities 
for public viewing, where appropriate; 
(v) measures to prevent the deposition of dirt on the public highway;
(vi) measures to control the emission of dust and dirt during demolition/construction; 
(vii) a scheme for recycling/disposing of waste resulting from demolition/construction works; 
(viii) measures to minimise disturbance to any neighbouring occupiers from noise and vibration, 
including from any piling activity;
(ix) measures to prevent pollution from accidental spillages, dust and debris;
(x) a community engagement strategy which explains how local neighbours will be kept updated 
on the construction process, key milestones, and how they can report to the site manager or other 
appropriate representative of the developer, instances of unneighbourly behaviour from 
construction operatives.  The statement shall also detail the steps that will be taken when 
unneighbourly behaviour has been reported. A log of all reported instances shall be kept on record 
and made available for inspection by the local a planning authority upon request.
(xi) an Invasive Plant Species Management Plan, which shall identify measures to be undertaken 
to control, remove and avoid invasive plant species growing within the site.
(xii) details of any wind mitigation measures to be provided, in-line with the requirements set out in 
Chapter G of the Environmental Statement. 
(xiii) details of how access to the Holiday Inn will be maintained at all times during construction.  

Reason:  In the interests of the amenity of neighbours in accordance with policies DES7 and 
EN17 of the Salford Unitary Development Plan and the National Planning Policy Framework. As a 
Construction Method Statement is required to inform the practices followed during the lifetime of 
the build it is necessary to require this information prior to the commencement of development.



Reason for pre-commencement condition: Any works on site could harm the amenity of 
neighbouring occupiers if not properly managed so details of the matters set out above must be 
submitted and agreed in advance of works starting.

8. Prior to the commencement of development (except for demolition and enabling works) on each 
plot or building, a Phase 2 site investigation report shall be submitted to, and approved in writing 
by, the Local Planning Authority, as relevant to the plot or building. The investigation shall address 
the nature, degree and distribution of land contamination on site and shall include an identification 
and assessment of the risk to receptors focusing primarily on risks to human health, groundwater 
and the wider environment.  

Should unacceptable risks be identified, the applicant shall also submit and agree with the Local 
Planning Authority in writing a contaminated land remediation strategy prior to commencement of 
the development on land to which the report relates.  The development shall thereafter be carried 
out in full accordance with the duly approved remediation strategy prior to the first occupation / 
use of the relevant plot or building.

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

Reason for pre-commencement condition: Any works on site could affect any contamination which 
may be present and hinder the effective remediation of any contamination causing a risk to the 
health of future occupiers and harm to the environment, hence the initial investigation must be 
carried out before works commence.

9. No development shall commence until all the retained trees as shown on the approved Tree 
Protection Plan (Urban Green Drawing No. UG_424_ARB_TPP_01, dated 07-01-2020) within (or 
overhanging) the site, have been protected using temporary protective fencing and temporary 
ground protection. Such protection shall be installed in accordance with the description contained 
on the Tree Protection Index Plan (Urban Green Drawing No: UG_424_ARB_TPI_01, dated 07-
01-2020) and shall remain until all development is completed and no work, including any form of 
drainage or storage of materials, earth or topsoil shall take place within the perimeter of such 
protection.

Reason: To safeguard existing trees within the site and to ensure that adequate provision is made 
for their protection whilst the development is carried out, having regard to Policy EN12 of the City 
of Salford Unitary Development Plan, the Salford City Council Trees and Development 
Supplementary Planning Document, and the National Planning Policy Framework.

Reason for pre-commencement condition: Any work on the site has the potential to damage those 
trees to be retained and so the programme of protection measures is required before any 
development commences.

10. Prior to the commencement of any development associated with Barbadense Block 1 (as defined 
on Drawing Number 0342-SEW-ZZ-ZZ-DR-PP-PLZ107 Rev: P1) a scheme for the formation of a 
new vehicular access into the Holiday Inn site shall be submitted to, and approved in writing by, 
the Local Planning Authority. The approved scheme shall be implemented prior to the 
commencement of any development associated with Barbadense Block 1 and shall be retained 
and kept free for access whilst the hotel is in use.  

Reason: To ensure that the development does not unacceptably hamper operations within the 
Holiday Inn and to maintain the safe and efficient operation of the highway network, having regard 
to Policies A8 and DEV6 of the City of Salford UDP and the National Planning Policy Framework.



