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SRF Introduction 



Introduction 

A Strategic Regeneration Opportunity 

1.1 The Strategic Regeneration Framework (SRF) area is in a prime 
location within Manchester City Centre, with easy access of a 
full range of retail choices, employment opportunities, leisure 
destinations and transport connections. The area itself also 
benefits from a range of unique assets, including its adjacency to 
the River Irwell, its heritage assets and character with Parsonage 
Gardens; a unique green space for the City Centre at its very heart. 

1.2 Notwithstanding these assets, the area does not currently 
maximise its potential. Whilst some developments have 
taken place in recent years, these have been piecemeal 
standalone investments and have not begun to address the 
identified constraints and on-going issues that affect the 
whole area. The area’s current parking arrangements and the 
highways engineering that is required to service those parking 
arrangements result in an area that is overly focussed on private 
vehicles. Whilst this issue can be seen across the SRF area, it is 
noted as particularly problematic along St Mary’s Parsonage. 
The dominance of the car is despite the area’s highly accessible 
location and the clear potential for it to operate as a pedestrian 
and cycle friendly part of the City Centre. The area also currently 
fails to maximise the strength of its connections to surrounding 
areas, with the linkages around the site constraining the SRF area 
rather than integrating it into the wider City Centre. 

1.3 The area also suffers from poorly managed waste and servicing 
arrangements, which has negative impacts on the experience and 
perception of the streets and public realm. This is particularly 
evident around Parsonage Gardens. 

1.4 Against this context, there is an opportunity to re-define the 
area’s strategic priorities, and establish a SRF within which future 
development proposals can be brought forward and considered 
in a way that will maximise the area’s wider improvement for the 
benefit of residents, businesses, employees and visitors. 

SRF Location 

1.5 The SRF area is bound by three prominent routes within the 
City Centre: Blackfriars Street and Bridge Street which provide 
important vehicular routes east-west, connecting Manchester 
City Centre and Salford; and Deansgate, a principal thoroughfare 
connecting the northern and southern areas of the City Centre. 
Trinity Bridge is a footbridge from within the SRF area that passes 
over the River Irwell, landing outside the Lowry Hotel. The Trinity 
Bridge provides an important pedestrian connection between the 
two cities. 

1.6 The River Irwell and the administrative boundary of Salford 
borders the SRF area to the west. To the north, the SRF area 
interfaces into the Ramada SRF (endorsed by Manchester City 
Council in May 2018) a mixed-use strategic regeneration area. The 
east of the SRF area forms part of the wider Primary Shopping 
Area which extends eastwards including St Ann’s Square and 
Market Street. To the south is Spinningfields, a commercial 
district and important financial centre as well as a popular 
destination for entertainment, culture and shopping, all the 
product of a successful and major regeneration strategy delivered 
over the last 20 years. 



Delivery Partners 

1.7 This Draft SRF has been prepared through a collaborative process 
between Manchester City Council (MCC) and a number of active 
landowners across the SRF area who are each keen to progress 
specific development proposals. 

1.8 In addition to MCC, active landowners who have been part of the 
SRF preparation to date include: 
•  Derwent Estates; 
•  Investec Bank Plc; 
•  Bruntwood; 
•  Cannon Capital Developments Ltd; 
•  Beaconsfield Commercial Ltd; and 
•  Property Alliance Group Ltd. 

1.9 The key landowners have contributed to the emerging SRF to 
date in the interest of bringing forward the future regeneration 
opportunity in a coordinated way. Through adopting this 
approach, the landowners have agreed to continue to work 
collaboratively in order to drive forward the ambition and deliver 
the core development principles and proposals set out within the 
SRF, once this process has completed. 

1.10 It is recognised that there are other landowners within the SRF 
area who have not yet had an opportunity to input into this draft 
document. Following endorsement of the draft SRF, as a basis 
for undertaking broader consultation, there will be a formal 
consultation period during which all landowners and occupiers 
within the SRF area will be notified and offered the opportunity 
to engage with the team in order to provide their comments as 
well as any proposals or ideas that they have for the SRF area. 
Ultimately the intention is also to bring together as many of the 
area’s landowners as possible to work together collaboratively, as 
described above. 

Status of the SRF 
1.11 The purpose of this SRF is to set out a vision for the regeneration 

of the area and to provide a statement of ambition that captures 
the aspirations and intent of current landowners, alongside the 
expectations of Manchester City Council for future development 
to maximise the positive contribution and effects on to the SRF 
area and wider City Centre. 

1.12 The SRF is not a planning policy document, but it has been drafted 
in the context of supporting future development proposals that 
will deliver Manchester’s strategic priorities – economic, social 
and environmental - as well as complementing the City’s other 
regeneration initiatives. 

1.13 Once endorsed by Manchester City Council, the Parsonage 
Gardens SRF will act as a material consideration to be considered 
by the Local Planning Authority in the determination of future 
planning applications; however, notwithstanding this point, where 
new development is proposed, it will continue to be necessary to 
determine such proposals through the statutory planning process, 
on the basis of a full and robust assessment in accordance with 
national and local policy, as well as any other additional material 
considerations. 



Introduction 

Playing our Full Part on Climate Change 

1.14 There is increasing evidence of global temperature rises and the 
prospect therefore of increasing incidences of extreme weather as 
well as risk of water and food shortages and flooding, all causing 
increasing insecurity. Whilst Manchester may not feel these 
effects as severely as other areas globally, there is an identified 
urgent need for all cities to consider what they need to do to play 
their full part in addressing climate change. 

1.15 In November 2018, Manchester City Council made a series of 
commitments, informed by the Manchester Climate Change 
Agency’s (MCCA) work with the world renowned Tyndall Centre 
for Climate Research based at University of Manchester. 

1.16 The key commitments are as follows: 
•  To becoming zero carbon by 2038, significantly accelerated 

from the original target of 2050; 
•  To adopt a carbon budget and emit only a maximum of 15 

million tonnes CO2 for the period 2018-2100. This has been 
transposed from a global carbon budget which has been 
calculated as “likely” to maintain global temperature change 
within 2°C as agreed in the Paris Agreement; 

•  To achieve a 13% year-on-year reduction in citywide CO2 
emissions from 2018 to achieve this carbon budget. 

•  As well as addressing its own emissions, the Council’s role 
will be to take a significant leadership and influencing role 
across a number of thematic areas, promoting behavioural 
changes: 

•  Industry and Commercial: Supporting schools and 
businesses to reduce their emissions wherever possible, 
developing planning policy, influencing contractors through 
procurement and commissioning. 

•  Domestic: Partnership working with social housing providers 
across the City to improve social housing properties, working 
with the Greater Manchester Combined Authority (GMCA) 
to develop energy efficiency programmes to support private 
renters and owner occupiers. 

•  Transport: Partnership working with TfGM, continuing to 
promote modal shift from the private car to public transport, 
cycling and walking by investing in sustainable transport 
infrastructure, ensuring new developments are close to 
transport nodes. 

1.17 A draft Manchester Zero Carbon Framework has been developed 
which sets out the City’s overarching approach to meeting its 
science-based climate change targets over the period 2020-38 and 
draft action plans for the period 2020-22 are being developed by 
the Council and other strategic organisations and sectors. 

1.18 In addition, a commitment has been outlined within in the 5-year 
environmental plan for Greater Manchester for zero carbon 
development by 2028. 

1.19 The following SRF has been drafted within this context and future 
development proposals will be expected to meet and encouraged 
to exceed adopted environmental policy standards. 

Report Contributors and Acknowledgements 
1.20 This document has been prepared on behalf of the landowners, by an appointed 

professional team, including: 

1.21   KPF Architects;
 Deloitte Real Estate; 
 Curtins Transport Consultants; and 
 Stephen Levrant Heritage Architecture. 



2 
Vision 



 

To Create a Mixed-Use 
Place “Of Manchester” 

St Mary’s Parsonage 
Vision 

2.1 The vision is to establish Parsonage Gardens as a clearly definable and cohesive part of 
the City Centre, recognised by its distinctive character and sense of place. It will be a 
commercially-led mixed use neighbourhood, anchored by high quality public space at 
its heart and a range of leisure and retail facilities to create a vibrant destination that 
compliments the wider City Centre. It will be a place where people live, work, 
relax, socialise; and crucially it will be a place where all Mancunians have the ability 
to share in the long term success of the area. 

2.2 Parsonage Gardens will be a thriving and sustainable neighbourhood 
which fully embraces Manchester’s zero carbon ambitions and builds on the strength 
of the existing residential and business communities, to deliver jobs and opportunities 
for all, a place for enterprise as well as innovation and an important driver of inclusive 
socioeconomic productivity for Manchester. 

2.3 Parsonage Gardens will build upon its existing asset base, and its positive adjacencies to 
other parts of the City Centre, to successfully host an eco-system of best in 
class employment – from global businesses to start ups - and other high quality uses 
including residential, hotel, retail and leisure. 

2.4 Functionally and physically, Parsonage Gardens will be fully integrated and
connected into the wider city centre and will draw activity and support the 
further expansion of the City Centre’s quality activity into the area. This will make the 
most of its positive adjacencies to other successful and vibrant parts of the City Centre, 
including Spinningfields, the Primary Retail Area, the Central Business District, and 
support the growth and enhanced productivity of the City. The aim is to ensure that the 
full economic potential of the area is realised, at an appropriate density of development, 
taking into account the City Centre’s finite land resources. This must equally be done in a 
manner that conserves and promotes the area’s essential qualities 
and characteristics that can make it a special place– one of the City’s 
most attractive neighbourhoods, raising the City’s international profile as a world class 
destination. 

2.5 A key underlying principle of the SRF will be the retention and celebration of 
the area’s special qualities and assets, including its heritage assets, public 
spaces and green & blue infrastructure. 

2.6 Equally, there must be an important focus on maintaining and
enhancing the quality of the environment for existing residential 
and business communities, rebalancing the vehicular access, servicing and operational 
management arrangements in the area, and a review of car parking provision to ensure that 
the essential requirements of the City Centre from a functional point of view are properly 
assessed against value add opportunities that rationalisation would deliver within the area. 

Celebrating
its Architectural 
Heritage 
-Conservation & Rebirth 
-Vibrant Materials & Details 
-Multiple Scales & Layering 



By Activating 
Parsonage Gardens 

Precedent Image: The Whitworth Gardens, Manchester 
- Pedestrian Edges 
- Strong Geometry via Colonnade 
- Celebrating Culture 

Precedent Image: Place des Vosges, Paris 
-Active Edges 
-Strong Landscaping Features 
-Committment to High Level of Maintenance 

Precedent Image: Hardman Square, Manchester 
- Garden Square 
- Holistic Material Palette and Landscaping 
- Active Frontages 

Precedent Image: Bryant Park, New York 
- Informal seating Promote Activity Within the Park 
- ”Oasis” in the City 
- Vehicles Share Edges (Still Active) 



By Curating 
a Retail & Cultural Ofer 

Precedent Image: Whitworth Art Gallery, Manchester 
- Cultural use 
- Active frontage 
- Rotating exhibitions to attract public interest 

Precedent Image: Peter Street Kitchen, Manchester 
- Using a colonnade as formal element towards Parsonage Gardens 
- Active frontage with spill out activity  and light 
- Natural surveillance towards public space 

Precedent Image: The Ivy, Manchester 
- Interest above ground level 
- Presence of tree canopies 
- Additional outdoor amenity 



By Identifying 
a Streetscape Language 

Precedent Image: King Street, London 
-Pedestrian Oriented / Limited Vehiclular Access 
-Holistic Material Palette 
-Seasonal Overhead Displays 

Precedent Image: Highline, New York 
-Pedestrian 
-Curated Paving & Wayfnding 
-Curated Urban Furniture 

Precedent Image: St. Anne’s Square, Manchester 
-Pedestrian Oriented / Limited Vehiclular Access 
-Holistic Material Palette 
-Strategic Landscaping / Street Furniture 

Precedent Image: Covent Garden, London 
-Pedestrian Oriented / Limited Vehiclular Access 
-Holistic Material Palette 
-Curated Signage, Wayfnding, Street Lighting 
-Strategic Landscaping / Security Features 



By Combining 
Old and New Architecture 

Image: Contemporary extensions to historic buildings 

Image: Contemporary extensions to historic buildings 



To Create a Mixed-Use Place 
“Of Manchester” 
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Strategic and Planning Policy Context 



The Strategic Context 

Manchester - A Growing City 
3.1 With a diverse population of close to 600,000 people, the City of Manchester is 

located at the heart of Greater Manchester, the largest conurbation outside of 
London. Population growth in recent years has been particularly evident in a 
younger 20-35 years demographic, which is attracted to Manchester’s lifestyle and 
increasing employment opportunities, and this in turn is driving further economic 
growth and enhanced productivity. 

3.2 Manchester has undergone a thirty-year programme of transformation to become 
recognised as one of Europe’s most exciting and dynamic cities. Manchester is one 
of the fastest growing cities in Europe; by 2025, almost 650,000 people are expected 
to live in the City, with the wider City Centre population growing to 100,000 as 
expected new apartment-led residential development adds further capacity. 

3.3 Manchester has experienced an exceptional increase in its population since the 
late 1990s and is the leading example in both Europe and the UK of a major urban 
centre reversing long-term population decline. While this level of population growth 
is exceptional, the City is still some way below its historical peak population of 
766,311, achieved in 1931. New high quality and high-density development will allow 
Manchester to continue to increase its population without impinging on highly 
valued community and green space. 

3.4 The Greater Manchester sub-region, which has a resident population of over 2.78 
million and a combined GVA of over £62.8 billion, accounts for around two fifths 
of the North West’s economic output. In 2016, almost one third of the £62.8 billion 
of GVA generated in Greater Manchester was produced in the City of Manchester. 
Employment growth of 8.9% is forecast in Manchester between 2016 and 2025 (and 
14.1% in the period 2016 to 2036). This growth rate is forecast to add 35,200 jobs 
to the Manchester economy, taking the total employment level towards 430,000 
in 2025. In addition, a significant proportion of forecast employment growth is 
expected to occur in sectors with higher than average GVA. GVA is expected to 
increase by 21.8% to 2025, with a 45.2% change forecast from 2016 to 2036. During 
this period, GVA across Greater Manchester is forecast to rise by an average of 1.74% 
per year, increasing to over £82.8 billion by 2036. 

3.5 Manchester’s enhanced economic performance has been underpinned by a move 
from its traditional manufacturing and industrial role towards a more knowledge 
intensive service-based high-growth economy. Manchester’s economy is continuing 
to strengthen and diversify with strong high added value growth forecast in Business, 
Financial and Professional Services, Science and Innovation, and Creative and 
Digital, as well as Sports and Culture, Leisure and Tourism sectors. 

3.6 Manchester’s current and future competitive position is underpinned by a number of 
key economic assets as set out below. 

Manchester - A Thriving City Centre 
3.7 Over the last twenty years, Manchester City Council has driven the physical and 

economic renewal of the City Centre through the development and implementation 
of strategic frameworks for sustained regeneration, investment and service 
improvement to ensure that Manchester maintains its position as the nation’s 
leading City Centre location. The success of this approach sees Manchester 
successfully compete as an international investment location and visitor destination 
today. 

3.8 Given Manchester’s economic growth, its universities and buoyant leisure and 
cultural sector, it is not surprising that the largest population increases are within 
the age bands that are typically considered to fuel economic growth. Across Greater 
Manchester, the 2011 Census identified that the 20-24 age band experienced the 
greatest level of growth, with the 25-29 age band also witnessing a significant 
increase of just fewer than 30,000 over the same period. 

3.9 Growth in this population cohort has resulted in demand for new lifestyle choices 
that offer access to City Centre employment, amenities and transport networks, 
together with well-managed accommodation built for that purpose. Consequently, 
Manchester has emerged as having the second largest concentration of Build-to-
Rent homes, with circa 5,000 units either under construction or recently completed, 
and over 4,000 more with planning permission, according to recent figures supplied 
by JLL. Designed to meet the housing and lifestyle choices of the City’s working 
population, this growth is a clear indicator of the City’s success. 

Manchester – Encouraging the Growth of a 
Dynamic Private Sector 
3.10 With a thriving private sector, the City is a leading business location and remains a 

top place in Europe for foreign direct investment outside of London. Sixty-five FTSE 
100 companies now have a presence in Greater Manchester, and around 40% of the 
North West’s Top 500 companies are based in the City. 

3.11 Increasingly businesses are looking for benefits from agglomeration. Business 
sectors which are influenced by agglomeration (where entrepreneurs, companies, 
new start-ups and talented workers from disparate economic growth sectors 
are keen to cluster in locations which can provide business and networking 
opportunities) are attracted to locations where there are deep labour markets 
offering an exceptional range of highly qualified and skilled staff. 

3.12 Manchester’s existing business base ensures that it is in prime position to attract 
such companies that benefit from clustering. This is particularly prevalent in the 
digital and creative industries, as well as life sciences and advanced manufacturing. 

Manchester - A City of Sport 
3.13 Manchester’s globally-renowned pre-eminence in football is due to the presence of 

two world leading teams, with Manchester City Football Club based at the Etihad 
Campus and Manchester United Football Club based in Old Trafford. 

3.14 Manchester’s prowess in sport extends well beyond football. The City is home to the 
HSBC National Cycling Centre, which hosts the British Cycling Team. Additionally, 
the National Squash Centre has developed as a global centre of excellence, the 
GB Water Polo Team uses the pool facilities at Beswick, and the GB Taekwondo 
team is based at Ten Acres Lane. With world leading facilities, the recently opened 
Manchester Institute of Health and Performance (MIHP) in Beswick is the home of 
the English Institute of Sport. Other major sports, such as rugby league, rugby union 
and cricket, have a significant presence across the conurbation. 

Manchester – A Culture, Leisure and Tourism Destination 
3.15 Manchester’s cultural, leisure, and tourism offer plays a pivotal role in shaping the 

City’s identity and supporting its international profile. Today, the City hosts 4.8 
million staying visits and 59 million day visits per year, which generates £4.5 billion 
to Manchester’s economy and secures 50,440 jobs. 

3.16 Its importance continues to rise and today Manchester increasingly attracts a 
wide range of regional, national, and international events. The City’s major venues 
(including sports stadia, concert venues, galleries and exhibition spaces) have 
underpinned this offer. Driving major regeneration programmes, they ensure 
Manchester continues to attract people to live and work in the City, alongside 
attracting major investment. 

