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

$1h5gwmku.docx

APPLICATION No: 20/75123/REM
APPLICANT: Anchorage Gateway (CW) Ltd
LOCATION: Gateway Building, Anchorage Quay, Salford, M50 3XE, 
PROPOSAL: Details of reserved matters (access, layout, scale, appearance 

and landscaping) for residential development, comprising of 290 
apartments and 400sqm of A1 floor-space within a part 19, part 
28-storey building and provision of associated amenity space, 
hard and soft landscaping, engineering, infrastructure and other 
associated works, pursuant to outline planning permission 
19/74069/OUT.
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DESCRIPTION OF SITE AND SURROUNDING AREA 

The application site is located at the junction of Anchorage Quay and The Quays. It represents a 
gateway entry point into Salford Quays and is currently occupied by ‘Anchorage Gateway’, a vacant, 
four-storey office building of 1990s construction and its associated car park. To the north-east, work 
has recently completed on a 13-storey student accommodation facility known as ‘Discovery Quay’ – 
Phase 1 (planning ref: 18/72048/FUL). The City Council has recently granted consent for Phase 2 on 
an adjoining plot, which lies just to the east of the application site (planning ref: 19/74245/FUL). This 
building is set to reach a maximum height of 15-storeys and adopts a similar approach to Phase 1 with 
respect to its massing and façade design. A public car park, which is accessed from Anchorage Quay, 
adjoins the subject site’s south-eastern boundary.   

The Metrolink blue line runs along Anchorage Quay, with a station of matching name to this highway 
positioned 40m south of the site. On the opposite side of the road are the ‘Millennium Point’ and 
‘Anchorage’ buildings, which are occupied for both residential and commercial purposes. Office 
buildings are situated on the opposite side of The Quays road.

The land around the base of Anchorage Gateway is generally flat and level. Both of the site’s street 
frontages are lined with trees, as is the boundary shared with the public car park. 

BACKGROUND

In December 2019 Outline permission was granted under application 19/74069/OUT for the demolition 
of the existing office building and its replacement with a residential-led development of up to 31-storeys 
in height. A simple set of parameters submitted with the application secured consent for up to 290 
apartments and 1,000sqm of commercial floor-space, with all matters reserved (access, layout, scale, 
appearance and landscaping). Like the existing office building, the development is often referred to as 
‘Anchorage Gateway’.

DESCRIPTION OF PROPOSAL

This Reserved Matters application provides details regarding access, layout, scale, appearance and 
landscaping for the Anchorage Gateway development, following the approval of 19/74069/OUT. 

The proposals comprise of 290 apartments, along with communal amenity facilities for residents and a 
400sqm retail unit. This accommodation would sit within an ‘L’-shaped building that reads as two 
adjoining volumes. The taller, 28-storey wing faces north-west, towards The Quays road, whilst the 
Anchorage Quay frontage is lower at 19-storeys in height. An external amenity terrace is proposed on 
the roof of the lower element, at the same level as other, internal amenity facilities on the 19th floor. A 
mix of one, two and three bed apartments would be provided across floors 01 to 27.

A 470sqm external amenity deck would be available to future residents at mezzanine level, positioned 
within the inside corner of the building’s ‘L’-shaped footprint. Below this is a small parking area for three 
cars, accessed via an undercroft from Anchorage Quay, and cycle and refuse stores. The retail unit / 
convenience store is situated at ground-floor level. It would be setback from the present footway 
alongside The Quays behind a new area of public realm, which includes raised planters and seating 
set within resin-bound surfacing and block paving. The main residential entrance is positioned at the 
outside corner of the building, which is stepped in plan (a feature that extends all the way up the tower). 
The reception area wraps around, and along, the Anchorage Quay frontage and includes a staircase 
up to a series of communal amenity facilities at mezzanine level. The building has been set away from 
its boundary with Anchorage Quay to create a wider pedestrian footway. The vast majority of Anchorage 
Gateway is set to be constructed in brickwork, which extends up beyond the roof level of both towers 
to create ‘crown’ features. 



RELEVANT SITE HISTORY

Anchorage Gateway (application site)
19/74069/OUT - Outline planning application with all matters reserved for the demolition of existing 
office building on site and a subsequent residential development of up to 290 apartments, up to 1000 
sqm of A1 or D2 use, and associated development amenity space. – Approved with conditions, 06 
December 2019
     
Land at King William Street
Discovery Quay Phase 1
18/72048/FUL - Erection of a 13 floor building to accommodate 402-bed student accommodation with 
associated amenity areas and landscaping – Approved with conditions, 12 December 2018.

Discovery Quay Phase 2
19/74245/FUL - Erection of a part 15 storey, part 12 storey, building to accommodate 457-bed student 
accommodation with associated amenity areas & landscaping – Approved with conditions, 03 April 2020

PUBLICITY

Site Notice: Non HH Article 15 Date posted: 23 September 2020
Reason: Wider publicity 

Press Advert: Manchester Weekly News Salford Edition Date Published: 23 April 2020
Reason:  Article 15 Standard Press Notice

CONSULTATIONS

Design for Security - No objections. DfS can see that some of the changes and recommendations set 
out in the Crime Impact Statement have been implemented into the scheme   

Greater Manchester Ecological Unit - No objections. Conditions recommended in relation to the 
demolition of the existing building and the submission of a detailed landscaping scheme.   

Manchester Airport – The developer should liaise with NATS to agree a mitigation scheme in relation 
to possible false tracks on M10 SSR Radar

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

SCC Environmental Officer (Air Quality, noise, Contaminated Land) – No objections

SCC Flood Risk and Drainage – No objections

SCC Highways (including comments from TfGM) – No objections. A condition requiring 
amendments to the road markings on the Anchorage Gateway highway has been recommended. 