11.
a) Prior to the commencement of above-ground works on each plot or building (as defined in 

Condition 6), a detailed noise impact assessment to determine the appropriate mitigation (building 
envelope and boundary treatment for external amenity spaces) required to achieve internal and 
external noise levels in accordance with BS8233:2014 (Guidance on Sound Insulation and Noise 
Reduction from Buildings) (with the exception of plant required for emergency situations and the 
external balconies) shall be submitted to, and approved in writing by, the Local Planning Authority 
as relevant to that phase. 

b) Prior to first use / occupation of each of the commercial units, in each plot or building (as defined 
in Condition 6), a detailed noise assessment shall be submitted to and approved in writing by the 
Local Planning Authority, as relevant to that unit. The noise assessment will determine appropriate 
mitigation for commercial noise levels in accordance with BS4142:2014 (Methods for assessing 
industrial and commercial sound). 

c) The assessments required by parts a) and b) of this condition shall also provide details of 
ventilation requirements to ensure that the above internal noise levels are not compromised and to 
achieve adequate ventilation requirements in accordance with the draft ANC guidance Acoustics 
Ventilation and Overheating Residential Design Guide (February 2018). 

d) The agreed mitigation scheme shall be installed prior to the first occupation of the use to which it 
relates (residential use, and for each commercial unit), and for each plot or building to which it 
relates, and shall be maintained thereafter.

e) Prior to each use (residential use and for each commercial unit) within each plot or building being 
brought into occupation / use, a Site Completion Report, confirming that all necessary noise 
attenuation measures identified in parts (a), (b), (c) and (d) of this condition have been 
implemented, shall be submitted to and approved in writing by the local planning authority.

Reason: In the interests of residential amenity and in accordance with Policy EN 17 of the City of 
Salford Unitary Development Plan and the National Planning Policy Framework.

12. Notwithstanding any description of materials in the application, no above ground construction 
works shall take place for each plot or building (as defined in Condition 6) within the development 
until full details (including samples where appropriate) of the materials to be used externally on the 
building(s) have been submitted to, and approved in writing by, the Local Planning Authority as 
relevant to that plot or building. A sample panel of the materials, the size of which shall first be 
agreed in writing by the local planning authority, shall be erected on site prior to any discharge 
application relating to this condition being submitted and shall be available for inspection by the 
local planning authority. The sample panel shall include full details of the colour, type and design 
of jointing/coursing materials. The development shall be constructed in accordance with the 
approved materials. 

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

13. No above-ground construction work shall take place for any plot or building (as defined in 
Condition 6) whose maximum height exceeds 90m until a Radar Mitigation Scheme to mitigate 
any detrimental impact upon the M10 RADAR has first been submitted to, and approved in writing 
by, the Local Planning Authority in consultation with the National Air Traffic Services (NATS En-
route plc) as relevant to that plot or building. Thereafter the development shall be implemented 
and operated in accordance with the approved mitigation scheme.  



Reason: In the interests of aviation safety in accordance with policy DES 5 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework.

14. Prior to the commencement of above-ground works, a site-wide air pollution mitigation strategy 
shall be submitted to, and agreed in writing by, the Local Planning Authority. The mitigation 
strategy shall incorporate a damage costs calculation undertaken in accordance with the latest 
DEFRA Air Quality Damage Costs Guidance. Thereafter an updated Scheme shall be submitted 
to, and approved in writing by, the Local Planning Authority prior to the commencement of above-
ground works for each subsequent plot or building (as defined in Condition 6). The approved 
Scheme shall be implemented in respect of each plot or building in accordance with a timetable 
embodied therein.

To safeguard residential amenity, public health and quality of life, having regard to Policy EN17 of 
the City of Salford Unitary Development Plan and Paragraphs 105, 110 and 170 of the National 
Planning Policy Framework.

15. No above ground construction works shall take place for each plot or building (as defined in 
Condition 6) within the development until details of flood resilient construction up to the flood level 
predicted for the 1:1,000 year flood event have been submitted to and agreed in writing by the 
Local Planning Authority, as relevant to that plot or building. The development shall be 
implemented in accordance with the approved details prior to the first use / occupation of the plot 
or building to which the approved details relate and shall be retained thereafter.

Reason: In order to reduce the risks from flooding in accordance with policy EN19 of the City of 
Salford Unitary Development Plan and the National Planning Policy Framework.

16. Pursuant to condition 8; and prior to the first use or occupation of each plot or building (as defined 
in condition 6) of the development hereby approved, a verification report, which validates that all 
remedial works undertaken on site for the relevant phase were completed in accordance with 
those agreed with the Local Planning Authority, shall be submitted to and approved in writing by 
the Local Planning Authority, as relevant to that plot or building.