3.17 The culture, leisure and tourism economy is increasing and its offer is diversifying, 
enhancing the significance of the City’s asset base. In recent years, this has been 
further boosted by substantial investment in new globally recognised world class 
facilities and events, such as the Whitworth Art Gallery and the forthcoming Factory 
in St John’s (which will become a permanent home for the Manchester International 
Festival). 

3.18 Such investments have sustained and opened new domestic and overseas markets, 
giving Manchester its status as the third most visited city in the UK by international 
visitors (after London and Edinburgh), with the City experiencing a 21% rise in the 
number of international visits since 2005. This growth in the visitor economy has 
been underpinned by, and acted as a catalyst for, a significant increase in the supply 
of visitor accommodation within the City Centre over the last decade. 



The Strategic Context 

Manchester – A Business and Conference Destination 
3.19 In addition to leisure and tourism related activities conferences and business events 

generate £904 million annually for the Greater Manchester economy, supporting 
22,000 direct jobs and 35,000 jobs when including the indirect jobs in the supply 
chain, some of which is based in Greater Manchester, some outside. The average 
value of a ‘day’ delegate (per trip) was £93, considering that a day delegate can be 
attending multiple days, whilst the average value of a staying delegate was £321 (per 
trip). 

3.20 Manchester benefits from a wide range of conferencing facilities catering for 
different numbers of attendees. The city has regularly attracted very high profile 
events, including the Conservative Party Conference in 2017. 

3.21 Large scale conferencing facilities, with the capacity to cater for national and 
international events, are provided at Manchester Central which can cater for up to 
2,000 people. 

3.22 Manchester Central’s events fall within a number of categories: International and 
National Associations, Exhibitions, Party Conferences and Corporate events. Most 
of these are hosted over a number of days requiring overnight stays for delegates. 
Prominent examples of these are the Chartered Institute of Housing Conference, 
Soccerex Global Convention, and ComicCon; although Manchester Central also 
regularly hosts events on behalf of FTSE 100 listed businesses. 

Manchester - A Growing Digital and Creative Sector 

3.23 The Digital and Creative economy is an increasingly important feature of the City’ 
economy, with a significant core hub of businesses clustered in the centre, East 
Manchester and Salford Quays. 

3.24 Manchester’s business growth in this sector can be seen in take-up figures during 
2017, with the City continuing is strong performance with circa 1.2 million sq.ft 
of workspace transacted. Within that figure, Digital and Creative was the most 
dominant sectors: 
•  416,534 sq.ft was let to Digital & Creative businesses during 2017; 
•  25% of the total workspace take-up during 2017 was from the Digital sector; and 
•  10% of the total workspace take-up during 2017 was from the Creative sector. 

Manchester - A Mobile and Skilled Workforce 
3.24 The city region offers a high quality and growing workforce of some 7.2 million 

people within a one hour commute of the City. There is access to a pool of 
skilled people across a wide range of industries, and over 99,000 students in four 
universities across Greater Manchester. 

3.25 A feature of the City’s economy and its employment growth has been the ability to 
attract an international workforce from Europe and beyond. International migration 
has contributed to economic growth in both the high skilled occupations, such 
as health and digital, and also in the leisure and care economies. The residential 
property market has a considerable effect in making the City an attractive 
destination. Its success has seen an increased birth rate of international migrants’ 
families, which has further contributed to employment growth and housing demand. 

3.26 Whilst new purpose-built student accommodation is now a feature of the residential 
property market in the City Centre, a considerable number of international students 
are using the high quality private rented sector for accommodation, increasing 
demand in new developments. 

Manchester - A Mobile and Skilled Workforce 
3.27 Manchester has continued to invest significantly in its transport infrastructure, 

delivering major improvements in terms of accessibility to and within the Regional 
Centre. This increases the City’s capacity of its travel to work area (and therefore 
its pool of labour), and enhances connectivity between businesses. It also makes the 
City Centre easier to get around and a better place to live. 

3.28 In the future, Manchester Piccadilly will be significantly extended through the 
development of a new integrated station to accommodate High Speed 2 (HS2) and 
Northern Powerhouse Rail (NPR). 

3.29 In addition, accessibility improvements in terms of enhanced infrastructure to 
promote walking and cycling, continue to be delivered as part of major regeneration 
programs. This enhances connectivity to jobs, education and recreational 
opportunities for the local workforce and residents. 

Manchester - International Connectivity 
3.30 Manchester International Airport is the third largest airport in the UK and is the 

primary gateway for the north of England. It serves 26 million passengers a year 
and connects to over 200 destinations worldwide. Direct flights serve all of Europe’s 
major cities and the airport provides multiple long haul routes to North America, the 
Middle East, Asia and Australasia. The Airport is currently embarking on a £1billion 
transformation programme of investment and improvement, with its number of 
passengers forecast to rise to 45 million by 2030. 

Retail Market 
3.31 Manchester is one of the key retail hubs in England and is ranked alongside other 

worldwide market leaders such as Milan, Madrid, Paris, Dublin and Moscow. 

3.32 The City offers a range of retail, bars, restaurants, cafes, galleries, theatres, sporting 
and entertainment destinations. This offer is continuing to expand with 310,470 sq.ft 
of retail and leisure space under construction in 2018. 

3.33 There are currently no standalone retail schemes in construction, although 
transformed and regenerated neighbourhoods, such as Ancoats, include a substantial 
amount of retail and restaurant space primarily independents for future residents. 
This has helped to establish the area as a destination in its own right, and has led to 
Ancoats being named by Timeout in 2018 as the 13th ‘coolest district in the world’. 
This will continue as new and transformed neighbourhoods come forward and the 
City Centre expands. The same approach is likely to be adopted for places like St 
John’s, which will have a strong focus on lifestyle benefits (gyms, restaurants, retail 
units) to make it an appealing place to live and work to establish a new identity for 
the neighbourhood in its own right. 

3.34 In addition, a large amount of new retail and leisure floor space has been delivered as 
part of the refurbishment of the University of Manchester and Bruntwood’s Precinct 
and Business School refurbishment on Oxford Road. 

3.35 In 2018, the City Centre saw a raft of new restaurant openings, both Manchester-
based independents and established London brands including, Tast, The Ivy, Mana 
and Dishoom. These new businesses have positioned themselves in central locations 
and new neighbourhoods forming an integral part of Manchester’s lifestyle offer. 

3.36 There are also temporary leisure destinations which form part of branding and place 
making programmes at Manchester’s most complex and large-scale development 
sites. For example, Mayfield continues to position itself as an evening and 
weekend venue has recently hosted parts of Manchester International Festival and 
Manchester Pride, and is capable of hosting 10,000 people as a temporary venue. 

Office 
3.37 Manchester has one of the largest office centres outside of London with slightly in 

excess of 20 million sq.ft of total built floorspace. This compares with 18 million 
sq.ft in Birmingham City Centre, and 12.4 million sq.ft in Leeds City Centre. The 
Manchester office market continues to go grow, with over 2million sq.ft of office 
floorspace under construction in 2018 (up by 37% from the previous year). This 
construction pipeline is driven by strong occupier demand from a diverse base of 
occupiers. The City Centre office market has benefitted from an additional c.435,000 
sq. m of new Grade A space over the last two years; a further c.480,000 sq. m is under 
construction or planned. City Centre offices tend to attract higher numbers of skilled 
jobs and employers who pay the highest business rates. 

3.38 Businesses are attracted to the City due to the agglomeration benefits, a growing 
population and a readily available talent pool from the three higher education 
institutions, as well as the excellent national and international connectivity. In 2018 
there was a record number of take-ups, representing a 44% year on year increase and 
the fifth consecutive year that the City Centre take up was in excesses of 1.2million 
sq.ft. Major deals included HPE at Circle Square, Booking.inc at St Johns, HMRC at 
New Bailey and WeWork. There have also been notable deals within 2019, including 
Amazon taking space at NOMA, The Hut Group at Manchester Airport, and WPP at 
St. John’s. 

3.39 There is an identified shortage of Grade A office floorspace in the City Centre – 
Manchester’s principal economic driver, with the amount Grade A supply at the 
lowest since 2005 and it is expected that a majority of the Grade A floorspace 
currently in the pipeline will be let prior to practical completion. The shortage of 
premium office floorspace has put upward pressure on headline rents and on prime 
yields. 

3.40 In addition to the pent-up Grade A office demand, there is also demand for smaller 
floorplates. These smaller floorplates appeal to smaller businesses and start-ups, 
typically in the Professional, Financial and Business Services and the Creative, 
Digital and Tech sectors. The good quality refurbished office market has also 
seen frenetic activity over the past 3 years, particularly in the sub 10,000 sq.ft size 
floorplate bracket in the traditional business core. 

3.41 There has also been increase in ‘flexible’ workspace within the City Centre. The rise 
in the demand for flexible workspace has been attributed to the arrival of millennials 
in the work places who have contributed to a shift in working culture and practices, 
including the increase in start-ups, freelancing, self-employment and small and 
medium enterprises (SME). The appetite for this type of floorspace is evident in 
WeWork increasing its presence in the City, and the presence of a number of other 
co-working facilities such as in the XYZ building in Spinningfields, Headspace on 
Mount Street, and Neo Workspace. In April 2019, it was announced that the whole 
116,000 sq. ft of 125 Deansgate has been taken by Spaces, a co-working company. 



The Strategic Context 

Hotel 
3.42 A key part of supporting the leisure, tourism, and conferencing economy that is 

important to the economic success of Manchester is providing sufficient hotel 
accommodation. This should be well located within the City Centre to be as 
sustainable as possible. 

3.43 Manchester City Centre’s year-to-date hotel occupancy rate from January to June 
2019 was 79%, higher than in 2018 (78%) and matching the previous highest rate 
for the period in 2017 (also 79%), highlighting the popularity of Manchester as a 
destination but also the demand for bed spaces. 

3.44 In terms of supply, Deloitte’s annual Crane Survey 2019 highlights that 1,637 new 
rooms were added to stock in the City Centre during 2018, with 1,963 rooms to be 
delivered across 2019 and 2020. According to information provided by Marketing 
Manchester in March 2019 there are 9,163 existing bed-rooms within 3-5* hotels in 
Manchester City Centre. The majority of hotels are 4* (4,759 rooms), with 3* making 
the next largest contribution (2,896 rooms). 

3.45 The provision of 1,963 extra rooms that are projected to be delivered in the next two 
years only equates to a 27% increase in overall supply. In the context of Manchester’s 
increasing profile as a leisure, tourism, and conferencing destination and the very 
high average occupancy rates experienced within Manchester at the moment there 
is a need for future hotel accommodation to be delivered to support the City’s growth 
ambitions. 

Current Hotel Offer 

3.46 According to Marketing Manchester, in March 2019 there were 55 hotels in 
Manchester City Centre at the time of writing. Recent completions include: Hotel 
Indigo, NOMA (187 rooms); AC Marriott, New Cross (172 rooms); and Crowne Plaz
and Staybridge Suites, Oxford Road (326 rooms). 

a 

Number of Number of 
Rating (Stars) % of Supply 21 

Hotels Rooms 

5 2 323 4% 
4 26 4,896 53% 
3 15 2,896 31% 
1 or 2 12 1,169 13% 
Unaccredited/ 1 16 0.1% Unknown 
Total 56 9,300 -

3.47 At the time of writing the hotels referenced below are currently under construction 
and will provide 1,963 rooms, taking the total number of rooms in the City Centre up 
to 12,742 once completed: 
•  Motel ONE and Wilde Aparthotels, 3 St. Peters Square (590 rooms) - 4/5*; 
•  Hotel, Circle Square (150 rooms) – occupier unknown; 
•  Hotel Brooklyn, Portland Street (189 rooms) - 4/5*; 
•  Old Granada Studios (210 rooms) – occupier unknown; 
•  Hampton by Hilton, Sharp Street (221 rooms) – 3*; 
•  StayCity, New Cross (224 rooms) – 3/4*; and 
•  Cornbrook Hub (242 rooms) – occupier unknown. 

3.48 In addition, a number of hotel developments are in the pipeline with extant Planning 
Permission including the schemes set out below: 
• Maldron Hotel; Charles Street – 278 rooms likely to be 4* 
•  The Former Stock Exchange – 35 rooms likely to be 5*; 
•  London Road Fire Station – 91 rooms likely to be 5*; 
•  12 and land at 14-16 Piccadilly – 258 rooms; 
•  St John’s Place – 327 rooms and is likely to be 4*; 
•  Invicta House - 145 rooms and is likely to be 3/4*; 
•  St Michael’s – 216 rooms and is proposed to be 5*; 
•  Signature Living, Liverpool Road – 39 rooms and is proposed to be 3*; 
•  Cheetham Hill Road Hotel – 147 rooms; 
•  Moxy by Marriott, Silk Works, 2, 4 Atkinson Street - 145 rooms likely to be 3/4*; 
•  QBIC Hotels, John Dalton House – 261 rooms likely to be *4; 

3.49 If all these proposed schemes came forward it would provide a further 1,942 rooms. 

3.50 Occupancy levels within the City highlight that, despite the delivery of an additional 
19 hotels since the start of 2015, the average annual occupancy rate remains at 
79%. New hotels simply absorb the levels of increasing demand to visit the City and 
increase the overall quality of the offer. 

Residential Market Context 
3.51 Manchester’s on-going economic and population growth will continue to drive the 

need for new high quality residential accommodation across a range of values and 
tenures. In turn, Manchester’s residential offer is an important component of what 
makes Manchester attractive, as a location of choice for occupiers and the talent they 
wish to attract. 

3.52 The number of new units under construction continued to grow in 2018, with 
14,480 units on site (up from 3,345 in 2017, a 30% increase), the highest number of 
residential units under construction recorded in eleven years. However, the historic 
undersupply means that there remains a significant shortfall against the Manchester 
Residential Growth Strategy (2016) target to provide 25,000 new homes in a ten-year 
period between 2016 and 2025. There is a strong construction pipeline from 2019-
2021, with a further 14,600 units with planning permission. As detailed in paragraph 
4.15, in December 2018 the Residential Growth Strategy target was revised to 32,000 
new homes in the ten year period ending in 2025. 

3.53 As outlined above, the growing strength of the residential market is underpinned by 
the City’s resilient economic growth, investment in infrastructure and employment 
sector diversification. Retail, leisure and world class cultural institutions support the 
lifestyle aspirations and focused growth on City Centre living. 

3.54 Manchester Place point to the strength of continued demand, including pent up 
demand from years of no activity, and how there is still much to be done if the City is 
to seize its growth and regeneration opportunities fully within the current economic 
cycle and deliver on its residential growth objectives. 

3.55 Demand is a mixture of first time buyers and professionals moving into the City, 
as well as an influx of people relocating, purchasing second homes or down-sizing. 
There is an increasing call for more family accommodation in the City Centre, with 
much larger edge of City Centre initiatives such as Northern Gateway, Eastlands, 
Great Ducie Street, Ancoats and New Islington well placed to provide that offer. 

3.56 Demand for rented accommodation has soared in recent years, especially in the 
City Centre. This has seen a rise in a professionalised rental accommodation – 
institutionally owned and managed as asset in the longer term – Built to Rent. This 
has a positive role to play and is raising the standards of management and customer 
experience; however, a mix of tenures is required across the City as a whole to ensure 
there continues to be some balance in the supply. Ensuring the City is delivering 
a balanced and high quality residential supply is a key objective, to meet demand, 
retain talent in the City and support economic growth. 

Regeneration Context 

Manchester City Centre Strategic Plan (2015-2018) 
3.57 The Council’s City Centre Strategy 2015-2018, understands this area of Manchester 

to be major retail hub within the UK and a major tourism attraction for the Wider 
City Region. It defines an overarching future vision aligned to the policies of the 
Manchester Local Plan and a series of priorities, which have direct relevance to this 
SRF. 

3.58 Priorities include encouraging more independent leisure and retail operators; 
assisting in diversifying uses to enhance the offer, driving footfall particularly during 
the evening and night time and improving the performance of King Street. 

3.59 The Retail Core Quarter, as drawn within the Strategy covers a significant footprint. 
We would suggest there to be the opportunity to promote enhanced connections to 
Parsonage Gardens and the Riverside, from the retail core as part of the strategy for 
this area. 

Ramada SRF (2018) 
3.60 The north of the Parsonage Garden SRF area is currently occupied by the 

Renaissance Hotel and NCP Car Park. However, the site is a long standing 
regeneration priority for MCC with the ambition to create new destination at this 
key nodal point in the City Centre. 

3.61 In May 2018 the Ramada SRF was endorsed by the Council’s Executive. The vision 
for the Ramada site is to create a new landmark City Centre destination, with the 
potential to deliver over 60,000 sq.m mixed use development floor space, 600 
new high-value homes, and significant new public realm. As part of the vision the 
framework seeks to create active frontages along Blackfriars Street and increase 
north-south permeability. 
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Other Recent and Ongoing Regeneration Initiatives 
Greengate  

3.62 To the north of the SRF area, within Salford is a regeneration area known as 
Greengate which is subject to a regeneration masterplan which was endorsed by 
Salford City Council in February 2018. The vision for Greengate Regeneration Area 
seeks to fundamentally reconnect the historic areas of Salford and Manchester 
through improved physical links and a network of high quality public realm, together 
with the creation of a new urban fabric of high quality and high density mixed use 
development. 

3.63 Greengate is anticipated to deliver a minimum of 1,800 residential units and create 
a vibrant new neighbourhood within the heart of the Regional Centre. The Strategy 
highlights that the Greengate area will be characterised by outstanding architecture, 
high quality public spaces, urban art and a distinctive waterside frontage. Notable 
developments in Greengate include Exchange Court, Embankment 101, One 
Greengate and City Suites. 

3.64 The Strategy recognises the importance of ensuring that Greengate is fully 
integrated into surrounding neighbourhoods and areas through enhanced links and 
improved access, to ensure that the rest of the City benefits from the expected level 
of investment and opportunities that will be created at Greengate in the coming 
years. 

New Bailey and Chapel Street 

3.65 Beyond the River Irwell, which borders the SRF area to the west, is Central Salford. 
The Trinity footbridge over the River Irwell lands the entrance to the Lowry Hotel. A 
further two key pedestrian and vehicular routes to Salford are from Bridge Street to 
the south, which lands at the new Bailey regeneration scheme, and Blackfriars Street 
to the north. 

3.66 This part of Central Salford is in a period of regeneration. Dandara currently has a 
scheme on site which will deliver 995 build to rent units. Significant regeneration 
is occurring at New Bailey and Salford Central, with the completion of One New 
Bailey and the 2 New Bailey starting on site, all part of a £10 million transformation 
initiative by Salford City Council. Initial phases of this scheme have been successful 
in attracting some major lettings, including Eversheds Sutherland and Shawbrook 
Bank. 