United Utilities Water Ltd - No comments received to date  

REPRESENTATIONS

One letter of objection has been submitted on behalf of H.I.G Salford Property 1 Ltd., the owners of 
Anchorage Quay who provide office accommodation for a range of occupiers. The concerns raised 
within the representation are set out below, along with an officer and/or applicant response:



Key: O = objection; R = applicant response or officer comment

O Wind and Microclimate
It is not clear whether detailed wind modelling has been undertaken to assess the 
detailed design that is now presented in the current Reserved Matters application. 

R The applicant has submitted a Wind Microclimate Study subsequent to the receipt of 
this representation. Whilst this is considered in more detail within the ‘Wind and 
Microclimate’ section of this report, it indicates that a suitable wind climate would be 
created with the proposed development in place. 

O Deliveries / drop-offs
Whilst a single service bay has been provided for vehicles that service the commercial 
unit, no consideration has been made for taxis or other vehicles that will provide services 
to future residents of the development. This could lead to an increase in vehicles on a 
narrow access road, leading to a back-up in traffic that will impact upon the operation of 
the tram and adversely affect adjoining properties. 

R The applicant has responded by stating that the proposed loading bay on Anchorage 
Quay would provide an acceptable facility for general deliveries to residents of the 
building. There is nothing to prevent this area being used for momentary taxi drop-offs 
and pick-ups (the majority of which would tend to occur outside of working day hours, 
which is when most delivery and servicing movements would take place). 

The applicant goes on to state that the frequency of taxi, light-goods vehicles (LGVs) 
and other goods vehicles (OGVs) for an apartment scheme of this scale and nature is 
reasonably low and inspection of the TRICS database does not suggest that there is a 
need to provide any more dedicated facilities, other than the loading bay already 
provided. It is also noted that taxis can legitimately and lawfully stop on double-yellow 
lines for alighting and boarding purposes. More detail is provided in relation to this point 
within the ‘Access, Highways and Parking’ section of the Appraisal.

Furthermore, the applicant considers that the everyday shopping needs of future 
residents will be adequately catered for by the convenience store on the ground-floor of 
the development, thus reducing the potential number of delivery trips. Non-food retail 
stores are also located within walking distance of the site. 

O Location of the service bay
The proposed location of the service bay means that if it is occupied, vehicles entering 
the road will need to drive towards on-coming traffic to get past the service vehicle or 
else block the junction.

R The applicant has provided a swept-path drawing demonstrating that an HGV can pass 
a stationary vehicle using the loading bay once minor alterations have been made to 
the existing road markings along Anchorage Quay. 

The Local Highway Authority (LHA) consider that the loading bay has been suitably 
positioned to allow traffic to pass.

Condition 21 of the Outline permission requires the submission of a Refuse and Service 
Management Plan. It is considered that this condition provides the necessary 
mechanism to limit the maximum length of service and refuse vehicles visiting the site 
to 12m and ensure that the Anchorage Quay highway does not become blocked during 



servicing. 

O Relationship with tram-line
It is not clear that local conditions on the road network have been fully taken into 
account. The tram traffic light system from Anchorage Gateway back on to The Quays 
is set up so that the right of way is automatically given to the tram to and from The 
Quays. This means that Anchorage traffic will miss a traffic light phase; when this 
occurs, traffic frequently backs up and impacts on the tram lines outside Anchorage, so 
additional activity on the roads is highly likely to create additional safety concerns.  

R TfGM / Metrolink and the LHA have raised no objections to the scheme in this regard.

O Refuse Collections
Further information is required to demonstrate that the refuse requirements can be fully 
accommodated at the development without impeding access or highway safety.

R The applicant has confirmed that general waste will be collected twice per week, whilst 
recyclable waste would be collected weekly. Waste from the convenience store would 
be collected as part of the delivery of new goods. This process can be managed and 
monitored as part of the Refuse and Service Management Plan that the applicant is 
required to submit in response to condition 21 of Outline approval 19/74069/OUT.

O Construction of the development
The information provided in the Reserved Matters application does not provide enough 
detail to demonstrate that the construction servicing needs of the development can be 
met appropriately. There is no room for HGVs to turn on Anchorage Quay. 

R Condition 8 of the Outline permission requires the submission of a detailed Construction 
Environment Management Plan. To discharge this condition the applicant will be 
required to demonstrate how construction traffic will route into, out of, and around, the 
development site.

PLANNING POLICY

Development Plan Policy

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

Unitary Development Plan ST4 - Key Tourism Areas
This policy states that the following areas will be protected and enhanced as tourism destinations and 
tourism development will be focused primarily within 1. Salford Quays 2. Chapel Street 3. Worsley 
Village, Barton Swing Aqueduct and the Bridgewater Canal Corridor.

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 Chapel Street, Salford Quays, the Ordsall Lane riverside corridor, 
Lower Broughton, the town centres, neighbourhood centres and other locations well served by public 
transport.

Unitary Development Plan ST12 - Development Density



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

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

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

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

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

Unitary Development Plan H1 - Provision of New Housing Development
This policy states that all new housing will contribute toward the provision of a balanced housing mix; 
be built at 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 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 and Motorcycle Parking in New Developments
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 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 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 DEV7 - Protection of Aviation Safety at Manchester Airport
This policy states that development that would have an unacceptable impact on the operational integrity 
or safety of Manchester Airport will not be permitted.
 
Other Material Planning Considerations

National Planning Policy

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

Local Planning Policy

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
The design and crime supplementary planning document is used to help assess and determine planning 
applications and is intended to guide architects, developers, landscape architects and urban designers 
in designing out crime.



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 - 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: affordable housing, open space, 
education, transport, public realm, and other infrastructure and services where appropriate. 

Planning Guidance - MediaCity UK and Quays Point
This guidance sets out how MediaCity UK will be developed. This precinct comprises approximately 
220 hectares of land in and around Salford Quays and Trafford Wharfside. This includes Quays Point, 
a 14.8 hectare parcel at the core of the precinct. The vision for this area is the creation of a globally 
significant media city where creative talent is drawn by the quality and excitement of the environment 
and the range and mix of people.