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

17.
(a) Notwithstanding the details shown on the approved plans, no phase 01B development (as defined 

in Condition 6) shall be brought into first use / occupation until full details of both hard and soft 
landscaping works for the public realm within Phase 01A and Merchants Quay have been 
submitted to, and approved in writing by, the Local Planning Authority. The landscaping works 
shall be designed in general accordance with the Landscape General Arrangement Plan (Dwg No. 
0342-SEW-ZZ-00-DR-L-300100 Rev: P1) and shall include details of the formation of any 
terraces, walkways or other earthworks, hard surfaced areas and materials, boundary treatments, 
street furniture, external lighting (including along footways / highways), planting plans, 
specifications and schedules (including planting size, species and numbers/densities), works to 
communal amenity terraces, and a scheme for the timing / phasing of implementation works. The 
landscaping works shall be carried out in accordance with an approved timetable for 
implementation

(b) Prior to the first occupation of any Phase 01B development, a scheme for interim landscaping and 
site arrangement shall be submitted to and approved in writing by the Local Planning Authority for 
those areas outside of Phase 01A. The interim landscaping and site arrangement works shall be 



carried out in accordance with an approved timetable for implementation and retained until the 
point at which construction commences on the plot or building to which the land relates.

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

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

18.
a) Notwithstanding the details shown on the approved plans, prior to the first use / occupation of 
each plot or building (as defined in Condition 6) full details of both hard and soft landscaping 
works shall be submitted to, and approved in writing by, the Local Planning Authority as relevant 
to that plot or building. The details shall include the formation of any terraces, walkways or other 
earthworks, street furniture, hard surfaced areas and materials, boundary treatments, external 
lighting, planting plans, specifications and schedules (including planting size, species and 
numbers/densities), and works to communal amenity terraces.

(b) The landscaping works for each plot or building shall be implemented in accordance with an 
approved timetable for implementation as agreed for each phase.

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

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

19.
a) Prior to the development hereby approved being brought into first use / occupation, a site-wide 

Biodiversity Enhancement Scheme and timetable for implementation shall be submitted to, and 
approved in writing by, the Local Planning Authority.

b) Thereafter an updated Scheme and timetable for implementation shall be submitted to, and 
approved in writing by, the Local Planning Authority prior to the first use/occupation of each 
subsequent phase (as defined in Condition 6).

c) The approved Scheme shall be implemented in respect of each phase in accordance with a 
timetable embodied therein.

Reason: To secure opportunities for the enhancement of the nature conservation value of the site 
in accordance with the National Planning Policy Framework.

20.
a) Prior to the development hereby approved being brought into first use / occupation, a site-wide 

Parking Management Strategy (to include car parking, cycle parking and motorcycle parking) shall 
be submitted to, and approved in writing by, the Local Planning Authority. The Strategy shall 
include, but not be limited to, details of how parking spaces will be allocated to residents, visitors 
and employees within the development and how instances of unauthorised / inappropriate parking 
will be discouraged and dealt with. 



b) An updated Strategy shall be submitted to, and approved in writing by, the Local Planning 
Authority prior to the first use/occupation of each subsequent plot or building (as identified in 
Condition 6). The development shall thereafter be implemented in accordance with the approved 
Strategy and retained thereafter.

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

21. Notwithstanding the details shown on the approved plans, prior to the first use / occupation of 
each plot or building of the development (as defined in Condition 6) details of secure long-stay 
and short-stay cycle and motorcycle parking for residents, employees and visitors to the 
development, including facilities for the charging of electric cycles, shall be submitted to, and 
approved in writing by, the Local Planning Authority as relevant to that plot or building. The 
approved cycle and motorcycle parking shall be implemented and made available for its intended 
use prior to the first use or occupation of the plot or building to which it relates and shall be 
retained thereafter.

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

22. Prior to the first use or occupation of the development hereby approved, a scheme for the 
provision of off-site highway improvement works together with any necessary traffic management 
measures, shall be submitted to, and approved in writing by, the Local Planning Authority as 
relevant to that phase. The scheme shall include, but not be limited to, the detailed design of the 
turning head at Merchants Quay. The approved scheme shall be implemented in full accordance 
with a timetable that has first been agreed in writing by the Local Planning Authority.

Reason: To ensure the safe operation of the highway network for vehicle users, cyclists and 
pedestrians, in accordance with Policies A2 and A8 of the City of Salford Unitary Development 
Plan and the National Planning Policy Framework.