Central Business District and Civic Quarter 

3.67 The Central Business District (‘CBD’) is the focus for the largest regional 
concentration of financial and professional services in the UK. 

3.68 The neighbouring Civic Quarter has undergone significant regeneration in the past 
5 years including the Second City Crossing (St. Peters Square Metrolink stop), and 
new developments such as One and Two St. Peters Square, and the forthcoming 
Landmark building. These regeneration initiatives have blended the CBD and 
the Civic Quarter which will only continue with the delivery of the St. Michael’s 
development and the regeneration of Manchester Central. 

3.69 A primary eastern route into the CBD is via King Street, a continuation of King Street 
West located within the SRF area. 

Spinningfields 

3.70 Across Bridge Street, to the south of the SRF area, is Spinningfields. The 
area is a focus for offices, predominantly occupied by companies in the 
finance sector. Anchor tenants include Grant Thornton, HSBC, Royal 
Bank of Scotland, and Deloitte. In addition to being a business district, 
Spinningfields is increasingly being seen as a leisure destination which 
has been driven by its increasingly successful and expanding food and 
drink offer. 

3.71 Spinningfields is also home to the John Rylands Library and the People’s 
History Museum, both key visitor attractions. In the warmer months 
Spinningfields is also home to an outdoor cinema hosted at the Oast 
House courtyard. Leftbank is the only residential building within 
Spinningfields, and overlooks the River Irwell, across towards Salford. 

St. Johns 

3.72 St. John’s is a mixed-use regeneration area which seeks to blend 
enterprise, culture and living. The original masterplan was approved in 
2015, since when it has evolved in response to the emerging regeneration 
context. The masterplan is currently at early stages of delivery, but has 
secured key development opportunities and occupiers, including The 
Factory; a new large scale cultural and performance space, which will 
ultimately become the permeant home of Manchester International 
Festival. 

Manchester – the Wider Policy Context 

Our Manchester Strategy 2016-25 
3.73 The Our Manchester Strategy 2016-25 was adopted by Manchester City Council in 

January 2016 and sets the ambitions for the City for the next decade. The Strategy 
sets out a vision for Manchester to be in the top flight of world-class cities by 2025, 
when the City will: 
•  have a competitive, dynamic and sustainable economy that draws on our 

distinctive strengths in science, advanced manufacturing, culture, and creative 
and digital business – cultivating and encouraging new ideas; 

•  possess highly skilled, enterprising and industrious people; 
•  be connected, internationally and within the UK; 
•  play its full part in limiting the impacts of climate change; 
•  be a place where residents from all backgrounds feel safe, can aspire, succeed 

and live well; and 
•  be clean, attractive, culturally rich, outward-looking and welcoming. 

3.74 The Our Manchester Strategy also commits to giving the local community and other 
stakeholders the opportunity to be involved in decision making, with a primary focus 
on a continuous approach to engagement. 

3.75 The ‘Our Manchester’ approach seeks to build a different relationship with residents 
and communities, recognising that this also means undertaking a different approach 
to engagement; engagement that is sustainable and driven by the City’s communities. 
This is based on the following essential principles: 
•  Better lives – it’s about people; 
•  Listening – listen, learn and respond; 
•  Recognising strengths of individuals and communities – starting from 

strengths; and 
•  Working together –building relationships and creating conversations. 

Manchester’s Great Outdoors: a Green and Blue Infrastructure 
Strategy for Manchester 2015-25 
3.76 Manchester City Council recognises that green and blue infrastructure is an 

essential part of creating a successful, liveable city. Parks, river valleys, gardens, 
street trees, green roofs, canals and many other components all form part of a rich 
network that is integrated with the built environment in the world’s most popular 
cities. 

3.77 Manchester’s green and blue infrastructure has been part of the City’s success 
for a number of years. Five river valleys, three canals, over 160 parks, street trees, 
woodland, private gardens, and other areas of natural environment are familiar 
and well-used parts of the City’s landscape. As the City continues to grow over the 
next decade, existing and new high quality green and blue infrastructure will need 
to continue to be an integrated part of this growth, particularly in the City Centre 
which has a distinct lack of publicly accessible green space compared with other 
cities of a similar size. 

3.78 The vision for green and blue infrastructure in Manchester over the next ten years is 
that by 2025 high quality, well maintained green and blue spaces will be an integral 
part of all neighbourhoods. The City’s communities will be living healthy, fulfilled 
lives, enjoying access to parks and green spaces and safe green routes for walking, 
cycling and exercise throughout the City. Businesses will be investing in areas with a 
high environmental quality and attractive surroundings, enjoying access to a healthy, 
talented workforce. New funding models will be in place, ensuring progress achieved 
by 2025 can be sustained and provide the platform for ongoing investment in the 
years to follow. 

3.79 Manchester’s Green and Blue Infrastructure (G&BI) Strategy, together with its 
Stakeholder Implementation Plan, was approved in July 2015. The strategy is 
founded on the basis that attractive, multi-functional green and blue infrastructure 
is a key component of shaping and delivering the quality of life people expect and 
enhancing the City’s global image as a place in which to live, work and invest. It also 
recognises the vital role it plays in terms of sustaining a healthy and biodiverse City 
which is flood and climate resilient, has good air quality and accessible opportunities 
for recreation and exercise. 

3.80 As such, the strategy was adopted to ensure that the City as a whole, including 
the Council, residents, the private and volunteer sectors, developers and other 
stakeholders could maximise opportunities to enhance the City’s green and blue 
assets and improve the quality of life. 

3.81 The strategy and implementation plan are based around the following four 
objectives: 
•  Improving the quality and function of Green and Blue Infrastructure to 

maximise the benefits it delivers; 
•  Using appropriate Green and Blue Infrastructure as a key component of new 

developments to help create successful neighbourhoods and support the City’s 
growth; 

•  Improving connectivity and accessibility to Green and Blue Infrastructure 
within the City and beyond; and 

•  Improving and promoting a wider understanding and awareness of the benefits 
that Green and Blue Infrastructure provides to residents, the economy and the 
local environment. 
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Residential Growth Strategy and Housing 

Affordability Framework 
3.82 Recognising the critical relationship between housing and economic growth, 

Manchester City Council approved a Residential Growth Strategy in March 2016 
which sought to deliver a target of 25,000 new homes in a ten-year period been 2015 
and 2025. 

3.83 Key aspects of this policy framework include: ensuring that there is the right 
quality, mix and type of housing in the right locations to meet demand and changing 
demographics; developing neighbourhoods of choice; and, the requirement to 
improve equality amongst the City’s residents in terms of housing choice, quality and 
affordability in order to develop strong communities. 

3.84 The Residential Growth Strategy report was accompanied by an Action Plan which 
set out the key actions to be delivered during the first year of the Strategy (2016/17). 

3.85 In December 2016, the Residential Growth Strategy was further strengthened 
and refined by the development of the Council’s Housing Affordability Policy 
Framework. This Framework defines affordable housing as homes that cost no more 
than 30% of gross household income for those at or below the City’s then average 
income of £27,000. The Council subsequently agreed at its Executive in May 2018 
that no Manchester resident should have to spend more than 30% of their household 
income on accommodation - and ideally less. In June 2017, the Council’s Executive 
received and approved a Residential Growth Update report that included a Five-Year 
Action Plan covering the period 2017 – 2022 which identified key priority areas and 
key actions to be progressed. 

3.86 In December 2018, the Council’s Economy Scrutiny Committee and the Executive 
received a report from the Executive Member for Housing and Regeneration which 
set out a number of policy proposals in relation to the delivery of the City Council’s 
Affordable Housing Strategy. This included a revised Residential Growth Strategy 
target of 32,000 homes (including 6,400 i.e. a 3,000 increase, in affordable homes) 
for the ten-year period ending in 2025. 

3.87 Further work is being undertaken to assess the challenges and external factors that 
pose a risk to the Council’s ability to deliver against its residential growth ambitions, 
and to identify the actions and opportunities that will ensure that the City delivers 
the aligned objectives of sustained economic and residential growth including the 
provision of affordable housing. 

3.88 In this regard, the Residential Growth Strategy will continue to ensure: 

•  that the right mix of new housing is delivered in the areas that can 
accommodate growth and that new homes are connected to new and existing 
employment opportunities; 

•  new housing supports the retention and attraction of a highly skilled and 
economically active population; 

•  the growing demand for high quality new housing in the City is met, which 
meets the needs of existing and future residents; 

•  new residential growth opportunities support the delivery of sustainable 
neighbourhoods with excellent pedestrian and transport connections including 
the use of low carbon construction methods and technologies; and, 

•  that the master-planning of new neighbourhoods and residential developments 
will include infrastructure and traffic and transport planning ensuring that 
various modes of transport (car, bus, rail, Metrolink, cycle, and walk) are 
provided for. 

Manchester Residential Quality Guidance 
3.89 The Manchester Residential Quality Guidance document was endorsed in December 

2016 and aims to ensure that high quality, sustainable housing that meets the needs 
of the City and its communities will be built. 

3.90 Prospective developers and their design teams bringing forward sites for residential 
development must demonstrate that the scheme will deliver accommodation of the 
very highest quality that complies with the guidance. Proposals that do not comply 
with this guidance must provide a compelling justification, based on evidence and 
options analysis, in order to avoid refusal. This approach underpins the Council’s 
aspiration to encourage the delivery of the highest quality range of residential 
development, which will contribute to sustainable growth and help establish 
Manchester as a world class city. 
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Greater Manchester – the Wider Policy Context 

The Greater Manchester Strategy 

3.91 The Greater Manchester Strategy (GMS) is Greater Manchester’s overarching 
strategy which has set the strategic framework for policy development across 
GM since 2009. It was updated in July 2017. This is the third Greater Manchester 
Strategy and it builds on the substantial progress made since the first was published 
in 2009 and the most recent refresh in 2013. The strategy was refreshed to reflect the 
change in the economic and political climate, particularly: 

•  the substantial devolution that is now underway in Greater Manchester; 
•  the Mayoral election in May 2017 and the Mayor’s manifesto commitments; and 
•  the changing economic and political climate, particularly the vote to leave the 

EU. 

3.92 The Greater Manchester Strategy sets out a very clear vision for the City region. It 
states that: 

“Our vision is to make Greater Manchester one of the best places in the world to grow 
up, get on and grow old: A place where all children are given the best start in life and 
young people grow up inspired to exceed expectations; A place where people are proud 
to live, with a decent home, a fulfilling job, and stress-free journeys the norm. But if 
you need a helping hand you’ll get it; A place of ideas and invention, with a modern and 
productive economy that draws in investment, visitors and talent; A place where people 
live healthy lives and older people are valued; A place at the forefront of action on 
climate change with clean air and a flourishing natural environment; A place where all 
voices are heard and where, working together, we can shape our future.” 

3.93 The strategy for achieving this vision is structured around 10 priorities, reflecting the 
life journey: 

Priority 1: Children starting school ready to learn; 
Priority 2: Young people equipped for life; 
Priority 3: Good jobs, with opportunities for people to progress and develop; 
Priority 4: A thriving and productive economy in all parts of Greater Manchester; 
Priority 5: World-class connectivity that keeps Greater Manchester moving; 
Priority 6: Safe, decent and affordable housing; 
Priority 7: A green city-region and a high quality culture and leisure offer for all; 
Priority 8: Safer and stronger communities; 
Priority 9: Healthy lives, with quality care available for those that need it; and 
Priority 10: An age-friendly city-region. 

3.94 The GM approach to delivering these priorities is underpinned by five key enablers: 
Enabler 1: Communities in control; 
Enabler 2: People at the heart of everything we do; 
Enabler 3: An integrated approach to place-shaping; 
Enabler 4: Leadership and accountability; and 
Enabler 5: Taking control of our future. 

3.95 The priorities set out within the updated GM Strategy continue to build on the twin 
themes of ‘People and Place in GM’ which formed the basis for previous versions 
of the document. It sets out to achieve the vision contained within the document 
through new approaches which are shaped and driven by communities themselves. 
By harnessing the strengths of Greater Manchester’s people and places, the GM 
Strategy aims to create a more inclusive and productive city-region where everyone, 
and every place, can succeed. It builds on the work that has been done in previous 
strategies around reforming public services and growing the economy, with an 
increased focus on ensuring that the people of Greater Manchester can all benefit 
from economic growth and the opportunities it brings throughout their lives. 

3.96 The GM Strategy is also the blueprint for the future of public services in the City 
region, setting out how public bodies – including the 10 councils and the Mayor, 
the NHS, transport, police and the fire service – will work alongside local people 
to take charge of the future. It addresses education and skills, health, wellbeing, 
environment, work and economic growth simultaneously in the belief that this is the 
best way to bring about change, and make a real difference to the lives of real people. 

3.97 The GM Strategy provides the high level framework for action based on a robust 
evidence base and the results of public consultation. More detailed plans, developed 
and led by city-region-wide partnerships, set out the specific actions, interventions 
and investment required to deliver the GM strategic priorities and achieve the GM 
vision. These plans include: 

•  The Greater Manchester Investment Strategy, which supports the 
implementation of the GM Strategy through investment that supports business 
expansion and job creation, primarily through loans to support the recycling 
of funding in order to maximise the impact of investment over several funding 
cycles. 

•  The establishment of a second GM Transport Fund is being proposed to 
underpin an integrated whole-system approach to the management of the GM 
transport network and the delivery of transport priorities. 

•  The Climate Change and Low Emissions Implementation Plan, which sets out 
the steps GM will take to become energy-efficient, and investing in the natural 
environment to respond to climate change and to improve quality of life. 

•  Springboard to a Green City Region, setting out the plans for making Greater 
Manchester one of the leading green city regions in the UK and Europe, was 
produced following the Greater Manchester Green Summit held in March 2018; 

•  The Greater Manchester Work and Skills Strategy, setting out the GM approach 
to delivering a work and skills system that meets the needs of GM employers 
and residents. 

•  The Northern Powerhouse Strategy, which identifies skills, science and 
innovation and the development of a collaborative approach to promoting the 
Northern Powerhouse to foreign investors as priorities for further work by 
Northern Cities and Government. 



 

 

 

 

 

 

 

 

 

 

 

 

Planning Policy Context 

Manchester Core Strategy 
3.98 Manchester adopted its Core Strategy (CS) in 2012. The CS sets out the City 

Council’s vision for Manchester to 2026, along with the planning policies that 
provide the framework for delivering that vision. It is proposed to refresh the CS in 
light of the emerging GMSF. The review of the CS will be an opportunity to consider 
the most appropriate planning policy for the City. 

3.99 The SRF area falls within the defined Regional Centre as set out in Policy EC3 and 
also within the designated City Centre, as outlined within Policy CC1. 

3.100 The SRF area has the potential to contribute strongly to a number of Manchester’s 
key strategic policy objectives, as summarised below: 

• Policy SP1 Spatial Principles: The Regional Centre will be the focus for 
economic and commercial development, retail, leisure and cultural activity, 
alongside high quality city living. Beyond these areas, the emphasis is 
on the creation of neighbourhoods of choice, providing high quality and 
diverse housing around district centres, which meet local needs, all in a 
distinct environment. The majority of new residential development in these 
neighbourhoods will be in the Inner Areas, defined by the North, East and 
Central Manchester Regeneration Areas. 

• Policy EC1 Employment and Economic Growth: Development will be 
supported in sectors that make significant contributions to economic growth 
and productivity including health, education, retailing, cultural and tourism 
facilities. The City Centre is identified as key areas for employment, and the 
policy recognises that employment can be provided through a range of activity, 
including education, retailing, culture and tourism. 

• Policy EC3 The Regional Centre: Employment generating uses will be 
promoted within the Regional Centre, taking advantage of the commercial 
assets of the core of the conurbation and the opportunities to provide accessible 
employment to Manchester residents. New housing to complement the 
development of mixed use employment areas will be supported. 

• Policy CC1 Primary Economic Development Focus: City Centre and Fringe: 
The City Centre and the City Centre Fringe are respectively expected to 
accommodate 33ha and 25ha of office or similar employment development. 
Within these areas a variety of high quality accommodation types, sizes and 
footplates will be encouraged to boost investment by local, national and 
international businesses. The City Centre and Fringe will be considered 
a suitable location for the consideration of high density building and 
commercially led mixed use schemes. 

• Policy CC3 Housing: The City Centre will see the most intensive development 
of housing in the City. It is expected that a minimum of 16,500 new units will be 
provided from 2010-2027. Key locations for the residential development will be 
Castlefield, Piccadilly, the Southern Gateway and the Northern Quarter. 

• Policy CC4 Visitors - Tourism, Culture and Leisure: The City Centre will be 
the focus for culture and leisure in the City Region. Proposals to improve 
the appearance, use and accessibility of all cultural and visitor attractions 
and associated facilities will be supported. The improvement of facilities 
for business visitors will also be supported. Development in the City Centre 
which improves facilities for visitors, including Manchester residents, will be 
promoted. In order that the existing visitor attractions can reach their potential 
it is also important that the City Centre has the infrastructure to accommodate 
the necessary volume of visitors. Hotels have become an increasingly important 
use across the City, and these will be particularly important in the City Centre. 
New hotel development which contributes to the quality of the City Centre 
hotel offer will be supported. Proposals for new hotels outside of the City 
Centre will be supported where they support visitor-oriented development and 
where the Council is confident that they will be deliverable. 

• Policy CC6 City Centre High Density Development: City Centre development 
will generally be high-density. It is a location where land should be used 
to maximise its efficiency. The appropriate scale, massing and height of 
development in the City Centre will significantly exceed what is appropriate 
elsewhere in the City. Development will need to have regard to the Council’s 
approach to tall buildings (Policy EN2), but any proposals which do not reflect 
the importance of maximising the development opportunities in the City 
Centre will only be supported where this accords with wider Core Strategy 
objectives. 

• Policy CC9 Design and Heritage: Design of new buildings will need to be of 
the highest standard in terms of appearance and function. The standards and 
guidance explained in other LDF policies should be the basis for the approach 
to design, with particular attention to be given to the City Centre context 
and character. Development in Manchester City Centre should preserve 
or enhance the heritage assets that have been identified, including listed 
buildings, conservation areas and scheduled ancient monuments. The Council 
will support high density and mixed use development in the City Centre, but 
developers must recognise the specific design challenges that must be overcome 
to ensure complementarity of function and form. New development must 
support the range of uses the Council expects in the City Centre and contribute 
to a coherent and integrated physical environment. 