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

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

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

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 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 were 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. 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 addition, following the publication of the National Planning Policy Framework (NPPF) it is necessary 
to consider the weight which can be afforded to the policies of the Council's adopted Unitary 
Development Plan (paragraph 213 NPPF February 2019).

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.



APPRAISAL

The principle of introducing a tall building on the site capable of accommodating up to 290 apartments 
and commercial floor-space was established with the approval of Outline application 19/74069/OUT. 
However, the means of access into the site; the development layout; the detailed scale and appearance 
of the building; and the landscaping scheme around it, are all matters for consideration as part of the 
present application.  

Compliance with Outline Parameters

The applicant has adequately demonstrated that the Anchorage Gateway building would sit within the 
footprint and height parameters set by condition 3 of the Outline permission, which enabled up to 22-
storeys along the Anchorage Quay frontage of the site and 31-storeys facing the Quays. A maximum 
height of four storeys was permitted for the podium connected to the two arms of the main building.  

Housing Mix

Table 1, below, sets out the proposed housing mix for Anchorage Gateway. Policy HOU2 of the 
Council’s Housing Planning Guidance states that apartment schemes should provide a broad mix of 
dwelling sizes, both in terms of the number of bedrooms and the net residential floor-space. Small 
dwellings (studios and one bed apartments) should not predominate and a significant proportion of 
three-bedroom apartments should be provided wherever practicable. The reasoned justification that 
supports the policy explains that those units providing two bedrooms or more should typically be larger 
than 57sqm in size. 

Table 1: Housing Mix
Accommodation 
type

Minimum unit 
size

Maximum unit 
size

Number of units Percentage of 
overall mix

One-bedroom 39sqm 45sqm 147 50.7%
Two bedrooms 62sqm 68sqm 115 39.7%
Three bedrooms 71sqm 117sqm 28 9.7%

As can be seen from Table 1, a fraction over half of the properties would be 1-bed units, meaning that 
the proposed housing mix does not fully comply with HOU2, when the policy is applied in its strictest 
terms. The applicant has been asked to adjust their housing mix so that it fully conforms with HOU2. In 
response, the applicant has provided further justification to support their accommodation schedule, 
which states that it is the product of a wider, wholesale redesign of every floor within the building. The 
current layout allows every floor plate to be identical, which allows the apartments to be directly stacked 
on top of one another. In order to meet the 50% target within HOU2, an additional two-bedroom 
apartment would need to be created and a one-bed unit omitted. Currently, there is no way to achieve 
this whilst maintaining the stacked floor plates. Making the change to meet the target would introduce 
a number of complexities into the scheme. Disrupting the stacking principle would mean that the building 
services (such as pipework from the bathrooms) would no longer be able to align vertically through the 
whole building. Diverting services horizontally to work round this would result in lower ceiling heights in 
the apartment below, raise maintenance concerns and negatively impact on the energy performance of 
the building, with the services needing to work harder than currently designed to achieve the same 
outcome.

The applicant’s justification for the proposed housing mix is acknowledged. It is also be noted that all 
of those units with two or more bedrooms would benefit from at least 57sqm of floor-space, which does 
accord with the requirements of HOU2. Furthermore, the percentage of three-bed apartments proposed 
is in-line with other high-density schemes that have recently been approved in the Quays. Therefore, 



when considered in the round, there are no objections to the proposed housing mix associated with the 
Anchorage Gateway development. 

Layout

The layout of the proposed building is largely driven by a need to respond to the site’s two street 
frontages and make efficient use of the available land. The ‘L’-shaped footprint of the main building 
reinforces the streetscape, whilst also mirroring the adjacent Discovery Quay scheme and its building 
line. As with the existing office building, its alignment does not run parallel to The Quays – a deliberate 
move that enables more space to be given over as public realm. The footway alongside Anchorage 
Quay would also be widened as part of the proposals. The delivery of broader footways next to such a 
tall building is considered necessary in order to create a comfortable pedestrian environment.      

Figure 1: Site Plan and Ground-floor layout

At ground-floor level, active frontages have been provided along both street-facing elevations. The 
shop-front to the convenience store is highly glazed and would face onto The Quays, whilst the main 
residential entrance has been positioned on the buildings outside corner, addressing the junction 
between the two highways. The glazed reception area extends along the Anchorage Quay frontage, up 
to where the ground-floor breaks to provide vehicular access to the car parking area. Within this area a 
staircase leads up to resident’s communal facilities at mezzanine level. It is recommended that a ‘shop-
front strategy’ be submitted as part of the requirements of a planning condition to ensure that an active 
frontage is maintained along The Quays once the convenience store becomes occupied. 

Servicing and refuse collection would take place from a designated bay on Anchorage Quay. From here 
the back of house facilities can be accessed, via a street-level undercroft. Refuse and cycle storage, 
and three parking spaces have been accommodated away from the street frontages beneath the 



external amenity deck. Resident’s communal amenity facilities are provided internally and externally at 
mezzanine level and on the 19th floor, which are considered to be logical positions. The garden area on 
top of the podium would be overshadowed by the proposed building for much of the day, although the 
roof terrace that tops the tower facing Anchorage Quay would seem to benefit from a greater amount 
of direct sunlight. 

The irregular shape of the application site includes a triangular projection at its eastern corner. As the 
footprint of the proposed building occupies a broadly square footprint, that sits tight to the north-eastern 
and south-eastern boundaries, there will be an area of leftover land that cannot be accessed externally 
from within the site, which is regrettable. As and when adjacent plots come forward for development, 
the applicant is encouraged to work positively with neighbouring landowners in such a way that will 
allow this area of land to have a function that is of benefit to both this, and the adjacent scheme(s).