23.
a) Prior to the first occupation or use of each plot or building (as identified in Condition 6), a Travel 

Information Pack (TIP) and details of the Travel Plan Co-ordinator shall be submitted to, and 
agreed in writing by, the Local Planning Authority as relevant to that plot or building. This pack 
shall detail all modes of sustainable transport available to the site including cycleways, footways, 
public transport and any other local options as well as full incentives available to staff/residents. 
The agreed pack shall be issued to all staff/residents on appointment to work/occupation of the 
plot or building to which the TIP relates.

b) Within 6 months of first occupation/ use of each plot or building (as identified in Condition 6) of the 
development hereby approved (or alternative timeframe which has been agreed in writing by the 
Local Planning Authority), a Full Travel Plan (FTP) shall be submitted to, and agreed in writing by, 
the Local Planning Authority as relevant to that plot or building. The FTP should include results of 
travel surveys, targets for modal shift, an action plan, TP budget details and real incentives and 
measures to encourage use of non-car modes of travel. The agreed FTP shall be implemented in 
respect of each plot or building and reviewed in accordance with the timetable embodied therein.

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



24. Notwithstanding the details submitted to date, prior to the first use / occupation of each plot or 
building (as defined in Condition 6) a Deliveries, Servicing and Waste/Recycling Management 
Plan shall be submitted to, and approved in writing by, the Local Planning Authority as relevant to 
that plot or building. Thereafter the development shall be managed in accordance with the details 
within the approved Plan.

Reason: In the interests of pedestrian and highway safety, having regard to Policies A2 and A8 of 
the City of Salford Unitary Development Plan and the National Planning Policy Framework.

25. Prior to the commencement of above-ground works on Phase 01A (as defined in Condition 6) of 
the development hereby approved, a scheme for the detailed design of the highway and 
pedestrian and cycle routes for the detailed parts of the development (as defined on Drawing 
0342-SEW-ZZ-ZZ-DR-PP-PLZ107Rev: P1) shall be submitted to, and approved in writing by, the 
Local Planning Authority. The approved scheme shall be implemented prior to the first occupation 
/ use of any Phase 01B development (as defined in Condition 6) and retained thereafter.

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

26. Prior to the first occupation of the development hereby approved, a site-wide scheme for the 
provision of Car Club bays shall be submitted to and approved in writing by the Local Planning 
Authority. The submitted scheme should include details regarding the number of spaces to be 
provided; their location; means of promotion and access to the spaces. The approved scheme 
shall be implemented in full accordance with a timetable that has first been agreed in writing by 
the Local Planning Authority.

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

27.
Prior to the first occupation of the development hereby approved, a site-wide scheme for the 
provision of Electric Vehicle parking bays shall be submitted to, and approved in writing by, the 
Local Planning Authority. The submitted scheme should include details regarding the number of 
spaces to be provided; their location; specification; and means of access to the spaces. The 
approved scheme shall be implemented in full accordance with a timetable that has first been 
agreed in writing by the Local Planning Authority.

Reason: To encourage more sustainable modes of travel in accordance with policies ENV17 and 
A10 of the City of Salford Unitary Development Plan and the National Planning Policy Framework

28. Notwithstanding the details submitted to date, the development hereby approved shall not be 
brought into first use / occupation until a detailed scheme to provide vehicular access into the 
application site from The Quays/ Waterfront Quay/ Capital Quay signal controlled junction has 
been submitted to, and approved in writing by, the Local Planning Authority. The approved 
scheme shall be implemented prior to the first use / occupation of the development and retained 
thereafter.

Reason: To ensure the safe and efficient operation of the highway network for vehicle users, 
cyclists and pedestrians, in accordance with Policies A2 and A8 of the City of Salford Unitary 
Development Plan and the National Planning Policy Framework.

29. Prior to the first occupation / use of each phase (as defined in Condition 6), a scheme for a 
vehicular, cycle and pedestrian signage shall be submitted to, and approved in writing by, the 



Local Planning Authority, as relevant to that phase. The approved scheme shall be implemented 
prior to the first occupation / use of the development phase to which it relates and retained 
thereafter.

Reason: To help vehicles, cyclists and pedestrians navigate through and around the development, 
having regard to Policies A2 and DES2 of the City of Salford Unitary Development Plan and the 
National Planning Policy Framework.

30. Prior to the first use of each commercial / leisure unit within the development hereby approved its 
opening hours (including delivery and collection hours) shall be submitted to, and approved in 
writing by, the Local Planning Authority. Each unit shall thereafter operate in accordance with its 
agreed opening hours. 