• Policy H1 Overall Housing Provision: approximately 60,000 new dwellings 
will be provided for in Manchester between March 2009 and March 2027. 
New residential development should take account of the need to contribute to 
creating mixed communities by providing house types to meet the needs of a 
diverse and growing population. The design of a scheme should con-tribute to 
the character of the local area. All proposals should make provision for usable 
amenity space, parking of cars and bicycles and prioritise sites close to high 
frequency public transport routes. 

• Policy EN2 Tall Buildings: Tall buildings are defined as buildings which are 
substantially taller than their neighbourhoods and/or which significantly 
change the skyline. Proposals for tall buildings will be supported where it can 
be demonstrated that they are of excellent design quality; are appropriately 
located; contribute positively to sustainability; contribute positively to place 
making, for example as a landmark, by terminating a view, or by signposting a 
facility of significance; and will bring significant regeneration benefits. 

• Policy EN3 Heritage: Throughout the City, the Council will encourage 
development that complements and takes advantage of the distinct historic 
and heritage features of its districts and neighbourhoods, including those of 
the City Centre. New developments must be designed so as to support the 
Council in preserving or, where possible, enhancing the historic environment, 
the character, setting and accessibility of areas and buildings of acknowledged 
importance, including scheduled ancient monuments, listed buildings, 
registered parks and gar-dens, conservation areas and archaeological remains. 

• Policy EN9 Green Infrastructure: New development will be expected to 
maintain existing green infrastructure in terms of its quantity, quality and 
multiple function. Where the opportunity arises and in accordance with 
current Green Infrastructure Strategies the Council will encourage developers 
to enhance the quality and quantity of green infrastructure, improve the 
performance of its functions and create and improve linkages to and between 
areas of green infrastructure. Where the benefits of a proposed development 
are considered to outweigh the loss of an existing element of green 
infrastructure, the developer will be required to demonstrate how this loss will 
be mitigated in terms of quantity, quality, function and future management. 
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Saved Policies of the Manchester Unitary Development Plan 

3.101 It is considered that the policies below are of particular relevance to the SRF area. 

•  Policies E3.3 & E3.4 – Environmental Improvement and Protection: The 
Council intends to enhance and improve the character of the City Centre. A 
high standard of design will be expected from new developments in order to 
restore the unity and particular character of the roads, and to improve the 
setting of listed and other important buildings. In addition, the Council will 
encourage the conservation and refurbishment of buildings of character and 
quality, and will create a network of safe and attractive major linear recreational 
open spaces by linking and making better use of river valleys, canals, disused 
railways and other appropriate areas of open space. 

•  Policy DC18.1 Conservation Areas: The Council will give particularly careful 
consideration to development proposals within Conservation Areas. The 
Council will seek to preserve and enhance the character of its designated 
conservation areas by carefully considering the following issues: 
i)the relationship of new structures to neighbouring buildings and spaces; 
ii)the effect of major changes to the appearance of existing buildings; 
iii)the desirability of retaining existing features, such as boundary walls, 
gardens, trees, (including street trees); 
iv)the effect of signs and advertisements; 
v)any further guidance on specific areas which has been approved by the 
Council. 

3.102 It should be noted that the Saved Policies of the UDP reflect policies adopted by 
Manchester City Council in July 1995. These were saved as part of the Core Strategy 
adopted in July 2012. 

Other Material Planning Considerations 

National Planning Policy Framework (2019) 
3.103 The National Planning Policy Framework (NPPF) is a material consideration in the 

determination of planning applications and sets out the Government’s planning 
policies for England and how these are expected to be applied. It sets out the 
Government’s requirements for the planning system only to the extent that it is 
relevant, proportionate and necessary to do so. 

3.104 At the heart of the NPPF is a presumption in favour of sustainable development; the 
golden thread running through plan-making and decision taking. The NPPF notes 
that there are three dimensions to sustainable development: 

3.105 An economic objective – to help build a strong, responsive and competitive economy, 
by ensuring that sufficient land of the right types is available in the right places and 
at the right time to support growth, innovation and improved productivity; and by 
identifying and coordinating the provision of infrastructure; 

3.106 A social objective – to support strong, vibrant and healthy communities, by ensuring 
that a sufficient number and range of homes can be provided to meet the needs 
of present and future generations; and by fostering a well-designed and safe built 
environment, with accessible services and open spaces that reflect current and 
future needs and support communities’ health, social and cultural well-being; and, 

3.107 An environmental objective – to contribute to protecting and enhancing our natural, 
built and historic environment; including making effective use of land, helping to 
improve biodiversity, using natural resources prudently, minimising waste and 
pollution, and mitigating and adapting to climate change, including moving to a low 
carbon economy. 

The Greater Manchester Spatial Framework (GMSF) 
3.108 The GMSF has been published for its first round of consultation in January 

2019. This document sets out Greater Manchester’s plan for homes, jobs and the 
environment for the whole of the city region. It will enable an informed, integrated 
approach to be taken to strategic development planning across the City Region. 

3.109 The purpose of the GMSF is to enable GM to manage land supply across the City 
Region in the most effective way to achieve the vision set out in the GM Strategy, 
based on a clear understanding of the role of places and the connections between 
them. Built on a robust analysis of projected employment growth, including a 
sectoral analysis of key growth sectors, and an assessment of demographic change 
and the housing requirements arising from such change, the GMSF will provide 
a clear perspective of land requirements, along with the critical infrastructure – 
transport, digital, energy, water and waste – required to support development. 



4 
Manchester’s Urban Context 



Manchester: 
City Centre 

Opportunity Site 
4.1 The following section summarises the key elements of analysis 

of the SRF area’s wider urban context in order to identify and 
understand wider strategic considerations that are relevant to 
the successful regeneration of the SRF Area. The key strategic 
considerations relate to built form, transport and access, and 
public realm. 

4.2 The SRF area is bound by three prominent routes within the 
City Centre: Blackfriars Street and Bridge Street which provide 
important vehicular routes east-west, connecting Manchester 
City Centre and Salford; and Deansgate, a principal thoroughfare 
connecting the northern and southern areas of the City Centre. 
Trinity Bridge is a footbridge from within the SRF area that passes 
over the River Irwell, landing outside the Lowry Hotel. The Trinity 
Bridge provides an important pedestrian connection between the 
two cities. 

4.3 The River Irwell and the administrative boundary of Salford 
borders the SRF area to the west. To the north, the SRF area 
interfaces into the Ramada SRF (endorsed by Manchester City 
Council in May 2018) a mixed-use strategic regeneration area. The 
east of the SRF area forms part of the wider Primary Shopping 
Area which extends eastwards including St Ann’s Square and 
Market Street. To the south is Spinningfields, a commercial 
district and important financial centre as well as a popular 
destination for entertainment, culture and shopping, all the 
product of a successful and major regeneration strategy delivered 
over the last 20 years. 

4.4 The SRF area is in a prime location within Manchester City 
Centre, with easy access of a full range of retail choices, 
employment opportunities, leisure destinations and transport 
connections. The area itself also benefits from a range of unique 
assets, including its adjacency to the River Irwell, its heritage 
assets and character with Parsonage Gardens, a unique city centre 
green space at its very heart. 

4.5 Against this context, there is an opportunity to re-define the 
area’s strategic priorities, and establish a SRF within which future 
development proposals can be brought forward and considered 
in a way that will maximise the area’s wider improvement for the 
benefit of residents, businesses, employees and visitors. 

 

Image: Map indicating walking distances to the SRF area 



Central Manchester: 
Urban Fabric 

Urban Fabric 
4.6 The urban analysis illustrates the density of the City Centre, 

which was historically contained by the Mancunian Way, which 
resulted in densification of the core. The analysis also indicates 
that the historic street pattern is largely retained across the City, 
thereby helping to retain its key characteristics. In instances 
where the grid has been disrupted, it has either been as a result 
of major transport or leisure infrastructure, such as Piccadilly 
Railway Station or the Arndale Centre, or as a result of major 
comprehensive regeneration proposals, such as Spinningfields. 

4.7 In recent years, the growth of the Core has begun to extend beyond 
the ring road, but there remains a strategic objective to make 
best use of the City Centre’s finite developable land supply and to 
consider higher densities in appropriate central locations.  

4.8 The City Centre’s dense urban grain is emphasised when 
juxtaposed with Salford, located immediately to the west of the 
SRF area. 



Central Manchester: 
Transport & Highways 

Train Stations 
Link city centre and wider region and country 

Metrolink 
Links city centre, train stations and Greater Manchester 

Pedestrian Streets 
Existing and proposed streets linking the city centre 

Images of public transport and infrastructure 
within Manchester city centre 



Central Manchester: 
Transport & Highways 

Transport & Highways 

4.9 The City is highly accessible and benefits from national, regional and local multi-modal public transport links. These include Piccadilly, Oxford 
Road and Victoria Railway Stations, as well as the metro-link, which provides eight tram stops within the City Centre. Furthermore, the City 
Centre is accessible by foot or cycle, by virtue of its condensed scale, which enhances access to public transport links for residents, workers and 
visitors. 

4.10 In recent years, there have been improvements to the Metrolink comprising the completion of the Second City Crossing and there are plans 
being brought forward to extend the network further across Greater Manchester. 

4.11 Greater Manchester’s future transport strategy is being taken forward by both the Mayor and Transport for Greater Manchester, which 
include plans to upgrade and improve infrastructure and services across the full range of public transport and active transport facilities. In 
particular, this will improve connectivity, address the bus franchise, deliver new cycle routes and reduce the reliance on the private car. 

4.12 Manchester City Council is also in the process of reviewing the City Centre Transport Strategy (CCTS), which is expected to establish an 
ambitious target for 50% of all journeys in Greater Manchester to be made on foot, by bike or using public transport by 2040. This would 
equate to one million more sustainable journeys per day. 

4.13 To achieve it will be necessary to consider City Centre streets, highways and transport networks in a new way to identify how to reduce the 
negative impacts of vehicles, how to make the environment a more pleasant place for pedestrians and cyclists, and consider how to best make 
use of highly valuable city centre space, whilst ensuring the City Centre continues to thrive as the hub for economic growth. At this early stage, 
MCC is proposing ten ambitions to shape the forthcoming revised CCTS, which are: 

4.14 1.  Public transport services underpin city centre growth. 
2.  Our city centre streets are more people friendly. 
3.  More people choose to walk and cycle. 
4.  Public transport is frequent, reliable and easy to use. 
5.  A cleaner, less congested city centre. 
6.  Smarter parking for all modes. 
7.  People feel safe and secure at all times of the day and night. 
8.  Neighbouring areas are better connected with the city centre. 
9.  Goods are moved and delivered sustainably and efficiently. 
10.  Innovation is embraced where it delivers community benefits . 



Site Context: 
Open Space Network 

4.15 As a modern day city that originally developed during the industrial revolution, Manchester 
does not currently have a large number of green public open spaces in the heart of the City 
Centre. 

4.16 The on-going maintenance and ultimate success of existing public spaces, as well as the 
delivery of new public spaces as the City grows, is essential for its future health and vitality as 
well as the quality of life of the City’s residents, and also its attractiveness as a place to relocate 
to, or visit. 

4.17 In recent years, significant progress has been made in securing delivery of enhanced and 
increased areas of public realm throughout the City Core, as part of major development 
proposals. However, not all of the City’s historic areas of public realm have benefitted from 
recent investment, including Parsonage Gardens, despite being some of the City’s most 
valuable assets. 

4.18 The open space network around the wider SRF area is illustrated, showing that there is an 
existing and emerging series of public spaces that extend from St John’s Gardens up to the 
Medieval Quarter. The size, quality and connections between the spaces vary significantly 
and it is therefore important for any future development proposals to identify opportunities 
to contribute towards enhancing the City Centre’s public realm, alongside the delivery of 
enhanced pedestrian and cycle connections between spaces. 

4.19 The City’s open space network is illustrated, showing that there is an existing and emerging 
series of public spaces that extend from St John’s Gardens up to the Medieval Quarter.  The 
size, quality and connections between the spaces vary significantly. 

Image of  Cathedral Gardens Image of Parsonage Gardens 

Image of Motor St. Square Image of Hardman Square 

Image of St. John’s Gardens 



Site Context: 
Connections to Surrounding Areas 

4.20 The SRF area is bounded by major cross city routes including Blackfriars Street, Deansgate 
and Bridge Street which can be defined as key commuter corridors and shopping frontages and 
connections between different parts of the City Centre. These include Deansgate, Blackfriars 
Street and Bridge Street, which each comprise one side of the SRF area, therefore illustrating the 
strength of the SRF’s connectivity to the strategic road network. 

4.21 The SRF area’s fourth side is bound by the River Irwell, across which extends the Trinity 
foot bridge; providing an important pedestrian and cycle connection between the Cities of 
Manchester and Salford. 

In the context of the SRF area’s location and adjacency to key arterial routes, it will be essential 
for surrounding connections to be maintained and, where possible, enhanced via stronger active 
street frontages, landscaping, appropriate servicing arrangements and improved pedestrian and 
cycle connections with the wider City Centre. 

4.22 

1. Image of  Kendal Milne 1. Image of Kendal Milne 2. Image of Albert Bridge 

2. Image of Albert Bridge 3.  Image of Trinity Bridge 4. Image of Spinningfields 

5.  Image of Parsonage Lane 6.  Image of Parsonage Gardens 



5 
SRF Existing Site 



SRF Overview: 
Edges 

Image: Panorama of SRF Area Looking Northeast 

Image: Blackfriars Bridge Image: Bridge Street & Deansgate Image: Deansgate & Blackfriars Street 



SRF Overview: 
Land Use 

Existing Uses 
5.1 The SRF area is predominantly occupied by small to medium scale commercial office 

and retail uses, with the notable exception of Century Building, which is a high-quality 
residential development. 

5.2 In recent years, some significant investment has been made into the refurbishment and 
extension of existing buildings across the Parsonage SRF area, including Arkwright House, 
which has been refurbished to provide Grade A office space. At the time of writing, there is 
are proposals to refurbish and extend Blackfriars House to provide a roof terrace. 

5.3 The SRF area’s key retail frontages include Deansgate, which forms part of the City’s 
Primary retail Area and currently includes House of Fraser. In addition to Deansgate, 
Bridge Street and King Street West form secondary retail frontages and generally include 
smaller retail, restaurant and bar occupiers that contribute to the diversity and vitality of 
the surrounding area. There is relatively little retail provision within the wider St Mary’s 
Parsonage SRF area. 

5.4 The existing retail units which front onto Deansgate currently expose their back of house 
functions, including their servicing and waste operations onto Back Collage Land which 
forms the eastern perimeter of Parsonage Gardens. As a consequence, this key frontage onto 
Parsonage Gardens has become dominated by on-street storage of large commercial bins. 
This has a particularly negative impact on the local environment and attractiveness of the 
area as a place to either invest or spend time. 

5.5 The SRF area also includes a multi-storey car park bounded by King Street West and College 
Land, which is operated by National Car Parks (NCP) as well as a small surface car park in 
the South West corner. 
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Figure 3: A view looking east towards the front of
St Mary’s Church in c1850, showing the original
tall steeple. Note the view of the previous dwellings
to the left of the tower which today form No. 1 
North Parade.

Figure 4: Another view as seen in 1850 looking north
towards the rear of the church, showing the former building 
to the right of the subject site (right). 

Figure 5: 1890 – A view looking into one of the 
several slum courts, which led directly of the 
Parsonage.

Figure 6: 1880 – A view looking across the River Irwell
towards the rear elevations of the Irwell Buildings; a slum
tenement development, which was cleared to make way for 
Harry Fairhurst’s National Buildings (Century Buildings) in 
1905.
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Historic Evolution:
 St Mary’s Parsonage 1887 

5.6 The first reference to the plot of land now known as Parsonage Gardens was in 1066 when, after the Norman Conquest, William 
granted tenancies to Albert Greslet, then Baron of Mamecestre. Thomas La Warre became the twelfth baron in 1398 and later 
became the parson of St Mary’s, the parish church. 

5.7 The church, subsequently rebuilt, now forms Manchester Cathedral. Extensive gardens were needed to cater for its pupils and 
consequently the area now known as Parsonage Gardens was cultivated to provide food, in a series of small rectangular garden 
plots, in an area which was largely rural in character. After the college was dissolved in 1547, the wardens were provided with a 
college house in 1578 and in 1635 they were further provided with the two-acre parcel of land known as Parsonage Croft, (now 
Parsonage Gardens). 

5.8 An expanding population of people in Manchester, caused by the onset of the Industrial Revolution, led to the foundation of 
several new churches during the 18th century. The most significant of which being St Ann’s Church, St Ann’s Square, which was 
consecrated in 1712. This was followed by the construction of St Mary’s Church in 1756. 

5.9 The church was built in the centre of Manchester Collegiate Church’s gardens known as Parsonage Croft, an area of land between 
Deansgate and the River Irwell that had for centuries been the property of Collegiate Church, and used to produce fruit and 
vegetables for its members. 

5.10 The new church was an austere stone building in the Doric style, originally having a tower of approximately 180 feet, surmounted 
with a lantern comprising eight Ionic pillars on which stood a spire. The top of the spire was damaged in a violent storm in 1824, 
which also damaged many properties along North Parade and the wider area. The spire was shortened to remove the damage, and 
in 1854, it was removed entirely. 

5.11 As the centre of Manchester became increasingly commercial in nature, the residential population moved away to the suburbs, 
signalling the closure of St Mary’s Church. The last regular service at the church was held in December 1887, and it was demolished 
in 1891, following its last service in October 1890. 

5.12 The site of the church was turned back into a small park known as Parsonage Gardens, and its Victorian stone edgings and paths 
echo the original design of the former Parsonage Croft, prior to the construction of the church. It is important to recognise that 
Parsonage Gardens was a former church graveyard and the Gardens were delivered without disturbing the historic remains, which 
are protected to this day.  In this respect, limited change has been undertaken to the layout or design of Parsonage Gardens since 
they were first created. 

5.13 The surrounding streets developed piecemeal, and were originally a range of residential townhouses and small industrial buildings, 
primarily located along St Mary’s Parsonage. During the late-19th Century, a number of squalid tenement buildings, alleyways 
and dank passages, such as the Irwell Buildings, were demolished and replaced with Edwardian office buildings such as National 
Buildings in 1905 (now Century House). 