Secondary windows to bedrooms have been proposed within the building’s south-eastern facing 
elevation, which would face onto what is currently a surface car park. Given that that this neighbouring 
plot has been designated for mixed-use development (which includes residential uses) under UDP 
Policy MX1, and that the proposed windows are right on the common boundary, it is considered 
appropriate to ensure that the openings are fitted with obscure-glazing to prevent Anchorage Gateway 
from reducing future development options, as described within UDP Policy DEV6. 

Overall the proposed development has been laid out in a logical manner that addresses and activates 
its key site frontages and consequently is considered to be in compliance with UDP Policy DES1.

Scale, Massing and Design

The Anchorage Gateway building has been designed to read as two adjoining volumes, arranged in an 
‘L’-shaped plan. The applicant has positioned the tallest element, which extends to 28 storeys in height, 
to the north-west, facing The Quays. This gives the scheme additional emphasis when approaching the 
site along Broadway, which is a gateway into the area. From this vantage point, visitors would be able 
to appreciate the most elegant and expressive of the building’s facades.

The external corner of the ‘L’-shaped floor-plan is stepped, a feature that extends for the full height of 
the taller tower to mark the location of the main entrance and provide additional interest to Anchorage 
Gateway’s most prominent corner (in terms of short and middle distanced views). 

Along Anchorage Quay the building steps down in height to 19-storeys. This breaks the massing and 
enables the scheme to read as two well-proportioned, but connected, volumes. It also provides the 
opportunity to create a south-west facing amenity terrace on the roof of the lower wing.   

The officer report for the Outline application considered that this site could accommodate a building that 
is taller than its immediate neighbours (up to 31-storeys) on the grounds that it is located upon the 
corner of a key access route into Salford Quays in a sustainable location. It was hoped that such a form 
might act as a focal point that assists in marking the northern entry point into Salford Quays. The 
acceptability of this height was, however, dependent on the final form, design and detailing of the 
building being of sufficient quality to justify the increased height and the increased prominence that 
results from it. 

The applicant presented their emerging scheme (Figure 2) to the Places Matter Design Review Panel 
in October 2019. The notion of height, simplicity of form and robustness of materials were supported 
by the Panel, however they also felt that something more distinctive could be created, in order for the 
scheme to feel like a genuine gateway proposition. 



The applicant has undertaken to address the requests for a more 
distinctive gateway building issued by both the Design Panel and, more 
latterly, the Local Planning Authority. A stepped feature has been 
incorporated into the outside corner of the building. This creates a more 
interesting profile to the top of the building when viewed from ground-level, 
particularly in combination with the tower’s ‘crown’. A design for textured 
brickwork has also been created, which is inspired by the teeth of a cog 
and is intended to reference the industrial history of the area. This will be 
arranged in horizontal bands at various points up the building, including at 
street level and as a means of highlighting the ‘crown’ feature on both 
towers. Other alterations have sought to emphasize the applicant’s 
approach to grouping windows vertically and to create a clearer distinction 
between the two volumes of the building when viewed from Anchorage 
Quay. 

As proposed, Anchorage Gateway would act as a counterpoint to ‘Clippers 
Quay’, another scheme marking a gateway into Salford Quays, as both 
buildings would incorporate a similar tone of facing brickwork.  

Overall, positive revisions have been made to the proposals for Anchorage 
Gateway which, in the view of officers, now result in a building that 
achieves the level of design quality required for a tall building in such
a prominent location. Consequently, the proposals are considered to be 
in compliance with Policies DES1 and DES5 of the City Council’s UDP. 
The use of a good quality main facing brick will, however, be key to the 
development’s success.  

Daylight / Sunlight

A Daylight / Sunlight Study has been submitted with the application. This considers the impact that the 
Anchorage Gateway development would have on the daylight and sunlight amenity of houses and 
gardens on Joule Close and Gertrude Close, along with the apartments within Millennium Point and 
Millennium Tower. 

The results show that the houses and gardens on Joule Close and Gertrude Close would continue to 
receive good levels of daylight and sunlight. Whilst measured reductions in the baseline levels would 
occur, all windows (100%) would continue to achieve the BRE target criteria for the Vertical Sky 
Component (VSC), No Sky Line (NSL), and Annual Probable Sunlight Hours (APSH) tests. 
Furthermore, Anchorage Gateway would not have a material adverse impact on the extent to which the 
gardens of the Joule Close and Gertrude Close dwellings would receive “Time in Sun”. 

For Millennium Point and Millennium Tower, 94% of the windows modelled would continue to achieve 
the BRE’s VSC target, whilst 99% would satisfy the NSL test. The BRE thresholds are predicated on 
low-rise, suburban development, which is recognised by the NPPG which states that “…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.
Nevertheless, the compliance rates are considered to be high, given the development’s position within 
an area identified for high-density, mixed-use development. Furthermore, those windows within the 
neighbouring apartment blocks that do not meet the target VSC criteria are considered by the 
applicant’s consultant to be inherently limited in their capacity to receive daylight, as a consequence of 
their outlook and proximity to other large buildings, and their position within a recess to form a balcony. 
The Study also concludes that the sports pitches associated with the Oasis Academy would continue 
to receive an acceptable amount of “Time in Sun” with the proposed development in place.

Figure 2: Scheme presented to 
Places Matter Design Review



Phases 1 and 2 of Discovery Quay have not been identified as sensitive receptors for the appraisal on 
the basis that they provide student accommodation, which is typically more transient and generally just 
occupied during term-time. The extent to which the Discovery Quay blocks would be overshadowed by 
Anchorage Gateway, and the potential impact on the amenity of students living within these blocks, is 
considered further within the ‘Residential Amenity’ section of this report. It is however noted that the 
Outline permission already granted on the application site assumes a building of greater height and 
mass than that proposed as part of this application for Reserved Matters.

Overall, the daylight and sunlight impacts generated by the development are considered to be 
acceptable and in compliance with UDP Policy DES 7 and criterion vii of Policy DES 5.