Reason: In the interests of residential amenity and in accordance with Policy EN 17 of the City of 
Salford Unitary Development Plan and the National Planning Policy Framework.

31.
Prior to the development hereby approved being first brought into use / occupation, a scheme to 
upgrade the Salford Quays Metrolink station, and access to it, shall be submitted to, and agreed in 
writing by, the Local Planning Authority in consultation with Transport for Greater Manchester. The 
submitted scheme shall include, but not be limited to, details of the following:

 Enhanced passenger access to the platforms, including wider track crossings;
 An extended waiting environment for passengers, including the provision of new shelters 

that provide increased waiting capacity;
 Improved lighting and CCTV

The approved scheme shall be implemented in accordance with a timetable that has been 
approved by the Local Planning Authority, in consultation with Transport for Greater Manchester. 

Reason: To encourage travel by sustainable modes, given that increased Metrolink patronage 
from the development will place additional demands on the Salford Quays Metrolink stop, having 
regard to Policies A2 and A3 of the City of Salford Unitary Development Plan and the National 
Planning Policy Framework.

32. No ground-floor commercial uses (Use Classes A1, A2, A3, A4, A5, B1, D1, D2) within the 
development hereby approved shall be brought into first use until the following details have been 
submitted to, and agreed in writing by, the Local Planning Authority:
(a) a shop front and signage strategy;
(b) a layout and design strategy for any outside furniture and associated fixtures and fittings.
Thereafter the development shall be carried out in accordance with the approved details.

Reason - In the interests of visual amenity to enable careful attention to the potential level of 
visual clutter associated with any external seating and to protect the character and appearance of 
this buildings in accordance with Policies DES1 and DES2 of the City of Salford UDP and the 
National Planning Policy Framework.

33.
a. Prior to the occupation of any A3, A4 or A5 use, full details of the proposed extract ventilation 

scheme for the commercial unit to which it relates, including the installation of equipment and a 
flue to control the emission of fumes and smell from the premises, shall be submitted to, and 
approved in writing by, the Local Planning Authority. The submitted scheme shall incorporate 
acoustic treatment to ensure that the rating level of noise from the system during its operation 
does not exceed the background noise level (LA90,T) at any time when measured at the nearest 
residential premises. 



b. The approved scheme shall be implemented in full prior to the first use of the commercial unit to 
which it relates. All equipment installed as part of the approved scheme shall thereafter be 
operated and maintained in accordance with the manufacturer’s instructions.

c. Prior to each A3, A4 or A5 being brought into occupation / use, a Site Completion Report, 
confirming that all necessary noise/odour attenuation measures identified in parts (a) and (b) of 
this condition have been implemented, shall be submitted to and approved in writing by the local 
planning authority.

Reason: In the interests of residential amenity and in accordance with Policy EN 17 of the City of 
Salford Unitary Development Plan and the National Planning Policy Framework.

34. Prior to the first use / occupation of the Uplands Hotel (Block U2), a scheme for the illumination of 
the building’s rooftop lantern feature shall be submitted to and approved in writing. The scheme 
shall include details regarding the design of this feature; means of illumination; level of 
illuminance; and management and maintenance procedures. The development shall thereafter be 
implemented in accordance with the approved scheme and retained thereafter.

Reason: In the interests of good urban design and the protection of residential amenity, having 
regard to Policies DES1 and DES7 of the City of Salford Unitary Development Plan and the 
National Planning Policy Framework.  

35. Prior to the commencement of works to construct the Barbadense Baths (Block B4 as identified on 
Dwg 0342-SEW-ZZ-ZZ-DR-PP-PLZ107Rev: P1) a scheme to determine i) the aperture of the 
underwater netting around the Baths; and ii) the appropriate mitigation measures in relation to the 
on-going operation of the St. Francis Basin helixor, shall be submitted to, and approved in writing 
by, the Local Planning Authority. The approved scheme shall be implemented in accordance with 
a timetable embodied therein and retained thereafter.

Reason: To maintain water quality within St. Francis Basin, having regard to Policy EN17 of the 
City of Salford UDP and the National Planning Policy Framework. 

36. Prior to the first use of the Barbadense Baths (Block B4 as identified on Dwg 0342-SEW-ZZ-ZZ-
DR-PP-PLZ107Rev: P1) a Noise and Access Management Plan shall be submitted to, and 
approved in writing by, the Local Planning Authority. Thereafter the Baths shall be managed in 
accordance with the details within the approved Plan.

Reason: In the interests of residential amenity and waterside safety, having regard to Policies 
DES6 and DES 7 of the City of Salford Unitary Development Plan and the National Planning 
Policy Framework.