5.14 To the immediate east of North Parade was the Deansgate Arcade, a late-Victorian glazed arcade which linked Deansgate to 
Parsonage Gardens through a covered arcade of shops on three floors. This building was demolished between 1955-6 and replaced 
with a modern office building. 

5.15 South Parade originally contained a terraced row of Georgian townhouses, these were taken over by medical and commercial 
institutions throughout the 19th Century, and eventually replaced by the construction of Arkwright House, by Harry Fairhurst in 
1929. 

5.16 Motor Square is a hangover from bomb site clearance and the reconfiguration of the street pattern. In reconfiguring the street 
pattern in this area and providing a large development site (Albert Bridge House/ Alberton House), the streetscapes and 
permeability to King Street West and St Mary’s Parsonage become fragmented and sterile. In this respect, the south western side 
of the sSite was completely redeveloped following the post-war planning programme which transformed Manchester. The utopian 
dream that was presented in the 1945 Plan was never realised and following the issue of the 1947 Town and Country Planning 
Act, the 1951 Manchester Development Plan set out broad indications of the Council’s intentions relating to the future use of land 
within the City’s boundaries. 

5.17 As part of this, a programme of road works were proposed. The phased strategy for road widening and new roads to alleviate traffic 
congestion into the City was extensive. The proposals included the widening of main radial roads into the City to create a network 
of main roads and motorway-style intersections. However, these plans were never fully realised and led to piecemeal highway 
engineering proposals and developments, such as reconfiguration of the streets to the south-west corner of the sSite and the 
development of the Albert Bridge House site. These piecemeal developments did not allow for integration of urban form and left 
the surrounding areas shorn of historic context. 
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Table 2: Historic maps and images

1948 Aerial View looking north east. This photograph illustrates the continuation of large-footprint 
development that occurred within the Site up to the beginning of the War; the Kendals building (House of Fraser)
is the largest building within the Site at this time and reflects the confidence of the retail sector at this time, as
well as the prominence of Deansgate as the city’s primary shopping street. Note the areas of cleared sites to the 
top left of the photo, reflecting bomb damage.

1951 OS Map. This map illustrates the extent of the bomb damage and the number of cleared and ruined plots
to the south-west corner of the Site. This is the first map that clearly illustrates the changes in building footprints
brought on by the decline in small-scale industry and residential uses and the growth of commercial uses.
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Table 2: Historic maps and images
buildings are all commercial buildings, whilst the light grey buildings are residential. Buildings without colouration 
are public houses.  Of note is the historic development along the line of the River, which allowed direct access to 
the water, and the focus of commercial buildings along Deansgate and Bridge Street.

1908 OS Map. By the early 20th Century the key noticeable changes to the Site are the additional developments
along the bank of the river, the redevelopment of the Gas Works site (into a Police Station), and the 
redevelopment of the former Bridge Street market site.  The presence of tram lines along Albert Bridge/ Bridge 
Street, King Street West, Deansgate and Blackfriars Street indicate the primacy of these routes; this encloses
the centre of the Site.
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Table 2: Historic maps and images

1971 OS Map – This map illustrates the total transformation of the south-west side of the Site; the historic street
pattern has been significantly altered and the development of the Albert Bridge House site has further added to 
the sense of enclosure to the centre of the Site by eroding the historic routes across this area.  In contrast to this, 
the northern part of the Site, despite plot redevelopments, retains its coherence in terms of dense urban form
and historic street pattern.

Historic Evolution: 
1849-1971 
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This map from the end XIX Century illustrates the historic street plan, the historic built form and 
he historic uses of the site. The increasing densification of the area starts compact yet permeable 

urban blocks. 

Goad Map. This map from the end XIX Century illustrates individual building plans, the 
historic figure ground and the historic uses of the site. The blocks to the north of King’s Street 
West are defined by a network of lanes that give access to the hotel buildings in this area. 

                                  

                                               

   

 

   
      
          

     
  

      
       

     

 

 
 

   
   

   
   

   
   

   
   

   
   

 

 

 

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   

 

 

                                  

                                               

   
    

      
   

 

 

   
     
       

      
 

 

                                  

                                               

   

          
     

  
       

  

OS Map. By the early XX Century illustrates the key noticeable changes to the Site are the additional 
developments along the bank of the river, the redevelopment of the Gas Works site, and the 
redevelopment of the former Bridge St. market site. The presence of the tram lines along Albert 
Bridge/Bridge St, King St. West, Deansgate and Blackfriars St. indicate he primacy of these routes; 
this encloses the centre of the Site. 

OS Map. This map illustrates the extent of the bomb damage and the number of cleared and 
ruined plots to the south-west corner of the Site. This is the first map that clearly illustrates 
the changes in building footprints brought on by the decline in small-scale industry and 
residential uses and the growth of commercial uses. 

This map illustrates the total transformation of the south-west side of the Site: the historic 
street pattern has been significantly altered and the development of the Albert Bridge House 
site has further added to the sense of enclosure to the centre of the Site by eroding the 
historic routes across this area. In contrast to this, the northern part of the Site, despite plot 
redevelopments, retains its coherence in terms of dense urban form and historic street pattern. 
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Table 2: Historic maps and images

1938 Aerial View looking north east: This photograph indicates the key changes to the urban form that
occurred from the 1920s onwards; the redevelopment of the small, historic plots and buildings with larger
footprint buildings which often occupy the whole block.  The redevelopment of the north west corner of the site
as Blackfriars House, and the sites to the north, south and west of Parsonage Gardens (1 North Parade,
Arkwright House, and Century Buildings respectively).  These redevelopments reflect the growth in commercial
office uses in the city centre.

WW2 Bomb Damage Map (uses c1934 OS MAP) – This map illustrates the damage caused by the 1940 Blitz
in Manchester. The map is annotated with red circles for fire bombs, blue circles for high explosives, pink
shading for damaged buildings, and red shading for demolished buildings, it indicates the total destruction of the 
south-west area of the Site, between the River and the middle of Bridge Street.
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Site: 
Historic Evolution 

Site History 
5.18 The majority of the SRF area is covered by the Parsonage 

Gardens Conservation Area, within which are six Grade II 
Listed Buildings of varying typologies and eras. The building 
are also in a variety of uses including office, retail and 
residential. Any future development proposals will be required 
to be assessed in respect of the impact on the setting of these 
existing heritage assets, including testing of key townscape and 
heritage views. 

1938 
1938 Aerial View looking 
north east: This photograph 
indicates the key changes 
to the urban form that 
occurred from the 1920s 
onwards; the redevelopment 
of the small, historic plots 
and buildings with larger 
footprint buildings which 
often occupy the whole 
block. The redevelopment 
of the north west corner 
of the site as Blackfriars 
House, and the sites to the 
north, south and west of 
Parsonage Gardens (1 North 
Parade, Arkwright House, 
and Century Buildings 
respectively).  These 
redevelopments reflect the 
growth in commercial office 
uses in the city centre. 

1930 
Aerial view of c.1930s, 
looking north, illustrating 
the dense urban form and 
historic street pattern of 
the Site 

1948 
Aerial View looking north 
east. This photograph 
illustrates the continuation 
of large-footprint 
development that occurred 
within the Site up to the 
beginning of the War; the 
Kendals bu
of Fraser) is the largest 
building within the Site 
at this time and reflects 
the confidence of the 
retail sector at this time, 
as well as the prominence 
of Deansgate as the city’s 
primary shopping street. 
Note the areas of cleared 
sites to the top left of the 
photo, reflecting bomb 
damage. 

2019 
The building heights, 
alignment and quality of 
architecture along Deansgate 
and Bridge Street provide 
coherent streetscapes which 
are a key characteristic of this 
part of the City. The historic, 
dense urban form of the 
central and northern parts 
of the Site are in contrast 
to the open, fragmented 
are to the south-west of 
the Site. Conversely, the 
open nature of the space 
around Motor Square, and 
its lack of coherence and 
inactivity has impeded the 
permeability through the Site 
along St Mary’s Parsonage/ 
Parsonage. 





Heritage and Culture: 
Listed Buildings 



5.19 The existing SRF area is characterised by a mix of building scales and surrounding contexts. A belt of recent 
development to the north (the Ramada Hotel), south (Law Courts) and west, on the opposing bank of the River 
Irwell, has introduced a larger scale of building. This newer, bolder urban grain contrasts with the finer scale and 
setting of the conservation areas around King Street and St Ann’s Square. 

5.20 The SRF area itself has a broad range of building scales and characteristics, representing several architectural 
eras. Albert Bridge House at the south-western extremity is a mid-20C slab block with a ring of lower elements 
and provides an unwelcoming perimeter and ground plane. The western edge of the SRF area is an almost 
continuous line of mid-rise buildings of approximately the same height, which present an impenetrable wall to 
the River Irwell. A similar height is also present along the southern edge of the area, including the multi-storey 
car park and the art-deco era Kendalls building. Lower buildings are also present, especially on Bridge Street and 
King Street West, representing remnants of an older, finer urban grain. These buildings are mainly Victorian. The 
centre of the area is marked by Parsonage Gardens, which is a trapezoidal public garden surrounded by a diverse 
range of buildings in a variety of styles but it is unwelcoming, largely due to neglect and the poor management of 
neighbouring streets and ground levels of buildings around its perimeter, especially on the east side. 



SRF Overview:  
Squares & Parks 

Motor Square  
5.21 The square has no cohesive landscape strategy with a piecemeal arrangement to street furniture and poor quality 

tree scape. The function of the square is not clearly defned and is mainly used as a point of passing. The perimeter 
concrete bollards and lack of soft landscaping help create an unwelcoming feel.  

Parsonage Gardens 
5.22 The square is bound by several key heritage assets within the conservation area, to the North, Century Building, to the South, 

Arkwright House and Kendals. The mostly overgrown and unmanaged vegetation within the gardens is untidy and blocks 
keys views to these buildings. The change in level between the gardens and the adjacent pathways disconnects the buildings 
with the central garden greenery. There is a general lack of activity around the Gardens which is signifcantly exacerbated by 
the presence of the bins to the east which seriously afect the quality of environment and desirability of the square. To the 
West, parked cars and rat running between Bridge Street and Blackfriars Street block and erode the quality of this pedestrian 
route. 

Image: Parsonage Gardens Image: Parsonage Gardens 

Image: Motor Square from Albert Bridge House Image: Motor Square & Albert Bridge House 



SRF Overview:  
Internal Streets 

Streetscape 
5.23 Overall, there is a lack of streetscape identity. The pavement quality is inconsistent and the signage is uncoordinated. 

Furthermore, unmanaged refuse creates a cluttered feel to the street. Excessive street parking creates a car dominated 
environment. 

Image: King’s Street Looking East Image: St Mary’s Street Looking West Image: St Mary’s Parsonage Looking North 

Image: Back of South Parade & Southgate Image: College Land Looking North Image: St Mary’s Parsonage Looking North 



Transport & Highways: 
Vehicular Movement & Street Hierarchy 

5.24 The SRF area is bordered by primary vehicular routes on three sides, with 
Bridge Street, Deansgate and Blackfriars Street providing good vehicular 
access in, out and across the City Centre. All three are heavily trafficked 
during traditional peak periods and carry high volumes of traffic. 

5.25 Vehicular access into the SRF area is predominantly provided by King Street 
West and St Mary’s Parsonage. These roads are narrower than the primary 
routes and are intended to provide access to destinations within the SRF area, 
although in practice they are used as rat runs, which further exacerbates the 
dominance of vehicles in the area particularly when combined with on-street 
parking and servicing activity. 

5.26 Southgate, College Land, Back South Parade and St Mary’s Street are tertiary 
routes that solely provide access to destinations within the SRF area and do 
not serve as through routes. They are lightly trafficked for large parts of the 
day and have slower vehicle speeds. Back South Parade provides the only 
vehicular access to the Multi Storey Car Park (MSCP). 



Transport & Highways: 
Vehicular Movement & Street Hierarchy 

5.27 A review of nearby public car parks and associated provision 
has been undertaken in order to understand parking levels in 
the vicinity of the study area. This demonstrates that there are a 
number of publicly available car parks situated within a 1,000m 
walking catchment, equating to a walking time of approximately 
12 minutes when walking at an average speed of 1.5m/s. Nearby car 
parking is summarised below: 

5.28 

5.29 



Transport & Highways: 
Pedestrian Access & Sustainable Transport 

Pedestrian Access 
5.30 The periphery of the SRF area, consisting of Bridge Street, Deansgate and Blackfriars Street ofers a good level of pedestrian infrastructure 

with wide footways and pedestrian crossings at key junctions within the SRF area. The pedestrian infrastructure within the SRF Area is not 
as extensive and footways are generally narrower. 

5.31 Southgate, which runs north/south through the site Area is a narrow road that is characterised by back of house activity, loading facilities 
and elements of on-street parking. The eastern side of Parsonage Gardens is also dominated by bins and back of house activity. St 
Mary’s Parsonage is a better north/south route albeit the presence of on-street parking and reasonably high levels of trafc reduces the 
carriageway width. This creates the impression of a car dominated environment. King Street West is the primary east/west road through 
the SRF area and again this is largely dominated by the car with high levels of on-street parking. 

Public Transport 
5.32 The primary movement routes for sustainable modes of travel are on the periphery of the site and consist of Bridge Street, Deansgate and 

Blackfriars.  These routes serve high frequency bus routes and also provide strong connections between the SRF Area and key transport 
interchanges, such as Deansgate Station and Metrolink, Salford Station and Victoria Station. 

5.33 Whilst there is a  also have a good level of sustainable infrastructure around the SRF Area, in the form of pedestrian facilities and public 
transportit is relevant to note that the high frequency of buses, particularly along Blackfriars and Bridge Street, create a perceived barrier 
to pedestrian and cycle movements into the SRF Area.  Furthermore, Ppublic transport penetration into the SRF Area is limited, albeit 
thisfurther integration of services within the Area i is not considered essential given the existing constraints and the good level of service 
that is accessible around on tthe periphery of the SRF areaedge. 



Transport & Highways: 
Servicing and Parking 

Servicing 
5.34 As described above, the current servicing arrangements across the SRF Area are inadequate and the negative impacts are clearly evidenced 

by the storage of on-street commercial waste bins along the length of Collage Back Land. 

5.35 The current informal and unmanaged servicing arrangements largely arise from the commercial properties facing onto Deansgate, which 
have not been designed or managed in a way to contain waste and servicing within their own demises.  The result is the creation of a low 
quality environment along important streets within the SRF area, which reduces movement and activity, and attracts anti-social behaviour. 

5.36 If servicing and waste arrangements were to be appropriately addressed and managed, there would be a clear opportunity to re-introduce 
these streets to the City Centre; creating attractive alternative walking and cycling routes that make a positive contribution to encouraging 
sustainable and active transport. 

Parking 
5.37 On street parking on St Mary’s Parsonage and King Street West reduces the carriageway width and provides a sense that this is a car 

dominated environment, which undermines the potential quality of the local streetscape and adjacent public realm. Furthermore, the 
existing MSCP increases the prevalence of vehicles that travel through the relatively narrow streets to access the car park facility, again 
creating a car dominated environment and constraining opportunities for strengthening pedestrian and cycle links through the SRF area. 

5.38 Removal or at least a reduction in private cars from within the central SRF area, would provide a signifcant opportunity for enhanced 
public realm and place making. 



Existing Environment 

Number of hours of direct sunlight received by the site 
5.39 This study evaluates the number of hours of sunlight received in an open public space or the hours where direct sunlight might 

make a certain outdoor space comfortable or uncomfortable. Parks typically receive up to an average of 6 hours of direct sunlight 
a day whereas more shaded areas only get 0-2 hours of sunlight on typical day in a year. 

Universal Thermal Climate Index metric. 
5.40 Universal Thermal Climate Index metric (UTCI) represents the “real feel” temperature, taking into account solar radiation, relative 

humidity, and wind speed. UTCI uses these variables in a human energy balance model to give a temperature value that is indicative 
of the heat stress or cold stress felt by a human body when outdoors. In the case of Manchester, apart from a few days where shade 
is helpful, the sun is generally desirable throughout the year. Large unshaded areas basking in the sun would naturally ofer better 
comfort than narrow streets where the buildings prevent the sun from heating up the surfaces and reaching pedestrians. With an 
average of 50% of the year in comfort, further passive strategies can be investigated in due course for the purposes of optimisation. 



SRF Character Zones 

5.41 Three character Zones within the SRF area have been identified as 
a result of masterplanning and heritage analysis. 

5.42 The SRF area contains 39 buildings which date from the mid-19th 
Century to the late-20th Century, albeit with a number of more 
modern interventions. 

5.43 Key changes to the urban form in the Site occurred from the 1920s 
onwards; the small, historic plots and buildings were redeveloped 
with large footprint buildings; this has created a number of 
expressive and dominant buildings that enhance the character 
of the area; Blackfriars House, 1 North Parade, Arkwright House, 
Century Buildings and Kendals are all examples of buildings from 
the first half of the 20th century that are of high architectural 
quality reflecting the growth in commercial office/ retail uses in 
this part of the City Centre. 



SRF Character Zones 

Zone 1: King Street 
5.44 The King Street West Zone is largely characterised by mixed use development including retail, restaurant and commercial uses. 

5.45 The Zone is bordered by Bridge Street and Deansgate, which are primary roads with high levels of vehicular activity and active street frontage
The Zone is bisected by King Street West, which is a secondary road that benefits from relatively high levels of ground floor retail activity. 

5.46 King Street West also provides access to tertiary roads such as Southgate, Smithy Lane and Butter Lane. These roads are generally dominated
by on-street parking and back of house activities, with poor pedestrian infrastructure in places. 

5.47 The majority of buildings on Bridge Street reflect the smaller footprint buildings of the 19th Century and the prevalence for the use of brick 
and stone. Where there are later larger floorplate commercial buildings, these use Portland Stone, terracotta, faience and glass. 

5.48 The King Street West Character Zone includes three buildings of particular note: 

Kendal Milne 

5.49 Kendal Milne (98 – 116 Deansgate) is historically coined as ‘Kendals’ for its nostalgic attachment to Mancunians as a notable department 
store for the City. Built in 1939, this Grade II listed six storey building is of International Functionalist Style, rectangular in shape and is 
Manchester’s second largest department store after Debenhams on Market Street. The front face of the building sits on primary shopping are
along Deansgate and a backs onto Parsonage Gardens. 