Wind and Microclimate

An initial Wind Microclimate assessment was submitted with the Outline application for Anchorage 
Gateway, which indicated that mitigation measures may be required to create a comfortable wind 
climate for pedestrians, in and around the building. The form and height of the building has changed 
from the basic mass that was modelled at Outline stage and the landscaping scheme has also been 
developed. As a consequence, an updated Wind Microclimate assessment has been submitted with 
this application for Reserved Matters. The results demonstrate that the proposed development (in the 
context of both existing and future surrounds) would not generate any new safety exceedances, with 
the exception of a point located in the passage between Anchorage Gateway and Discovery Quay 
Phase 1. Here, wind conditions would be unsuitable for the general public but remain suitable for the 
able-bodied. The applicant’s wind consultant expects that this impact would be mitigated by the 
landscaping scheme approved for Discovery Quay (which was not included on the wind tunnel model), 
which comprises of gating across the passage and a solid cycle shelter. The passage is set to be used 
as an emergency escape for Discovery Quay residents and by cyclists walking their bikes to/from the 
cycle store until such a point that a new access route has been created as part of the consented Phase 
2 scheme. 

With regards to pedestrian comfort, the Assessment predicts that wind conditions along the 
thoroughfares in and around the site; at designated entrance points; and the elevated terraces, will all 
remain suitable for their intended use. The sole exception to this is the area along the passageway 
described in the paragraph above. Given the proposed use of the passageway, the assessment 
considers that the wind conditions experienced will still be tolerable. 

In terms of the surrounding area, outside of the application site, wind conditions would generally remain 
suitable for the intended uses, which comprise of a mixture of thoroughfares, entrances and waiting 
areas. However, conditions at the northern end of the ‘Anchorage Quay’ Metrolink platform would only 
be suitable as a ‘leisure thoroughfare’ in winter, as opposed to ‘short-term sitting’ which is the desired 
climate. A minor exceedance would also occur during the springtime. The applicant has sought to put 
these results into context by noting that in winter, wind conditions would still be suitable for short-term 
sitting at least 93% of the time (against a threshold of 95%). During the spring this figure rises slightly 
to 94%. They also highlight that wind conditions would remain entirely comfortable for the rest of the 
platform throughout the year.  

Overall it is considered that the development would have an acceptable impact on microclimate and 
would comply with criteria ix of UDP Policy DES 5. 

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 the scheme would have on the amenity currently enjoyed 
by occupants of the existing, surrounding apartments. 



Impact on existing residents

The application site is located on a corner plot, and therefore it only shares boundaries with two other 
adjoining sites. As previously noted, Phase 1 of the Discovery Quay student accommodation scheme 
is located immediately to the north-east. The facing wall of this building is blank and clad entirely in 
aluminium rain-screen panels, meaning that there are no windows that could be impacted upon. The 
other arm of the building, which runs parallel to King William Street, has several windows in its south-
western elevation. A distance of 53m would be retained between them and those within the facing 
elevation of Anchorage Gateway. Windows within the consented, but as yet unbuilt, Discovery Quay 
Phase 2 would be located 50m+ away from the proposed development, with the two buildings set at an 
oblique angle to each other. In privacy and visual impact terms, these distances are considered to be 
very generous and are sufficient to prevent occupants of the student accommodation from being 
overlooked or overwhelmed by Anchorage Gateway. Both of the Discovery Quay buildings would 
experience a level of overshadowing during the afternoon as a result of the proposed building. This is, 
however, to be expected in an area of high-density development and it is recognised that the layout 
and massing of the scheme has been designed so as to maximise separation distances between 
buildings and minimise impacts on the adjacent student schemes. Given also the transient nature of 
student accommodation, which is typically unoccupied outside of term-time, the relationship between 
the development and Discovery Quay Phases 1 and 2 is considered to be acceptable.   

On the opposite side of Anchorage Quay is Millennium Point. A separation in excess of 60m would exist 
between this apartment block and Anchorage Gateway. Given the distance and angled relationship that 
would exist, officers are satisfied that no adverse amenity impacts would arise as a result of the 
proposals.  

Level of amenity afforded to future residents of the development

The ‘L’-shaped footprint of the main 
building generally removes the 
opportunity for interlooking between 
apartments at Anchorage Gateway, with 
the possible exception of those located 
at the inner-corner of the floor-plan. 
However, privacy issues between these 
units have been avoided through the 
careful siting of the window openings and 
recessing the glazing that sits within 
them, as demonstrated by Figure 3. 

All habitable rooms within each of the 
apartments would be provided with an 
outlook via a window. Residents would 
also benefit from a range of communal 
facilities within the building, including                 Figure 3: Floor-plan at internal corner, levels 01-18
lounges, a kitchen and function / dining 
rooms. The building would be served by a 24-hour concierge. Over 600sqm of external communal 
amenity space would be provided across the top of the podium and the level 19 roof terrace, although 
the former would be overshadowed by the proposed building for much of the day. Three apartments on 
the top floor of the main tower would have access to their own private roof terraces. Overall, it is 
considered that future residents will be provided with a good standard of amenity, in compliance with 
UDP Policy DES 7.



Trees, Public Realm and Landscaping

Trees
An Arboricultural Impact Assessment (AIA) has been submitted with this application. It observes that 
five groups of trees are located adjacent to the site boundaries, including both of its street frontages. 
Importantly the established tree group that runs parallel to The Quays highway would be retained, 
although 13 other trees would need to be removed to facilitate construction of Anchorage Gateway. 
Amongst these, seven have been assessed as being Category B specimens that are in ‘good’ condition. 
Another four are to be removed from the Anchorage Quay frontage; whilst they have been rated as 
being Category C (fair) or Category U (poor) specimens, they still serve to soften / green-up this part of 
the streetscene.  