37. Prior to the first occupation / use of buildings B1, A3 or U1 (as defined on Drawing Number 0342-
SEW-ZZ-ZZ-DR-PP-PLZ107 Rev: P1) a site completion report confirming that all necessary wind 
mitigation measures, as identified within ES Chapter G: ‘Wind Microclimate’, have been fully 
implemented, shall be submitted to and approved in writing by the local planning authority. The 
approved mitigation measures shall be retained thereafter.

Reason:  To safeguard the amenity of future users of the public realm, in accordance with Policy 
DES5 of the City of Salford Unitary Development Plan and the National Planning Policy 
Framework

38. Prior to the first use of the Barbadense Roof-top Playground (Block B1 as identified on Dwg 0342-
SEW-ZZ-ZZ-DR-PP-PLZ107Rev: P1) a Management Plan for the roof-top playground shall be 



submitted to, and approved in writing by, the Local Planning Authority. Thereafter the Rooftop 
Playground shall be managed in accordance with the details within the approved Plan.

Reason: In the interests of pedestrian and highway safety, having regard to Policies A2 and A8 of 
the City of Salford Unitary Development Plan and the National Planning Policy Framework.

39. The multi-storey car park within Barbadense block 1 (as defined on Dwg 0342-SEW-ZZ-ZZ-DR-
PP-PLZ107Rev: P1) shall not be brought into first use until a lighting scheme for the interior of the 
car park has been submitted to, and approved in writing by, the Local Planning Authority. The 
scheme shall demonstrate that illumination from the car park will not give rise to undue glare or 
light pollution to surrounding residents, including those located within Merchants Quay.

Reason: In the interests of residential amenity, having regard to Policy DES 7 of the City of 
Salford Unitary Development Plan and the National Planning Policy Framework.

40.
a) Prior to the first occupation / use of the development (as defined in Condition 6) a site-wide 

Landscape Management Plan and timetable for implementation shall be submitted to, and 
approved in writing by, the Local Planning Authority. 

b) Thereafter an updated management plan and timetable for implementation shall be submitted to, 
and approved in writing by, the Local Planning Authority prior to the first use/occupation of each 
subsequent plot or building (as defined in Condition 6).

c) The approved management plan shall be implemented in respect of each phase in accordance 
with a timetable embodied therein.

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

41.
a. Prior to the first occupation / use of any plot or building (as defined in Condition 6) of development 

an assessment of the noise from any external plant and equipment shall be submitted to, and 
agreed in writing by, the Local Planning Authority, as relevant to that plot or building. The 
assessment shall demonstrate that the rating level (LAeq,T) from such equipment associated with 
the development, when operating simultaneously, shall not exceed the typical background noise 
level (LA90,T) by more than -5 dB at any time when measured at the boundary of the nearest 
noise sensitive premises.  Noise measurements and assessments shall be carried out according 
to BS 4142:2014 "Methods for rating and assessing industrial and commercial sound".  ‘T’ refers 
to any 1 hour period between 07.00hrs and 23.00hrs and any 15 minute period between 23.00hrs 
and 07.00hrs. 

b. The approved scheme shall be implemented in full prior to the first use/occupation of the plot or 
building to which it relates and the plant and equipment maintained thereafter.

c. Prior to each plot or building being brought into occupation / use, a Site Completion Report, 
confirming that all necessary noise attenuation measures identified in parts (a) and (b) of this 
condition have been implemented, shall be submitted to and approved in writing by the local 
planning authority.

Reason: In the interests of residential amenity and in accordance with Policy EN 17 of the City of 
Salford Unitary Development Plan and the National Planning Policy Framework.



42. No phase 01B development (as defined in Condition 6) shall be brought into first use / occupation 
until the drainage infrastructure identified within with the Cotton Quay Drainage Strategy Report 
(Heyne Tillett Steel ref: 2044 Rev: A, dated 07 November 2019) has been implemented in full for 
the area covering Phase 01A.

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

43. No plot or building (as defined in condition 6) within the detailed development (as defined on 
drawing 342-SEW-ZZ-ZZ-DR-PP-PLZ107 Rev: P1) shall be brought into first use / occupation until 
the drainage infrastructure identified within with the Cotton Quay Drainage Strategy Report 
(Heyne Tillett Steel ref: 2044 Rev: A, dated 07 November 2019) has been implemented in full, as 
relevant to that plot or building.

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

44. The vehicle parking, servicing and other vehicular access arrangements within Phases 01A (as 
defined within Condition 6) shall be made available for use prior to the first use / occupation of any 
Phase 01B development and shall be retained thereafter for their intended purpose.