Reedham House 

5.50 Comprises two Grade II listed properties (31-33 King Street and 3 St Mary’s Parsonage) and 27-29. 

5.51 31-33 King Street date to mid-19th century part of which was built as a carriage factory, it is now in use as offices. The rear of 31 -33 King 
Street has been linked with 3 St Mary’s Parsonage via an elevated glass walkway over Garden Lane. 31-33 King Street provides a small retail 
frontage onto King Street West across from Motor Square It is understood that the internals of the buildings are in need of reinvestment and
modernisation. 

5.52 The elevations across St Mary’s Parsonage are of particularly poor quality and provide no animation or interactivity to the streetscape. The 
reason for this poor quality façade is in part due the public toilet facilities which have sense been removed. 

Multi Storey Car Park 

5.53 King Street MSCP is a privately-owned car park located in Manchester City Centre with 548 parking spaces, operating 24-hours a day. The 
design of the building makes no positive contribution to the Conservation Area, in which it is located. Furthermore, the functionality of its 
primary use is considerably constrained, due to the design of the building itself and limited capacity and legibility of the surrounding highway
network. 

5.54 The vehicular route to the entrance is convoluted and difficult to follow for users unfamiliar with the route. Pedestrian access is also difficult
to find for users that are not familiar with its location. There are no clear, visible signs indicating the location of the pedestrian access on the 
approach to the building. 

5.55 The carriageway width of Back South Parade, providing vehicular access to the car park is considered to be sub-standard, approximately 5m 
wide. Footways are sub-standard as well, forcing pedestrians onto the carriageway. There are also some loading areas in the vicinity of the 
pedestrian access which are considered to pose a conflict between pedestrians and reversing HGVs. 

5.56 Of 548 spaces, there are a total of four accessible parking bays, all of them located at level 5. The accessible parking provision is considered to 
low, at 0.73%. The four accessible bays also do not comply with disabled parking spaces standards, as there is no rear 1.2m wide safety zone. 

5.57 The size and layout of the standard access areas of the MSCP are also considered to be sub-standard, with parking spaces smaller than indust
standard parking bays and the width of circulation lanes also too narrow. 

5.58 It is considered that while the current MSCP has a strategic function of serving buildings within the Deansgate corridor, there are many 
alternative car parks in the surrounding area which serve this similar strategic function. These have provide parking provision for 
approximately 7,450 vehicles within a vicinity of 1,000m (12 minutes’ walk) and all have available capacity. 

5.59 Further detailed analysis is required to establish the functional value of the MSCP for the City Centre and to establish the best option for the
MSCP’s future. 
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Image: Kendals building 



SRF Character Zones 

Zone 2: Albert Bridge House 
5.60 The Albert Bridge Zone is characterised by large scale outdated commercial buildings that are bordered by Bridge Street, St Mary’s Parsonage 

and the River Irwell. A car park is provided, although there is relatively little vehicular activity within the Zone. 

5.61 The periphery of the Zone, particularly Bridge Street, is characterised by active retail uses and vehicular activity, reflecting the fact that this 
corridor is an important link between Salford Central and the City Centre. St Mary’s Parsonage does not experience the same levels of traffic as 
Bridge Street, but it is nonetheless characterised by private vehicles. 

5.62 An area of greenery marks the entry into the area from the south-west, which includes low quality trees planted around the street edge of 
Albert Bridge House and along the street adjacent to the Civil Justice Centre and Crown Court. 

5.63 The pedestrian footbridge on the western edge of the Zone, provides a key pedestrian route over the River Irwell, connecting Manchester and 
Salford. The footbridge provides a connection into the centre of Albert Bridge Zone, although its visible presence and associated wayfinding is 
limited. 

5.64 Mid-to-late 20th Century developments in this Zone, including, Alberton House and Cardinal House which reflect a standardised use of brick 
in their design and construction. Albert Bridge House is a substantial development, which uses Portland Stone to provide a contextual design 
response to the earlier 20th Century neighbouring buildings, such as Manchester Hall and the Crown Court. Notwithstanding this, the internal 
configuration of Albert Bridge House is restricted and is unable to meet the future needs of commercial occupiers in its current form.  Albert 
Bridge House is also poorly configured at ground level and does not make a positive contribution to permeability and pedestrian connections 
through the area. 

Albert Bridge House 

5.65 Albert Bridge House is a visually prominent building at the gateway between Manchester and Salford, and is in one of the City’s most prime 
commercial locations. 

5.66 The 18-storey office building was purpose built in the 1950’s as a tax office and is one of the largest development plots within the SRF area. The 
narrow, single occupancy building has undergone minor renovation works over the course of its lifetime. However, the building design and 
layout is inherently constrained, due to its inefficient floorplate. At ground level, it would be necessary to undertake substantial remodelling 
and regrading of surrounding land to address the severance and separation experienced between the existing building and St Mary’s 
Parsonage, which would also require major investment. The building is also environmentally inefficient, which creates substantial operational 
costs for occupiers. As a result, the building does not currently meet modern commercial occupier requirements, nor would a refurbishment 
adequately address this issue. It is for this reason that the building has not received substantial investment, as it would unviable to do so.  

5.67 It is understood that the building will be vacated between spring 2021 and late summer 2022, after which substantial investment will be 
required to maximise the commercial opportunity and attract major target occupiers to invest in relocating or expanding their premises 
within this part of the City Centre. 

Alberton House 

5.68 Alberton House was constructed in the 1970s, and takes the form of two blocks arranged in an L-shaped office building stepping from 5 storeys 
to 11 storeys. It forms the eastern boundary to the pedestrian walkway towards the bridge and backs onto the River Irwell to the west. 

5.69 Despite its highly accessible location, Alberton House is not fully utilised due to its dated internal configuration and inability to compete with 
newer Grade A commercial office spaces that are being brought forward in the City Centre. The building is in need of major reinvestment, 
including a wholesale environmental improvement through to the mechanical and engineering services and visual quality. 

Cardinal House 

5.70 Cardinal House was designed and constructed as a ‘sister’ building to Alberton House. The building was constructed in 1963 and subsequently 
renovated in 2006 to its current internal layout and form. 

5.71 The 8 storey rectilinear office building benefits from a unique vista over the River Irwell and Salford to its rear. It is understood that the 
integrity of the existing building is sound and may be considered for either refurbishment, minor extension or wholesale redevelopment. 

Image: Albert Bridge House building 



SRF Character Zones 

Zone 3: North Parade 
5.72 The centre and northern end of the SRF area is defined by the 

quiet, and predominantly inward looking character of Parsonage 
Gardens, which is largely covered by the Parsonage Gardens 
Conservation Area. 

5.73 St Mary’s Parsonage/ Parsonage provides a route through the 
site north-south, but one that is little used. The entry point from 
the north, off Blackfriars Street, is poorly defined in the enclosed 
streetscape. Equally, the entry to St Mary’s Parsonage, from the 
south, is also poorly defined due to the fragmented open nature 
of this space, inactivity at street level and poorly defined public 
realm. 

5.74 The historic and well-defined green space of Parsonage Gardens 
is an important space in terms of amenity, setting, and coherence 
to the urban form. However, the general lack of activity around 
the square, raised level of the square, inappropriate planting, poor 
pedestrian environment and poor management of Back College 
Land, in terms of refuse collection, has negatively affected this 
otherwise quiet, hidden, valuable green space in the city. 

5.75 The North Parade character includes large commercial/ 
residential developments surrounding Parsonage Gardens. The 
retail and restaurant uses fronting onto Deansgate is external 
facing, but do not provide strong pedestrian connections 
and therefore largely fail to draw in pedestrian activity from 
Deansgate. 

One North Parade 

5.76 One North Parade is an 1890’s brick building of 5 storeys in 
height, which fronts onto the Garden to the north. It is mixed-use 
comprising approximately 70% office and 30% retail, part of which 
is accommodated within the basement. The building benefits from 
directly facing the Garden and provides a clearly defined northern 
edge to the public realm. However, the existing building is in need 
of investment and does not currently include any active uses at 
ground floor. 

Parsonage Gardens 

5.77 Parsonage Gardens was formally the site of St Mary’s Church 
which was demolished in 1891 and subsequently maintained as 
the green space that we know today. Due to the limited active 
uses around its perimeter and the negative impacts from bin 
storage and car parking on surrounding roads, the green space 
is underused. The limited pedestrian activity and associated 
passive overlooking has also given rise to elements of anti-social 
behaviour, which further detract from the area’s potential. 

Image: Parsonage Gardens 



SRF Overview: 
Key Issues & Constraints 

5.78 While the district is full of buildings of architectural merit, there is a considerable number 

that are underused and buildings that are no longer ft for purpose. These development 
sites have been identifed and studied with the intent that these may be suggested sites 
for redevelopment. Such initiatives will serve to provide the district with a more holistic 
synergy. 

Image: Old, poor quality building within the SRF area 

5.79 Many of the streets and frontages suffer from a lack of activity and vibrancy. The intent is 
to 

encourage a more curated and balanced mix of uses promoting a stronger streetscape and 
stronger role as a destination for residents, businesses and leisure. Active frontages along 
key routes will promote better permeability and connection throughout the entire district. 

Image: Service access adjacent to Parsonage Gardens 

5.80 The existing streetscape and fabric is a multi-era series of upgrades and patches, 
resulting 

in a discontinuous appearance and sense of place. Poorly managed waste and servicing for 
existing buildings has resulted in a very poor quality environment and streetscape along 
some of the key routes through the Parsonage area. A comprehensive streetscape strategy, 
proposing a curated palette of materials and features will serve to give the district an 
identifable and memorable statement of character. 

Image: Bins adjacent to Parsonage Gardens 



Environment: 
Key Issues & Constraints 

1. Underuse/Misuse of Parsonage Gardens and Motor St. Square

5.81 The current quality of space and landscaping is lacking in both of these important public 
spaces. The introduction of a comprehensive landscape and public open space strategy will 
serve to make these spaces more appealing to users. Activation of the edges of these spaces 
will deter underuse and misuse, while re-establishing these spaces as essential assets of the 
district. 

Image: Parsonage Gardens 

2. Disconnection and Unwelcoming Views from Surrounding
Areas
5.82 When approaching the district from various streets and bridges, the terminating views do 

not ofer welcoming focal points. The introduction of considered building placement and 
key architectural features will serve to provide a more enhanced backdrop to these key entry 
views. 

3. Inaccessible Riverside

5.83 Manchester has a rich history of vibrant waterways and canals. However, the current state of 
the riverside does not allow for direct access or views along the Irwell. 

Image: Street view into SRF area 
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Overarching Design and 
Development Principles 

SRF Wide Development Principles  
6.1 The SRF will be transformational through its regeneration benefits. It will achieve these by acting as a catalyst for the enhancement and 

regeneration of the area by making best use of its existing assets, identifying the opportunities to maximise wider public benefits and 
establishing the foundations for landowners to oversee a collaborative delivery and management strategy. The future long term sustainability 
of the SRF area must also be underpinned by the need for future development to support the City Council in achieving its Zero Carbon 
objectives. 

6.2 The SRF will deliver a series of significant regeneration benefits, which in turn will help drive wider economic growth within Manchester City 
Centre and adjacent neighbourhoods. 

6.3 In order to achieve this, the following range of key development principles will be expected to be addressed by future development proposals. 

SRF Wide Development Principles  
6.4 The SRF will be transformational through its regeneration benefits. It will achieve these by acting as a catalyst for the enhancement and 

regeneration of the area by making best use of its existing assets, identifying the opportunities to maximise wider public benefits and 
establishing the foundations for landowners to oversee a collaborative delivery and management strategy. 

6.5 The SRF will deliver a series of significant regeneration benefits, which in turn will help drive wider economic growth within Manchester City 
Centre and adjacent neighbourhoods. 

6.6 In order to achieve this, the following range of key development principles will be expected to be addressed by future development proposals. 

Climate Change and Achieving Net Zero Carbon 
6.7 The SRF Area comprises a rich mixture of historic buildings, opportunities for new developments and valuable public open spaces. To most 

effectively support the Council in achieving its 2028 Zero Carbon target, the design of future regeneration proposals will need to consider how 
they can best minimise their impact on climate change.  New developments within the SRF area will be expected to not only seek to exceed 
policy standards, but also demonstrate how they have explored feasibility of collaborating with other landowners in the interest of driving 
the most sustainable and efficient solutions to reduce energy and carbon emissions.  It is recognised, however, that the variety of building 
typologies across the SRF area will require a site specific solution, particularly where there are existing constraints. 

6.8 • To becoming zero carbon by 2038, significantly accelerated from the original target of 2050; 
• To adopt a carbon budget and emit only a maximum of 15 million tonnes CO2 for the period 2018-2100. This has been transposed from 

a global carbon budget which has been calculated as “likely” to maintain global temperature change within 2°C as agreed in the Paris 
Agreement; 

• To achieve a 13% year-on-year reduction in citywide CO2 emissions from 2018 to achieve this carbon budget. 
• As well as addressing its own emissions, the Council’s role will be to take a significant leadership and influencing role across a number of 

thematic areas, promoting behavioural changes: 
• Industry and Commercial: Supporting schools and businesses to reduce their emissions wherever possible, developing planning policy, 

influencing contractors through procurement and commissioning. 
• Domestic: Partnership working with social housing providers across the City to improve social housing properties, working with the 

Greater Manchester Combined Authority (GMCA) to develop energy efficiency programmes to support private renters and owner 
occupiers. 

• Transport: Partnership working with TfGM, continuing to promote modal shift from the private car to public transport, cycling and 
walking by investing in sustainable transport infrastructure, ensuring new developments are close to transport nodes. 

6.9 A draft Manchester Zero Carbon Framework has been developed which sets out the City’s overarching approach to meeting its science-based 
climate change targets over the period 2020-38 and draft action plans for the period 2020-22 are being developed by the Council and other 
strategic organisations and sectors. 

Uses 
6.10 As identified above, the SRF area will be a commercially-led mixed use neighbourhood with a key aim being to balance the aim of ensuring that 

its full economic potential is realised, whilst ensuring that the area’s essential qualities and characteristics are protected and enhanced. 

6.11 As a consequence, the new development should attract users and create a critical mass of activity which will make a significant contribution 
towards improving vitality and viability of this part of the City Centre and surrounding areas. 

6.12 In this regard, the following key land use objectives have been identified: 

6.13 Development opportunities have been identified in the SRF area which are capable of delivering Grade A office buildings. This will address 
continued strong occupier demand and take up rates, recognising that there continues to be limitations to existing and pipeline supply overall, 
and also taking into account the finite nature of the City Centre land resource. As demonstrated by the successful refurbishment and letting of 
Arkwright House (Grade II Listed), there is the opportunity to bring forward high quality refurbishment and reconfiguration of buildings in 
the area to create a wider choice and character of commercial offer. 

6.14 The SRF vision seeks to create opportunities where new forms of office occupiers can be accommodated, including flexible office work-spaces 
which will appeal to smaller businesses and start-ups and ultimately help support a highly skilled city. 

6.15 Through this offer, the SRF area has the opportunity to fulfil its true economic potential and provide a range of commercial offers which will 
support key economic growth sectors in the economy, including but not limited to: financial and professional services, creative and digital, and 
media industries. This can translate into a range of commercial building typologies / sizes that can integrate within a mixed-use SRF. 

6.16 Based on the current market context and identified need, it is not envisaged that new development in this area will bring forward residential 
uses. 



Overarching Design and 
Development Principles 

Retail and Leisure – supporting the neighbourhood community offer and the City 
Centre as a visitor destination 
6.17 Manchester’s cultural, leisure, and tourism offer plays a pivotal role in shaping the City’s identity and supporting its regional, national, and 

international profile. The sector continues to grow significantly, a feature of a service based, high growth economy. Forthcoming facilities 
such as The Factory will further sustain the market and bolster Manchester position as the third most visited City in the UK in terms of both 
domestic and international visitors. On a national scale, the tourism sector has grown by 22% between 2012 and 2019, and within Greater 
Manchester the tourism sector alone accounts for over £7.9bn GVA, supporting over 94,000 FTE jobs. In addition to leisure and tourism 
related activities conferences and business events generate £904 million annually for the Greater Manchester economy. 

6.18 Providing sufficient hotel accommodation is a key part of supporting the leisure, tourism, and conferencing economy that is important to the 
economic success of Manchester. The success of the tourism sector and strong visitor numbers demonstrates the capacity of the City for new 
hotel accommodation. 

6.19 The SRF area is ideally located to appeal to top grade hoteliers, for which there is considered to be a shortfall in Manchester. These will 
have the opportunity to capitalise on the area’s assets, central location and positive adjacencies to highly successful parts of the City Centre. 
High quality 4*+ or distinctive hotel offerings will add exponential value to the area, increasing the profile and helping to support a vibrant 
neighbourhood. 

6.20 The SRF area’s principal interface with the Primary Shopping Area is along Deansgate, where the importance of maintaining and indeed 
strengthening the existing retail and leisure presence and offer is recognised. This includes the need to ensure the continued strong retail 
presence onto the street, of the iconic former Kendals building. 

6.21 The area will need to respond to the changing dynamics of consumer preference within the retail and leisure sector, particularly with regard 
to achieving a balance of uses that seeks to meet demands of the daytime and night time economy, ensuring its attractiveness and accessibility 
for all parts of the community.  In this respect, it will be important that the Area maintains a varied mix of leisure and retail uses, as has been 
achieved successfully elsewhere in the City, such as at Ancoats and Spinningfields. 

6.22 It is essential that the SRF Area delivers a high quality destination and experience, as well as contributing to the wider attractiveness of the 
Primary Retail Area and the City Centre, to which it benefits from a positive adjacency. King Street and St Ann’s Street, should therefore be 
utilised to extend the quality of the retail and leisure offer into the SRF Area. As part of this there is scope to more effectively connect King 
Street to King Street West and completing a retail and leisure circuit with Manchester House and The Avenue in Spinningfields 

6.23 King Street and St Ann’s Street, should therefore be utilised to extend the quality of the retail and leisure offer into the SRF area. As part of this 
there is scope to more effectively connect King Street to King Street West and completing a retail and leisure circuit with Manchester House 
and The Avenue in Spinningfields. 

6.24 Analysis of the area’s existing ground floor uses reveals that there is already a significant retail and leisure presence and there is an opportunity 
for this to be further enhanced and potentially expanded. A different retail character may also be introduced to the area, with a focus on craft, 
culture and ‘made in Manchester’ brand, as opposed to the more mainstream offer within the Primary Shopping Area along Market Street and 
Deansgate. 