The loss of 13 trees, particularly those which have been rated as Category B, is regrettable and requires 
robust mitigation through the implementation of a good quality tree replacement scheme. Typically, 
replacement is sought on a 2:1 ratio. Amendments to the landscaping scheme have been secured, so 
that the trees to be removed from the Anchorage Quay frontage will be replaced by four new semi-
mature specimens that are set within a SuDS enabled tree pit zone. There is, however, limited scope 
to accommodate any further on-site tree planting and therefore the applicant has agreed to fund off-site 
works, in the form of new semi-mature trees across two Council-owned plots of land within The Quays. 
The Council’s Arborist and Landscape team are satisfied that this combination of replacement planting 
would be sufficient to mitigate the harm that would arise from the removal of the identified trees. It is 
recommended that the off-site works be secured as part of a planning condition, which in this instance 
is appropriate given that the land identified is Council-owned.  

Public Realm and Landscaping
The proposed development seeks to enhance the site’s two street frontages through the provision of 
new areas of public realm. Between The Quays footway and the new convenience store, bench seating 
and ornamental planting (including small trees) would be set within resin-bound surfacing. Amendments 
have been secured to the layout of this area, to ensure that the new pathways within the site follow the 
desire lines pedestrians will want to follow to access the convenience store. Alongside Anchorage 
Quay, the footway would be widened to 6.5m to enhance pedestrian access to / from the nearby 
Metrolink platform and create a more comfortable walking environment next to a tall building. Officers 
within the Council’s landscape, regeneration and planning teams are now satisfied with the layout of 
the proposed public realm. A condition requiring the submission of a Landscape Management Strategy 
is recommended to ensure that these areas are maintained to a high standard, particularly as this is a 
prominent gateway site.  

Landscape proposals have also been submitted for the residents’ communal amenity terraces. The 
Council’s Landscape Officers are satisfied that these areas are of useable proportions that provide a 
good mixture of hard and soft landscaping and include shelter for protection from extreme weather. The 
detailed specification of these areas will be agreed as part of the obligations prescribed under condition 
4 (landscaping) of the Outline permission. 

Subject to compliance with the conditions recommended above, this element of the development is 
considered to be in compliance with UDP policies DES 2 and DES 9. 

Ecology

A ‘daytime bat survey and ecological scoping survey’ was submitted with the Outline application for 
Anchorage Gateway. This reported that no evidence of bat activity had been observed and considered 
the habitats on site to be of limited ecological value. As part of their response to the current application, 
GMEU have acknowledged the survey work that has been undertaken to date, but stated that the 
existing office building would need to be demolished by March 2021 in order to avoid a re-assessment 
of the structure for evidence of bats. A condition to this effect has been requested. 



The development proposals include areas of soft landscaping around the base of the building and within 
the building’s communal amenity terraces. In the absence of detailed planting specifications, GMEU 
have recommended that the new planting seeks to achieve a variety of biodiversity features, such as 
fruit / berry bearing shrubs and low-growing plants that are of value to native UK pollinators along with 
bug hotels and bird boxes for passerine species and starling. 

Condition 4 of the Outline permission requires the submission of full details of hard and soft landscape 
works and the developer is expected to incorporate GMEU’s comments into the final scheme that they 
submit to discharge the requirements of this condition. 

Given the limited ecological value of the existing site, officers are satisfied that the final landscaping 
scheme for Anchorage Gateway will be able to achieve a net gain in biodiversity, in-line with Paragraph 
174 of the NPPF. GMEU have raised no objections to the development and subject to compliance with 
the conditions outlined above, the development is considered to be in compliance with UDP Policy 
DES9 and the National Planning Policy Framework.
 
Access, Highways and Parking

The number of vehicle movements that Anchorage Gateway is likely to generate was forecasted at 
Outline stage and accepted by the Local Highway Authority (LHA). Consideration was also given to the 
potential for overspill car parking to occur, given the low level of car parking proposed, with £70,000 
secured within the s106 agreement to fund the implementation of a residents only parking scheme 
along designated streets north of Broadway, and the gifting of parking permits to existing neighbouring 
residents for a period of five years. 

The Outline permission includes a number of highways and transport related conditions, designed to 
secure the following:
 9) A scheme for electric vehicle charging;
 14) Details of a Full Travel Plan, and 15) a Travel Information Pack, to encourage more sustainable 

and active forms of transport;
 16) Details of bicycle parking facilities;
 17 – 20) Schemes to ensure that the development does not impact adversely upon the alignment, 

infrastructure, and operation of the Metrolink line. 
 21) Refuse and Servicing Management Scheme. 

Access
Vehicular access onto the existing application site is achieved from Anchorage Quay and a similar 
arrangement would be in place for the proposed development. Vehicles would enter the site via a street-
level undercroft, through to a small parking area for three cars that is situated beneath the communal 
amenity podium. This route also provides access to the building’s cycle and refuse storage facilities. 

Servicing and Deliveries
The proposed convenience store is set to be serviced from a new on-street loading bay on Anchorage 
Quay, an approach that has been agreed in consultation with the Local Highway Authority (LHA). To 
prevent overtaking south-bound vehicles from driving into oncoming traffic in the north-bound lane, the 
applicant proposes to amend the existing road markings along Anchorage Quay so that the south-
bound lane is wide enough for two large vehicles. The applicant has submitted a swept-path plan 
demonstrating that a HGV would be able to overtake a stationary delivery vehicle without raising any 
highway safety concerns. The LHA have requested a condition that requires the implementation of the 
new road markings prior to the first occupation of the development. 

The Anchorage Quay loading bay would also be used by refuse vehicles collecting waste from both the 
residential and commercial elements of the proposed building. Condition 21 of the Outline permission 



requires the submission of a refuse and service management plan. It is also likely that other (smaller) 
vehicles would use the loading bay to make general deliveries to future residents. In response to 
concerns raised by a neighboring objector, the applicant has sought to forecast the frequency of drop-
offs and deliveries that a building of this size could be expected to generate, using TRICS data. This is 
set out in the table below.