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

45. The vehicle parking, servicing and other vehicular access arrangements within each plot or 
building shall be made available for use prior to the first use / occupation of the plot or building to 
which they relate and shall be retained thereafter for their intended purpose.



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

46. Prior to the first occupation of each plot or building (as identified in Condition 6) of the 
development hereby approved, a Residential Management Strategy (RMS) shall be submitted to, 
and approved in writing by, the Local Planning Authority. The RMS shall include details on staffing 
levels and concierge; access arrangements and security; cleaning and maintenance; residential 
management and on-going management; service charge strategy. The development shall be 
managed in accordance with the approved details and be maintained as such thereafter.

Reason: To ensure the effective management and operation of the development and ensure that 
future residents of the development are provided with a satisfactory level of amenity, in 
accordance with Policy DES 7 of the City of Salford UDP and the National Planning Policy 
Framework.

47. More than half of the dwellings hereby approved across the development as a whole shall provide 
two bedrooms or more.

Reason: To ensure that a balanced mix of housing is provided within the local area and across 
Salford as a whole, in accordance with Policy H1 of the City of Salford UDP and the National 
Planning Policy Framework.

48. Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) Order 2015 (or any other order revoking and re-enacting that Order with or without 
modification), the commercial units within the development hereby approved shall operate within 
Use Classes A1 (shops); A2 (Financial & Professional Services); A3 (Restaurants & Cafés); A4 
(Drinking Establishments); A5 (Hot Food Takeaways); (B1 (Offices); and D1 (Non-Residential 
Institutions); and D2 (Assembly and Leisure) and for no other purpose, including any other 
purpose within the Schedule of the Town and Country Planning (Use Classes) Order 1987 (as 
amended) or any order revoking and re-enacting that Order. 

Reason: To enable a full assessment of any alternative uses, which could harm local character, 
neighbouring amenity, and/or impact upon the local highway network, having regard to Policies 
DES1 and DES7 of the City of Salford UDP and the National Planning Policy Framework.

49. No more than 2,500sq m of commercial floor-space shall be occupied by Use Classes A1, A2, A3, 
A4, or A5 of the Town and Country Planning (Use Classes) Order 1987 (as amended) or any 
order revoking and re-enacting that Order. 

Reason. Provision of these uses on a greater scale would warrant the undertaking of an impact 
assessment on nearby centres, having regard to Policies ST9 and MX1 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework.

50. The gross external area (including any mezzanine floorspace) of any commercial unit occupied for 
uses within Use classes A1, A2, A3, A4 or B1 by a single operator shall not exceed 500sqm.

Reason: To allow for the delivery of a range of facilities and services to support the needs of the 
community, in accordance with the National Planning Policy Framework and Policy MX1 of the 
City of Salford Unitary Development Plan and the National Planning Policy Framework.

51.



No more than 250sqm of commercial floor-space shall be occupied by Use Class A5 (Hot Food 
Takeaways) of the Town and Country Planning (Use Classes Order) 1987 (as amended) or any 
order revoking and re-enacting that Order. 

Reason: To prevent an over proliferation of this use, which could give rise to amenity impacts and 
erode the character of the area, as set out within the applicant’s planning submission, having 
regard to Policies DES1 and DES7 of the City of Salford Unitary Development Plan and the 
National Planning Policy Framework.  

52. No externally mounted telecommunications equipment, except that relating to the servicing of the 
buildings hereby approved, shall be mounted on any part of the buildings hereby approved, 
including the roofs.

Reason: In the interests of visual amenity, having regard to Policies DES1 and DES5 of the City of 
Salford Unitary Development Plan and the National Planning Policy Framework.

53. The development hereby approved shall be carried out in accordance with the submitted 
Arboricultural Method Statement contained within Section 4.0 of the Arboricultural Impact 
Assessment, Waterfront Quay, Salford Quays (Ref: UG_424, dated January 2020).

Reason: To safeguard existing trees within the site and to ensure that adequate provision is made 
for their protection whilst the development is carried out, having regard to Policy EN12 of the City 
of Salford Unitary Development Plan, the Salford City Council Trees and Development 
Supplementary Planning Document, and the National Planning Policy Framework.