6.25 In addition to the extension of King Street and supporting the primacy of Deansgate, there is an opportunity to establish active edges which 
define and animate its key public spaces – existing and future. This will include a reconfigured Motor Square, Parsonage Gardens – a green 
oasis as the heart of the area, and the River Irwell frontage; in each case capitalising on the fantastic setting that these assets provide. This will 
need to work hand in hand a strategy that delivers enhanced public realm and addresses the obvious operational management practices, for 
example with regard to waste collection which currently act as a blight on this area. 

6.26 Landlords and operators with frontages onto Deansgate, but backing on to Parsonage Gardens, should recognise and deliver opportunities for 
dual frontages in order to make a positive contribution to activity and streetscape along the eastern edge of Parsonage Gardens and College 
Land. 

1. Activate and Extend Parsonage Gardens and Motor St. Square
-By providing active frontages around the perimeter of the space. 
-Redesign of Landscape and potential extension of Motor St. Square 
-Possible Introduction of Pavillions (F&B) 

Possible introduction of Retail Pavillions 
Image: Cafe in a park 

Active Street Frontages & Outdoor Connections 
Image: Active retail frontage 



SRF Overview: 
Heights 

Heights and Density  
6.27 The St Mary’s Parsonage SRF area has a varied character and built form 

which calls for a considered and contextually appropriate design response 
when bringing forward development proposals. 

6.28 The south west part of the SRF area is considered to have the capacity to 
successfully accommodate taller buildings, whilst delivering improved 
permeability and enhanced public realm. This part of the SRF area relates 
to Bridge Street, River Irwell and St Mary’s Parsonage, including the 
existing surface car park, Albert Bridge House and Alberton House. 

6.29 There are number of factors that underpin the opportunity for high 
density development in this location, including: 
•  Consideration to the scale of development at Spinningfields and St 

John’s / Enterprise City (as proposed) to the south and the Ramada 
(as proposed within the endorsed Blackfriars SRF) to the north. In 
addition, this area already accommodates a building of significant 
scale, in the form of the existing Albert Bridge House at 18 storeys. 
This building provides a terminus to the view along King Street / King 
Street West and acts as a bookend to City Tower which terminates the 
view on the same axis to the east. 

•  This part of the site does not fall within any conservation area. This 
stems from the fact that this part of the site was obliterated during 
World War II and subsequently redeveloped during the 1950s, 60s 
and 70s. The resulting built form led to a reconfiguration of the 
historic street pattern, which does not make a positive contribution 
to pedestrian connectivity or to the quality of local streetscape. In 
the context of the wider SRF, this area is most likely to provide the 
tallest development and heights of developments and will generally 
transition down in scale towards the Conservation Area to the north 
east. 

•  Taller buildings can act as landmarks and contribute to the legibility 
of a city that mark key nodal points and gateways. In this case, the 
south west corner is a key threshold for those entering the St Mary’s 
Parsonage SRF from Salford, to the west, and Spinningfields to the 
south. It also presents an opportunity to enhance connectivity with 
Central Salford. 

•  Key to the success of any building of scale will be their contribution 
to place through high quality design, building uses, public space and 
the pedestrian environment. Whilst this requires attention to be paid 
to architectural quality and the design of the base of the building, it 
also fundamentally requires the ability to create areas of high quality 
public space within which tall buildings can be properly grounded. 
This is a key part of the site where the is an opportunity to create new 
public spaces, including adjacent to the river, and at the landing point 
of the Trinity (Calatrava) Bridge, as well as enhancements to the 
existing public space at Motor Square. 

6.30 The scale of development envisaged in this area has been considered 
against townscape principles and a baseline heritage appraisal of the 
SRF area which has been undertaken by Stephen Levrant Heritage 
Architecture; however, it should be clarified that any future proposals 
will ultimately need to be tested against planning policy requirements. In 
particular, future proposals will need to be justified against the criteria 
for assessing tall building proposals that has been set out in Historic 
England’s Guidance on Tall Buildings and Policy EN12 of Manchester’s 
Core Strategy. 

6.31 It is considered that delivery of taller buildings to the south west of the 
site will complement the planned tall buildings to the north east part of 
the SRF area, proposed on the Ramada site. Both of the zones of taller, 
high density development (Albert Bridge House & Alberton House) will 
straddle the heart of the Parsonage Gardens conservation area. 

6.32 The central and northern part of the SRF area relates to Parsonage 
Gardens as well as the buildings that flank Parsonage Gardens and the 
buildings beyond that to the north which are bounded by Deansgate, 
Blackfriars Street and River Irwell. This part of the SRF largely contains 
mid-rise buildings. This area is largely covered by the Parsonage Gardens 
Conservation Area and is defined by the quiet and predominantly inward 
looking character of Parsonage Gardens at its heart. This area contains 
two Grade II listed buildings, Haywards Building which fronts onto 
Deansgate, and, both Arkwright House and Century Buildings, which 
flank Parsonage Gardens. These buildings are representative of a phase 
of redevelopment in the 1920s onwards which created a number of 
expressive, dominant and characterful buildings within the SRF. These 
buildings contrast with the older and tighter grain built form of the SRF, at 
its southern edge, adjacent to Bridge Street. 

6.33 In terms of scale, within the heart of Parsonage Gardens, the design of 
development proposals will need to respond to the mid-rise datum of 
buildings in this zone. In considering scale, amenity issues will also be 
a key consideration particularly in relation to the area’s most sensitive 
receptors, namely the existing green space where opportunities for 
sunlight penetration should be maximised and also in relation to the 
existing residential uses. The effect on the character of the Conservation 
Area and the setting of listed buildings will be key considerations to 
address as part of any future planning applications. It will also be essential 
for development to contribute towards the enhancement and animation 
of the public green space in order to help revitalise the Conservation Area. 
The consideration of scale of any proposals will therefore be expected 
to balance the direct impact on the setting of heritage assets, the overall 
contribution to enhancing the long term sustainability and vitality of the 
Conservation Area and scheme viability. 

6.34 The SRF’s existing low rise zone relates to the urban block defined by 
Bridge Street, King Street West, Deansgate and Motor Square and this 
area is characterised by smaller footprint and lower buildings of the 19th 
Century. The area’s tight knit grain and character buildings, whilst capable 
of accommodating proposals that will lead to positive management 
and change of this area, are likely to continue at lower scale and be 
sympathetic to the character and context of this part of the SRF. 

6.35 The area immediately to the north is dominated by Kendals, which is 
Grade II listed and will be retained. An opportunity to refurbish and 
deliver a set-back 2 to 3 storey roof extension has been identified and this 
is described within the opportunities section of the SRF document, along 
with the planning criteria that would need to be considered and addressed 
in considering such proposals. To the west of Kendals is the area bounded 
by College Land, St Mary’s Parsonage, King Street West and Back South 
Parade, which includes the Multi Storey Car Park. An opportunity to 
redevelop the Multi-storey car park has been identified together with, 
potentially the buildings which sit between 31-22 King Street West and 
3 St Mary’s Parsonage, which are Grade II Listed. Within the context 
of the tall building zone in the south west corner, it is considered that 
proposals on the Multi-Storey Car Park site might appropriately mediate 
height down towards the mid-rise zone to north east. This will however 
need to be demonstrated, as part of planning applications, through 
detailed analysis with regard to townscape, heritage and microclimate 
considerations in particular. 



OverarchingDesign and 
Development Principles: Design & Place 

Design and Place 
Green and Blue Infrastructure 
6.36 The value aspirations in terms of the area’s functional offer will be underpinned by maximising Green and Blue infrastructure opportunities 

with well connected public realm that aligns with the City’s strategic aspirations and will be developed using collaborative processes to shape 
design proposals that relate to people and place to maximise shared value. As part of this, there is an absolute need to recognise and work with 
the area’s green and blue infrastructure, and other public spaces. 

6.37 It is recognised that Manchester, as a post-industrial city, was developed with a limited amount of green space within the heart of the City and 
a number of large public parks around the edges of the Regional Centre. As such the SRF site has the potential to enhance Parsonage Gardens 
and its connections to the wider City Centre to ensure it becomes one of Manchester’s best loved and well used green spaces. The public space 
will be the heart of the SRF, with animated frontages and vibrancy throughout the day and evening to create a place for Mancunians to relax, 
socialise in, and enjoy. 

6.38 Development proposals adjacent to the river will investigate every opportunity to enhance connectivity with the waterside and enjoyment of 
the riverside environment. A key opportunity here, is to positively reconnect the area with the River Irwell as an attractive natural asset. 

6.39 Key design principles related the area’s blue and green infrastructure, will be as follows: 
•  Activate and extend Parsonage Gardens and Motor Square. This can be achieved by promoting active frontages around the perimeter 

of the space, particularly at street level, and through a programme of public realm improvements to enhance these areas and encourage 
movement through these spaces. In this regard, it is not that connections into the area from the north, and from the south are particularly 
weak. 

•  Open up to the River Irwell. There may be an opportunity to connect the site to the Spinningfields riverfront and create a new open space 
that links to Parsonage Gardens. As a minimum, new development should enhance visual connections to the riverside.  It is noted that the 
site is bounded by masonry retaining structures to the River Irwell along its northern boundary. Any new development adjacent to the 
River will therefore need to take account of the foundations, easements and existing condition of these retaining structures to the River 
Irwell so that their stability and future maintenance can be continued. 

•  Collaboration. Individual development proposals will be required to demonstrate how they have sought to work with other landowners 
within the SRF to maximise potential improvements and benefits to key areas of public realm, such as Parsonage Gardens, Motor Square 
and key pedestrian highway routes. The benefits of any improvements will be maximised by coordination between landowners, to secure 
the required quality and timely delivery. 

•  Green and Blue Infrastructure Statement. Planning application proposals will be expected to be supported by a robust which clearly 
demonstrates the measures taken to enhance the connections to and quality of those assets. 



OverarchingDesign and 
Development Principles: Design & Place 

Connectivity 
6.40 There is an opportunity to add to a network of well-defined, high quality public spaces both within the area and across the wider City Centre, 

all of which are well connected. These spaces will bring people together, and add to the creation of a safe and cohesive neighbourhood. 

6.41 Connectivity will be established through the quality of functional and physical connections providing the reasons for moving through the area 
and associated quality of experience. 

6.42 The architectural form of new development should emphasise the walkability of the site and relationship to the City Centre and associated 
amenities. 

6.43 The vision is to further limit vehicular movement into the area, rebalance the existing highways infrastructure and to create a consistent and 
distinguished streetscape language and identity in the area where pedestrian movement is prioritised.  In turn this strategy will improve local 
air quality, contribute to lowering the city-wide emissions and contribute to healthy and active lifestyles. 

6.44 Existing key routes into and out of the SRF should be enhanced by delivering more active frontages for retail or restaurant uses in particular, as 
well as by providing improved way-finding. Where possible, these routes should reduce the extent of on-street waste and servicing operations 
and deliver shared surfaces along key routes, in order to create a more pedestrian and cycle friendly environment. 

6.45 The expression of key entry points should be considered in views from looking both ways along Deansgate, looking west from King Street, as 
well as from Albert Bridge and Blackfriars Bridge. As part of this, there is an opportunity to connect to the existing pedestrian links into the site 
from other areas of pedestrianised public realm, such as St Ann’s Church, King Street and Hardman Square 

6.46 Parking provision should be minimised, with an emphasis on controlled parking and simple drop-off points.  This will not only improve the 
streetscape and pedestrian environment, but also make a positive contribution to supporting Manchester’s Zero Carbon target.  In particular, 
it is considered that reducing parking along St Mary’s Parsonage should be prioritised in the context of a clear opportunity to enhance this 
North / South route. However, it will be essential for the function of surrounding uses to be maintained as part of any such strategy. 

6.47 There is an opportunity to create something of the historic street pattern and building lines to the south west of the site, in order to provide 
permeability connectivity and above coherence to the area. New development should therefore seek to enhance the permeability of the area 
and proposals will be encouraged to explore potential opportunities to deliver new routes through sites, where wider strategic connections 
would be enhanced and where it would be feasible to do so. 

6.48 The Ramada SRF area sits adjacent to the Parsonage SRF and interactions between the two areas are very important. It is noted that as part 
of the Ramada SRF, part of Deansgate will be rebalanced to reduce traffic flows. This has the potential to increase flows on Bridge Street in the 
vicinity of Maybrook House. This is already a wide, car dominated section of road and the busy bus stops and pedestrian/cycle links that are 
located here may suffer from further intensification. This section of highway may benefit from some form of rebalancing of highway priority. 

3. Link to Surrounding Pedestrian Routes and Mark Access Points into Manchester
- The existing pedestrian links to St. Ann’s Church, King Street and Hardman Square can be extended into the site and ending up in new open spaces 
- Links to and from Manchester can be emphasised to improve legibility at street level 
- Potential to reinstate St. Mary’s Parsonage to its historical location 



Overarching Design and 
Development Principles: Design & Place 

Contribution to the Historic Environment 
6.49 Retained and refurbished heritage assets will have the potential to make a positive contribution to the character of the SRF area. There is the 

need for such development to appropriately balance the sensitive and appropriate refurbishment of the historic fabric with integration of 
energy efficient measures within the buildings . Every effort should be made to improve the energy efficiency and reduced carbon emissions of 
heritage buildings, but this should be considered alongside the impact of such works on the heritage asset 

6.50 New Development Proposals will need to carefully consider visual impact on the setting of the identified heritage assets from either inward 
or outward looking views. The extent of visual impact and the identification of key views will need to be considered on a case-by-case basis; 
however, this should make reference to the key viewpoints identified within the site analysis section of this document. 

6.51 Proposals should demonstrate enhancement to the setting of the Grade II listed Arkwright House, Century Buildings, Kendals, 4 Alberton 
Street and 31-33 King Street West. The settings of these buildings are currently adversely impacted by the poor pedestrian environments and 
lack of activity surrounding Parsonage Gardens and Motor Square. 

6.52 The development should acknowledge the expression of the designated heritage assets in the locality, preserving the prominence of them 
within the existing streetscape and views (e.g. Deansgate and Bridge Street). 

6.53 Attention should be given to the expression of key entry points, in the interest of it becoming more integrated with the City Centre and to 
encourage pedestrians and cyclists to enter and explore. 

6.54 Development proposals should seek to enhance the Conservation Area by positively contributing to its character and setting. New buildings 
will be expected to both complement existing buildings and make a positive contribution to the area through exceptional design. 

4. Revitalise with new Architecture whilst Respecting Listed Buildilngs
- Replace those buildings no longer fit for purpose with new architecture 
- Respect Listed buildings within the conservation area 

Respecting listed buildings 
Image: Unilever House, London 

New architecture to revitalise the area 
Image: The John Rylands Library 



OverarchingDesign and 
Development Principles: Design & Place 

Key Views 
6.55 The main Key views across, into & out of the SRF Area that incorporate key herigatage 

assets and townscape views are as follows: 

6.56 1.  View from New Bailey, looking North East 
2.  View from Trinity Footbridge looking South East 
3.  View from Blackfriars Bridge looking South West 
4.  View from Deansgate looking South 
5.  View from Parsonage looking South West 
6.  View from Parsonage Gardens looking South East 
7.  View from Parsonage Gardens looking South West 
8.  View from St Ann’s Square looking West 
9.  View from King Street looking West 
10.  View from John Dalton street looking West 
11.  View from Deansgate looking North 

6.57 For further explanation of why these views are important considerations form a 
townscape and heritage perspective, please refer to Appendix 1. 



OverarchingDesign and 
Development Principles: Design & Place 

View 1: 
Image looking towards Albert Bridge House from Salford 

View 2: 
Image looking at Trinity Bridge from Salford 

View 3: 
Image of River Irwell from Blackfriars Bridge 

View 4: 
Image looking South along Deansgate 

View 5: 
Image looking  South down Parsonage towards Parsonage Gardens 

View 6: 
Image of Parsonage Gardens looking South East towards the Kendals building 



OverarchingDesign and 
Development Principles: Design & Place 

View 7: 
Image of Parsonage Gardens looking South West towards Cardinal House 

View 8: 
Image looking  at the SRF area from St Ann Street 

View 9: 
Image looking  at the SRF area from King Street 

View 10: 
Image looking  at the SRF area from John Dalton Street 

View 11: 
Image looking North along Deansgate 



Overarching Design and 
Development Principles: Design & Place 

Architectural Quality 
6.58 A key objective will be to revitalise the area with new architecture, replacing those buildings that are no longer fit for purpose, whilst 

respecting Listed Buildings. 

6.59 The architectural style of any new development should be clearly contemporary, although taking influence in terms of proportions, 
materiality and elevational rhythms from the adjoining building styles (i.e clear verticality). 

6.60 The overall design of new development should be of the highest quality and demonstrate that it contributes to the varied architectural 
character of the area, and is specifically adapted to its context, by creating a cohesive group of buildings with an individual expression and 
vitality.  Integral to the design quality will be the effective incorporation of sustainability measures that seek to maximise energy efficiencies 
and lower carbon emissions. 

6.61 Services such as lift towers and ventilation, or heating ducts should contribute positively to the articulation of the skyline. 

6.62 The fenestration pattern should emphasise the vertically of the elevations and create texture in the façade by means of deep reveals in order 
to harmonise with the proportions of elevations (and the wider historical context). 

6.63 Corner emphasis should be a key design focus, to express the verticality and as a means to break up massing. Particular emphasis should be 
given to the entrances. 

The presence of signs should be designed and positioned as a component of the elevation not to compete with the architectural details and 
6.64 features of the building. 

6.65 The design, rhythm of fenestration and openings, choice of finishes and materials of the proposed development should reflect the 
predominant vertical rhythms of the area. New blocks should harmonise with the existing architectural character of the area by similarly 
expressing the component stages of the building. 

6.66 Inspirations should be evident from the colour palette and use of materials such as brick and stone should be considered. The employment 
of appropriate materials, to disaggregate the apparent mass of the blocks and provide coherent texture, should be explored and a strategy 
produced to demonstrate the range of materials. 

6.67 The colour palette of materials must avoid jarring or strident use of unrelieved panels of colours and avoid conflict with other nearby 
buildings. 

6. Increase Active Frontages and Permeability at Street Level
- New and improved connections at street level will increase the street pattern permeability, adding to a more intimate character within the site. 

Narrow Streets with Varying Widths 
Image of courtyard seating 

Openings and Discovery 
Image of a doorway in a historic building 



Overarching Design and 
Development Principles: Design & Place 

Rebalancing the Highway 
6.68 Development proposals should help deliver the vision for an overall incremental reduction in car parking and reliance on private vehicles, 

in favour of more sustainable forms of transport. Any major reduction in car parking must, however, be supported by a robust strategic 
parking assessment in order ensure any potential operational impacts on existing and future occupiers and the adjacent areas can be 
foreseen and appropriately mitigated through a robust parking management strategy. 