Table 2: Forecast taxi, OGI and LGV movements per day 
TRICS Daily Trip Rates 
(Per Apartment)

Forecast Daily Traffic 
Movements (Vehicles)

Mode

Arrivals Arrivals

Average frequency of 
movements over a 9 hour 
working day of activity (16hr 
day assumed for taxis)

Taxi 0.058 17 1 every 56 minutes
Other Goods Vehicles 0.011 3 1 every 180 minutes (3hrs)
Light Goods Vehicles 0.126 37 1 every 15 minutes

The LHA have reviewed the data above and are comfortable that the frequency of deliveries forecasted 
would not give rise to undue impacts on the operation or safety of the highway network. 

Car Parking
Three on-site parking spaces would be provided beneath the communal amenity podium, two of which 
would be dedicated to disabled residents. The applicant has adequately demonstrated that vehicles 
could drive into these spaces, and out again, before leaving the site in a forward gear. In addition, 37 
off-site spaces would be provided for residents within a nearby multi-storey car park, as secured within 
the s106 agreement attached to the Outline permission. The LHA have previously advise as part of the 
Outline application that this level of car parking is appropriate for a scheme in such a sustainable 
location. 

Cycle and Motorcycle Parking
Condition 16 of the Outline approval requires the applicant to agree the quantity, type, location and size 
of all cycle parking facilities associated with the development before it is first brought into use.  
Information submitted with this Reserved Matters application indicates that 140 cycle parking spaces 
would be provided within the dedicated storage areas, just off the internal car park. At 48% provision, 
this exceeds both the Council’s guidelines and the amount indicated at the time of the Outline 
application. One motorcycle parking space would be provided within the internal parking area, which 
has been accepted by the LHA.

The submitted plans indicate that three Sheffield stands would be positioned within the new public realm 
adjacent to The Quays, for visitors to the proposed convenience store. 

Overall, there are no objections to the development on highways grounds and 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. 

Crime Prevention

The applicant has sought to reduce opportunities for crime through the layout and design of the 
proposed development. The resulting scheme has been reviewed as part of a Crime Impact Statement 
(CIS), which has been submitted with the application. This identifies the following features that would 
make a positive contribution to the prevention of crime, and the fear of crime:
 The principal entrance to the residential part of the development is in an obvious location facing the 

public realm. 
 Internally, the commercial and residential elements of the proposed building have been kept 

separate, and include no shared facilities that could undermine security of either part of the building.



 The apartments will be provided well above street level, reducing the potential impacts of noise, 
nuisance and anti-social behaviour (particularly at night).

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

Energy and Sustainability

A Sustainability checklist was submitted with the Outline application. This has now been supplemented 
by an Energy Strategy given that the detailed design and layout of the proposed development is now 
understood. This document, together with the checklist, sets out how the development uses less energy 
through the adoption of design and construction measures and by supplying energy efficiently. It also 
identifies a number of other sustainability credentials that will be associated with Anchorage Gateway. 
Some of the key benefits listed within these documents have been summarised below:
 Building fabric enhancements have been incorporated, above current building regulations 

requirements, to increase the energy efficiency of the building.
 Use of a Mechanical Ventilation Heat Recovery system to ventilate the apartments and recover heat 

that would otherwise be lost, thus reducing the amount of energy required to maintain temperature 
within the dwellings.

 Installation of Phot-Voltaic panels to provide electricity renewably.
 Provision of external amenity spaces that provide opportunities for shade and sun. Internal, 

community amenity spaces provide refuge from extreme weather conditions.
 Water-saving devices for toilets and showers to be employed. Water meters to be provided for each 

apartment and major water users. 
 A SuDS-enabled tree pit would be installed as part of replacement planting along the Anchorage 

Quay frontage to the development. 
 A net gain in biodiversity across the site, as a result of the proposed tree planting and soft 

landscaping scheme. 
 Provision of 140 cycle parking spaces (48%), which exceeds the Council’s standards, as set out 

within the UDP.  
More generally, it should be noted that the application site is at low risk of flooding and located in a 
highly sustainable area, with respect to access to public transport and every day amenities.

Overall, the proposed development is considered to accord with the Council’s sustainability aspirations 
and the requirements of its Sustainable Design and Construction SPD.

Planning Obligations

The officer report for the Outline application sets out the Heads of Terms that were agreed in relation 
to planning obligations. These are sumarised below for ease of reference:
 Open-space improvements, calculated at £1,123 per bed-space, towards the grounds of Ordsall 

Hall and Ordsall Park; and / or Monmouth Park; and / or Montford Street Park; and / or access and 
infrastructure works at Weaste Cemetery. Based on the housing mix proposed within this Reserved 
Matters application, this would equate to a sum of £858,393.

 Public realm improvements at £1,500 per apartment, towards works within Salford Quays / 
Broadway and / or Irwell River Park. Based on the number of apartments proposed within this 
Reserved Matters application (290), this would equate to a sum of £435,000. 

 The implementation of a resident’s only parking permit scheme along designated streets north of 
Broadway and the provision of permits for a period of five years, which equates to a sum of £70,000.