54. In the event of an adverse impact on television or radio service being identified, that is attributable 
to a plot or building (as defined in condition 6) within the development, a scheme of mitigation 
measures (based on those identified within the Television and Radio Reception Impact 
Assessment: Cotton Quay (GTech Surveys Ltd. Issue 0.2, dated 15 October 2019) shall be 
submitted to the Local Planning Authority as relevant to that plot or building within two months of 
the date on which the adverse impact was identified. The mitigation measures shall be 
implemented in accordance with a scheme and a timetable that has first been agreed in writing by 
the Local Planning Authority and shall be retained thereafter. 

Reason:  To safeguard the amenity of the neighbouring residents in accordance with policy DES5 
of the City of Salford Unitary Development Plan, Policy TEL5 of the Telecommunications 
Supplementary Planning Document and the National Planning Policy Framework.

55. Piling using penetrative methods shall not be carried out other than with the written consent of the 
local planning authority, in consultation with the Environment Agency. The development shall be 
carried out in accordance with the approved details.

To ensure that the proposed Piling does not harm groundwater resources in line with Policy EN17 
of the City of Salford UDP and the National Planning Policy Framework.

56. No residential development within Pima buildings 1 and 2 or the hotel within Pima building 3 (as 
defined on Drawing 0342-SEW-ZZ-ZZ-DR-PP-PLZ107Rev: P1) shall be brought into first use until 
the Multi-Storey Car Park within Barbadense block 1 has been completed and brought into use. 

Reason: To ensure that the development is supported by a satisfactory level of car parking, 
having regard to Policy A10 of the City of Salford UDP and the National Planning Policy 
Framework.



57. The Finished Floor Level for all habitable rooms and kitchens within the dwellings hereby 
approved as part of the detailed application shall be set at a level no lower than 24.330m AOD.

Reason: To reduce the risk of flooding, in accordance with Policy EN19 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework.

Informatives:

1. The applicant is advised not to remove any trees/shrubs, or demolish buildings or structures, that 
may be used by breeding birds, between 1st March and 31st August inclusive, unless nesting 
birds have been shown to be absent by a suitably qualified person. The Wildlife and Countryside 
Act 1981 (as amended) makes it an offence (with certain limited exceptions and in the absence of 
a licence) to intentionally to kill, injure or take any wild bird, or intentionally to damage, take or 
destroy its nest whilst it is being built or is in use, or to take or destroy its eggs. Further, the Act 
affords additional protection to specific species of birds listed in Schedule 1 of the Act. In respect 
of these species it is unlawful to intentionally or recklessly to disturb such a bird whilst it is nest-
building or is at or near a nest with eggs or young; or to disturb their dependent young.

2. The applicant is advised that they have a duty to adhere to the regulations of Part 2A of the 
Environmental Protection Act 1990, the National Planning Policy Framework and the current 
Building Control Regulations with regards to contaminated land. The responsibility to ensure the 
safe development of land affected by contamination rests primarily with the developer.

3. Best practice guidance for the design and operation of commercial kitchen ventilation systems is 
provided for in the Department for Environment, Food and Rural Affair’s (DEFRA) Guidance on 
the Control of Odour and Noise from Commercial Kitchen Exhaust Systems (a report prepared by 
Netcen on behalf of DEFRA), January 2005.

4. Manchester Airport advises the following action, upon the grant of planning permission:
- CAA Airspace to be notified 
- National Defence Geographic Centre to be notified 
- Cranes shall require prior notification and approval permit applications can be submitted to 

Manchester Airport Permit to Work Office. 
- Obstruction lighting: Buildings over 150 metres Above Ground Level require obstacle lighting 

(Omni Directional steady red Type C Medium Intensity obstacle light), these lights are to be 
placed on all extents of the building to display the corners so that the entire building is marked. 
Then additional Type C obstacle lights are required to be displayed down the building not 
exceeding 52 metre spacing, this requirement can be achieved by lighting the top of other 
buildings within the vicinity. 

5. The applicant is advised that the Waterfront Quay highway should be stopped up under Section 
247of the Town and Country Planning Act 1990.

6. The applicant is advised that the following documents should be submitted as part of the 
Reserved Matters application(s) associated with future plots or buildings (as identified in Condition 
6) of development: 
- Updated Wind Assessment
- Updated Daylight / Sunlight
- Landscape Management Plan
- Sustainability and Energy Statement
- Residential Management Strategy 
- Flood Risk Assessment
- Drainage Strategy
- Assessment of Noise from Fixed Plant and Equipment



- Crime Impact Statement
- A Statement that provides details of the following, both for the development phase to which 

the application relates and the cumulative total from any previously approved plots or 
buildings:
- Quantum of development falling within any use-class;
- Mix of residential units;
- Number of car, motorcycle and cycle parking spaces provided.