Recommendation

That reserved matters consent be granted subject to the following planning conditions:



Conditions:

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

GA Plans – Ground Floor – Dwg No. 20104 Rev: P10
GA Plans – Mezzanine Level – Dwg No. 20105 Rev: P07
GA Plans – Levels 1-18 – Dwg No. 20106 Rev: P08
GA Plans – Level 19 – Dwg No. 20108 Rev: P08
GA Plans – Levels 20-26 – Dwg No. 20109 Rev: P08
GA Plans – Level 27 – Dwg No. 20111 Rev: P09
GA Plans – Level 28 – Dwg No. 20112 Rev: P04
GA Plans – Roof Level – Dwg No. 20113 Rev: P04
GA Elevations – North West and South West – Dwg No. 21511 Rev: P06
GA Elevations – South East and North East – Dwg No. 21512 Rev: P04
Proposed Site Elevations – South West and North West – Dwg No. 21104 Rev: P04
Proposed Site Elevations – North East and South East – Dwg No. 21105 Rev: P03
Sectional Elevations – Dwg No. 21501 Rev: P04 
Sectional Elevations – Dwg No. 21502 Rev: P03 
Site Location Plan – Dwg No. 20001 Rev: P01
General Arrangement Plan – Dwg No. 1875-EXA-01-GF-DR-L-100 Rev: B

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

2. No development shall commence until all the retained trees within (or overhanging) the site as 
shown on the Tree Location Plan, contained within the ‘Anchorage Gateway AIA’ have been 
surrounded by substantial fences which shall extend to the extreme circumference of the spread of 
the branches of the trees (or such positions as may be agreed in writing by the Local Planning 
Authority).  Such fences shall be erected in accordance with the specification shown at Appendix 2 
of the Anchorage Gateway AIA 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 fencing.

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.

3. No development shall be started unless and until an Arboricultural Method Statement (AMS) has 
been submitted to and agreed in writing by the Local Planning Authority. Thereafter, the 
development shall be carried out in accordance with the approved AMS.

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.

4. No above-ground development shall commence on site until a site-specific design for the proposed 
cellular containment system, to be used in conjunction with porous hard surfacing, has been 
submitted to, and approved in writing by, the Local Planning Authority. The design shall demonstrate 
how it will serve to protect those existing trees to be retained along the site’s frontage with The 
Quays. The development shall be carried out in accordance with the approved details and retained 
as such thereafter.

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.

5. Prior to the development hereby approved being brought into first use, a scheme for reviewing and, 
where appropriate, rationalising and repositioning existing street furniture in and around the site, as 
part of the development’s wider scheme of public realm works, shall be submitted to, and approved 
in writing by, the Local Planning Authority. The development shall be carried out in accordance with 
the agreed scheme prior to the first occupation of the development hereby approved and retained 
as such thereafter. 

Reason: To maximise the movement of pedestrians and cyclists to, through, and around the site, in 
accordance with Policy DES2 of the City of Salford Unitary Development Plan and the National 
Planning Policy Framework.

6. Notwithstanding the details submitted to date, the development hereby approved shall not be 
brought into first used unless and until a scheme for revising the road markings along the Anchorage 
Quay highway have been submitted to and approved in writing by the Local Planning Authority. The 
scheme shall demonstrate how the revised road markings will enable a southbound HGV to 
overtake a stationary delivery vehicle using the development’s loading bay without raising any 
highway safety concerns. The development shall be carried out in accordance with the agreed 
scheme prior to the first occupation of the development hereby approved and retained as such 
thereafter.

In the interests of the safe and efficient operation of the local highway network, having regard to 
Policy A8 of the City of Salford Unitary Development Plan and the National Planning Policy 
Framework.

7. In the event that the existing office building has not been substantially demolished by 30 June 2021, 
a daytime bat survey for the site shall be submitted to, and approved in writing by, the Local Planning 
Authority (in consultation with GMEU) prior to the commencement of any further demolition work. 
Thereafter demolition shall proceed in accordance with any measures recommended within the 
agreed survey. 

Reason: To ensure that demolition of the development does not disturb, harm or kill any bats that 
might be present within the existing building, given that the results of the original survey (June 2019) 
are considered to be valid for two years only; having regard to Policy DES9 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework.

8. The bedroom windows in the south-eastern elevation of the development hereby approved, facing 
onto the common boundary with the public car park, shall be fitted with, and permanently glazed, in 



textured glass whose obscuration level is at least 3 on the Pilkington scale of 1-5 (where 1 is clear 
and 5 is completely obscure).

Reason: To ensure that the development would not unacceptably hamper, or reduce the 
development options, for the adjacent site to the south-east, in accordance with policy DEV6 of the 
City of Salford Unitary Development Plan and the National Planning Policy Framework. 

9. Prior to the development hereby approved being brought into first use, an off-site tree replacement 
scheme shall be submitted to, and approved in writing by, the Local Planning Authority. The scheme 
shall include details of tree species; tree sizes (including the minimum height and circumference of 
stem at 1m from the ground level); a plan indicating the location of the replacement trees; and a 
timetable for tree planting. Thereafter, the development shall proceed in accordance with the agreed 
scheme and timetable. 

Reason: To mitigate for those existing trees within the site that are to be removed by the 
development, 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.

10. Prior to the first occupation / use of the development hereby approved, a Landscape Management 
Plan shall be submitted to, and approved in writing by, the Local Planning Authority. The 
Management Plan shall include a timetable for the implementation of the works detailed within it. 
Thereafter, the development shall proceed in accordance with the approve Management Plan. 

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.

11. No ground-floor uses within the development hereby approved shall be brought into first use until 
details of a window display and signage strategy have been submitted to, and agreed in writing by, 
the Local Planning Authority. The development shall be carried out in accordance with the approved 
details and complied with thereafter.

Reason - In the interests of visual amenity, to protect the character and appearance of this building 
in accordance with Policies DES1 and DES2 of the City of Salford UDP and the National Planning 
Policy Framework.

12. Prior to the first occupation / use of the development hereby approved, details of motorcycle parking 
facilities shall be submitted to, and approved in writing by, the Local Highway Authority. This 
includes the quantity, type, location and size of all facilities. All agreed spaces shall be implemented 
prior to the first occupation of the development and maintained in good order thereafter. 

Reason: To encourage more sustainable and active forms of transport in accordance with the 
provisions of Retained Policies ST14 and A8 of the Salford Unitary Development Plan and the 
National Planning Policy Framework (NPPF).