6.69 New development proposals will be expected to be car free, other than provision of appropriate numbers of accessible spaces, in the 
context of the SRF area’s highly sustainable and accessible location, and be accompanied by an appropriate car parking strategy, which 
allows the potential demand generated by future occupiers to be met, whilst also reflecting the site’s excellent accessibility by a variety of 
modes of transport, particularly public transport, and the promotion of these alternative sustainable forms of transport. 

6.70 High cycle parking will be provided for residents, employees and visitors to the development. The quantum of cycle parking proposed will 
meet Manchester City Council’s requirements. All cycle parking will be highly accessible via safe and legible routes, and will be covered, 
safe and secure. 

Waste & Servicing 
6.71 The current Waste and Servicing arrangements, particularly along Back College Land, have been identified as having a significant 

detrimental impact on the local environment and it is of paramount importance for this operational issue to be resolved in order to 
improve the area in its existing form, as well as to help secure future investment that will deliver the area’s wider regeneration. 

6.72 Planning permission will therefore not be granted for any minor or major proposals unless details are provided to demonstrate how 
waste and servicing associated with the relevant site effectively addresses this key issue. In some instances, this may require internal 
reconfiguration of spaces to enable off-street servicing and waste storage to take place. 

6.73 Further consideration should be given to potential shared waste storage and servicing solutions, which may require landowners to 
deliver collaborative solutions. The Council will also expect owners to commit to provide, maintain and ensure occupants have acces s to 
optimised waste storage arrangements that include the highest standards and appropriate capacity of recycling facilities. 

6.74 Early consideration of how buildings and external spaces will be managed should anticipate and account for end user requirements. 
Open spaces only work if the City Centre Community feels a sense of pride and ownership. This is preferable to introducing bolt-on 
management solutions at the end of the design process that are more likely to be costly and difficult to maintain in the long term. 

6.75 The scope of the Operational Management Strategy will need to be agreed with the local authority prior to the submission of the planning 
application and will need to accord with the Local Planning Authorities up to date Validation Checklist. All Operational Management 
Strategies will be secured via Planning Obligations or Planning Conditions to ensure they are adhered to for the life of the development. 

6.76 Matters to be addressed by the Management Strategy include: 
•  Management and legal structure – identify those parties responsible for each part of operational management. 
•  Waste – storage, access, recycling and frequency of collection (in accordance with Manchester’s adopted Waste Guidance). 
•  Car parking – allocation of parking spaces, managing demand for off-site spaces. 
•  Cycle parking – maintaining secure access and storage. 
•  Tenant networks – identifying how tenant networks will be established and facilitating ease of communication among tenants. 
•  Maintenance – window cleaning, external and internal repairs, lighting and security. 
•  Communication – informing tenants of operational considerations which affect them (energy reduction, waste management, 

maintenance of communal areas, window cleaning) 
•  Landscape and Green Infrastructure – identifying long term management and monitoring strategy. 

7. Defne a Streetscape Language for the Area
- Establishing a streetscape material palette and a service strategy that ensures that loading, parking and waste collection is consolidated will 
maximise the pedestrian use of streets within the site. 

Curated Signage and Materials Define 
Image of cobbled street 

Parsonage Gardens District Charm 
Image of tree lined street with lighting 
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Public Realm: 
Character Areas 

Public Realm & Site Opportunities 
7.1 The following section provides further commentary 

around the potential future regeneration and 
redevelopment opportunities within each of the 
Character Areas.  

7.2 These have been informed by discussions with 
local landowners and the Local Planning Authority, 
Development Plan policies, as well as heritage and 
transport analysis that has been undertaken in 
connection with the preparation of this SRF. 

7.3 Whilst the regeneration opportunities are presented as 
comprising three separate zones, all future development 
will be expected to fully address and comply with the 
Development Principles within this document and, by 
doing so, regeneration proposals will be coordinated and 
deliver the maximum benefits for the City. As set out in 
the previous section, these principles will: 

7.4 •  Re-vitalise and strengthen the character of Motor 
Square and Parsonage Gardens; 

•  Re-Introducing links to surrounding pedestrian 
routes and improve wayfinding; 

•  Increase active frontages and permeability at street 
level, celebrating the rich heritage of listed buildings 
whist promoting new architecture; 

•  Consider opportunities to incorporate measures 
that contribute towards reducing energy and carbon 
emissions; and 

•  Create a holistic streetscape character and language. 
7.5 

It is through these masterplan principles that key 
opportunity sites could undergo transformation and 
redevelopment, stimulating new public open spaces and 
plazas, further contributing to pedestrian connections 
and place making. The SRF looks to revitalise and 
enhance the heritage assets of the Parsonage Gardens 
District and create a memorable civic identity and 
connect vibrantly to the urban fabric of the city of 
Manchester. 

7.6 
The following section includes indicative footprint 
layouts for opportunity sites but these will need to be 

Opportunity Sites Key 
1. Albert Bridge House & Adjacent Car park 
2. Alberton House 
3. Cardinal House 
4. 1 North Parade 
5. Kendal Milne 
6. Multi Storey Carpark 
7. Reedham House 



SRF Development Sites 



Site Specifc Development 
Opportunities 

Zone 1: King Street 
Investec and Multi Storey Car Park 
7.7 The strategic vision for Parsonage Gardens identifies the opportunity to strengthen and extend the area’s retail and leisure offer. This 

recognises the area’s proximity to the Primary Retail Area and also the need to create a mix of uses and critical mass of activity to support the 
vitality of the area. At the same time, there is an opportunity to retain and celebrate the area’s special qualities and characteristics, including 
its heritage assets. Both of these are key ingredients that will support the potential of this area to be one of the City’s most attractive and 
distinctive neighbourhoods, which will continue to raise the City’s international profile as a world class destination. 

7.8 Central to this ambition is the need to safeguard the ongoing future use of Kendals, a much loved part of Manchester’s heritage and the 
SRF’s most prominent building. The building is currently operated by House of Fraser. In 2018, new terms were agreed with the building’s 
landlords which secured the immediate future of the department store. This deal represented a very positive outcome for the City; however, 
it is recognised that the changing face of retailing and consumer behaviour and the well documented impact that this is having on department 
stores and the retail sector more broadly, represents an ongoing threat to the building’s total and most productive future use. 

7.9 As a consequence, it has been recognised by the building landlords and the City Council, in the event that the current occupier requirements 
change, that there is a need to explore a longer term strategy for the building and, as part of that process, consider the future of the associated 
multi-storey car park (MSCP) to the rear of the site, which is owned by Kendals’ landlords but subject to a circa 50 year car parking lease to 
NCP/Manchester City Council. This will ensure that the most appropriate option for future use, over the life of this SRF, can identified and 
acted on in a manner that can ensure that the future benefit for the City is optimised. 

7.10 Commercial agents have been appointed to consider the prospect of securing the future retailing use of the building, should the current 
occupation cease. This is a vast building of circa 400,000 sq.ft (GIA) over 10 floors (inclusive of basement, lower ground and ground floor 
levels) and there is no evidence of existing or forecast future demand from department store operators to take retail space of this scale. 

7.11 This evidence would need to be provided and scrutinised as part of future planning applications; however, on this basis, it is considered likely 
that any future options would need to consider a consolidated retail offer for the building and opportunities to re-purpose and re-use the 
building for alternative uses. 

7.12 In bringing forward future planning applications for the building, it will be necessary to provide market evidence that clearly demonstrates 
the amount and type of retailing that can be sustained. This is likely to be at the ground, and possibly basement and first floor of the existing 
building. This could deliver potentially up to 50,000 sq.ft. (NIA) of retail space. A requirement as part of this would be the need to deliver a 
sustainable amount of retail floor space that will maximise and strengthen the Primary Retail frontages onto Deansgate as well as the main 
return elevations onto King Street West. Again, this would be tested in detail as part of the planning process. 

7.13 Based on the above analysis of surplus capacity, initial feasibility studies for the upper floors of Kendals have considered a range of alternative 
uses including hotel, residential and office accommodation. The size and depth of the floorplates together with floor to floor heights lend 
themselves best to office conversion, with each floorplate fully flexible and capable of subdivision to maximise the range of tenants that could 
be accommodated. 

7.14 It is considered that there is an opportunity to rationalise and extend the existing rooftop accommodation in order to deliver up to three 
additional stories of office accommodation at the roof top level of the existing building. This will support the cost and viability of sensitively 
restoring the heritage asset as a whole and is predicated on a contextually sensitive design proposals informed by expert heritage advice and 
architecturally studies. Initial feasibility studies have been provided which demonstrate that this can be sensitively applied from a townscape, 
heritage and visual impact point of view. Again, detailed analysis will be required in this regard as part of future proposals in order to fully meet 
the requirements of national and local planning policy. 

7.15 In order to re-purpose the building in this way, whilst simultaneously optimising the retail opportunity and presence onto Deansgate, there is a 
fundamentally important need to create a separate office entrance to the building, which will create the right address and type of environment 
to support the occupation of up to 200,000 sq.ft (net) of Grade A, high quality refurbished office space. 

7.16 Locational options for the office entrance will need to be considered and understood. An office entrance on the principal Deansgate frontage 
would clearly impinge on the retail presence that could be delivered. Conversely, there may be benefits in providing an office entrance to the 
rear of the building and particularly with a presence onto King Street West, providing easy access to the existing core arrangements on the 
basis that they can be reconfigured and re-used to reduce the impact of conversion and re-use on this heritage asset. 

7.17 However, a fundamental constraint to the future re-use of Kendals is the quality of the existing environment along Southgate and to King 
Street West, to rear of the building. This is to a significant extent down to the presence of the existing MSCP which along with the rear part of 
Kendals creates a rather uninviting part of the City Centre. 



Site Specifc Development 
Opportunities 

7.18 In order to ascertain the maximise the positive transformation 
of the Parsonage Gardens area and to create an anchor point and 
proper entrance to the rear of Kendals, it is considered likely that 
the MSCP site will need to be redeveloped in its entirety. However, 
it is also recognised that in order to test this assertion, that a full 
options appraisal will need to be undertaken which demonstrates 
this to be the case. In order to fully consider the merits of each 
options, analysis will need to be provided in order to consider the 
following key issues: 

•  The use profile and role of the existing car park and its value 
in relation to surrounding land uses and the wider City 
Centre. 

•  This should also be considered in relation to a wider analysis 
of the City’s ongoing parking strategy and requirement. 

•  The quality of the car parking offer in terms of design 
standards, air quality and amenity considerations and the 
impact on adjoining land uses (existing and future potential) 
and occupiers. 

•  The benefits of redevelopment in terms of rebalancing 
highways infrastructure, enhancing cycling and walking, 
enhancing public spaces, and connections within the 
masterplan. 

•  Impact on the commercial viability of bringing forward 
alternative uses within Kendals, as described above. 

7.19 Each of these issues will also need to be considered alongside 
an assessment of value considerations in relation to the income 
the MSCP generates for the public purse. This is given that it is 
operated by Manchester City Council as part of its Joint Venture 
with NCP. 

7.20 In line with the overarching development principles for this 
part of the City Centre, commercial office use is proposed for 
the MSCP site, which will support future supply, together with a 
ground floor retail offer focussed on activating the principal street 
frontages, particularly King Street West. The height of this zone 
will be mid-rise in the context of the SRF. 



 

Site Specifc Development 
Opportunities 

Reedham House and No.3 St Marys Parsonage 
7.21 The Reedham House and No.3 St Mary’s Parsonage site is located at the southern end of the SRF Area, and is bounded by Motor Square to the 

south, St Mary’s Parsonage to the west, Smithy Lane and Dunlop St to the east and Back South Parade to the north.  The site is also divided by 
Garden Lane, a small side street.   

7.22 Reedham House is located to the south of Garden Lane and is listed as Grade II.  The building ranges from three to five storeys and comprises a 
variety of interconnected former industrial and commercial buildings from between 1840 to 1953.  

7.23 As a result of the way in which the site has evolved over its lifetime, there has been substantial alteration of the historic buildings, which 
has had a consequential impact of reducing the historic significance of certain parts of the building.  A detailed heritage appraisal has been 
undertaken by the landowner, which indicates that the south east corner building, which is bounded by Dunlop Street and Motor Square, has 
been extensively modernised and altered throughout the 20th Century and 21st Century. The internal areas are considered by the landowner 
to be of low historic significance and the external areas have also been subject to alterations.  The building on the south west corner is post-war 
and has low historic significance.  Conversely, the carriage works on the northern side of Reedham House is considered by the landowner to 
have retained historic significance, despite not forming a key element of the statutory listing.  

7.24 No. 3 St Mary’s Parsonage is a former warehouse, which currently comprises a five storey commercial building.  The building is Grade II listed, 
although it includes a later addition of a mansard roof, following bomb damage, which does not reflect the original design and the internal 
areas have also been altered, which combine to result in it being considered by the heritage appraisal to be of low historic significance. 

7.25 The landowner is undertaking consultation with Historic England to review the current listings and to ensure that appropriate heritage 
significance is applied to the correct parts of the site.  This will assist in confirming its capacity for change and facilitate its sustainable future 
re-use in an appropriate manner, in accordance with local and national planning policy requirements. 

7.26 Within the context of the heritage significance of the respective buildings, the landowner is seeking to revitalise the site, by sensitively 
restoring the most historically significant parts of the buildings alongside delivery of a higher density new build elements for commercial uses 
(which may include offices and/or hotel as principal uses), in line with the mixed use commercial led vision for the wider SRF.  

7.27 Any future development proposals for this site should be informed by robust baseline appraisals which include an interrogation of its historic 
and cultural significance – completing the appraisal work and consultations with Historic England which have already commenced, and, 
establishing the site’s capacity for change and the potential to enhance the quality and character of the local environment and the Parsonage 
Gardens Conservation Area. It will also be necessary to undertake an economic assessment of the viability of existing uses, taking into account 
rates of occupier retention, rents, marketing activities, management costs and viability, together with assessments of alternative options and 
viability to establish the optimum basis for safeguarding the long term, sustainable re-use of the site.   

7.28 The conclusion of that exercise may result in the need to consider the relative merits of alternative options which involve partial 
redevelopment of the site combined with retention and restoration of historic fabric in order to enhance the overall quality and character of 
the site and maximise its contribution to the local environment and conservation area.  As with all components of this SRF, ultimately any 
proposals for this site will be determined in accordance with Manchester City Council’s Development Plan, national policy and other material 
considerations.  

7.29 In so far as it is consistent with the criteria set out in policy, the clear ambition will be to deliver a proposal that will enhance the vitality and 
viability of the site and the wider Parsonage Gardens SRF area, by: 
•  Positively contributing to the character and quality of the Parsonage Gardens Conservation Area as a whole; 
•  Introducing a long term economically viable re-use of the site; 
•  Activating Motor Square and the surrounding streets, acting as a catalyst to further regeneration and investment in the area; 
•  Re-enforcing the sense of enclosure on the northern edge of Motor Square; 
•  Supporting Manchester’s zero carbon ambitions and delivering an exemplar of sustainable development; 
•  Ensuring that any proposals for the site deliver opportunities and amenities that will benefit local people; and, 
•  Carefully considering the site’s relationship with any existing sensitive uses, in terms of impact and amenity. Issues of noise, privacy, 

sunlight and daylight, for example, will need to be fully assessed and justified as part of any future planning application proposals. 

7.30 Considering the important position of the site on the northern edge of Motor Square, it will be essential for any new development proposals 
to have a strong relationship with the enhanced public realm and to provide an active frontage along the site’s southern and western edges.  
Future development proposals will be expected to incorporate publically accessible leisure or retail space at ground floor to ensure it 
strengthens this gateway location and draws in visitors to the wider SRF area. 

7.31 It will also be important that the existing side streets to the rear of the building are appropriately considered in terms of servicing and waste, 
ensuring that any required changes do not affect the day to day access or operations of neighbouring landowners or occupiers. 



Public Realm Area: 
Square 

Image: Artist sketch of Motor Square 

Motor Square Re-imagined 
7.32 Motor Square is one of the Gateways into the Parsonage Gardens District. It is surrounded by a varied array of architectural styles and scales. 

The proposed development of the Albert Bridge Zone will provide an important enclosure to the public square. The current state of the 
landscaping and public amenity contributes to a downscale of activity and misuse. 

7.33 Motor Square is being re-imagined as a focal point and gateway marker in a reinvigorated city district and, as such, functions as the “face” of 
the revitalised SRF area. A unifed strategy of public realm enhancements, street furniture, lighting and landscape design will deploy a cohesive 
vision for this important public space. A comprehensive implementation of carefully curated streetscape materials, elements and features will 
create an identity for the Square. 



Public Realm Area: 
Square 

Reconnecting Motor Square 
7.34 Like Parsonage Gardens, the Square is a key open space within the 

district and the urban core of Manchester. The Square has a more 
public function as it borders Bridge Street and is a welcoming 
gateway to the area. 

7.35 The current condition of the space is disjointed and underused. 
A comprehensive redesign of the space is necessary, combining a 
strong landscape concept including seating, paving, lighting and 
other public realm features. 

7.36 It is through this reinvigoration that the adjoining businesses 
will be encouraged to expand into the square at key locations, 
enhancing the vibrancy and activity. 

Comprehensive Landscaping, Paving and Environmental Concept to Create Unique 
Character 

Curated Lighting, Seating and Wayfinding 
 

An Iconic Plaza Feature to Mark the Entrance to the 
District 

Allow for Perimeter Shops and Restaurants to Expand into the 
Plaza 



SRF Development Sites 

Zone 2: Albert Bridge 
7.37 It is anticipated that development proposals within this 

Zone are likely to be some of the most significant within 
the wider SRF, by way of the extent of redevelopment, 
as well as height and density. Proposals within this area 
therefore present a significant opportunity to deliver 
substantial and comprehensive public benefits by way 
of addressing issues relating to urban form, restricted 
permeability and connectivity, poor quality public realm, 
lack of active frontages, safety and security, waste and 
servicing management and weak relationships with green 
and blue infrastructure. 

7.38 This Zone is largely recognised as well as suited for 
large floorplate buildings in order to attract larger scale 
occupiers. Its location adjacent to the river also creates 
river views and with that an opportunity for a high quality 
hotel offer 

7.39 The prominence of proposals within this area will require 
the very best architectural quality, as it will serve as a 
flagship for the regeneration of the wider SRF. In this 
respect, it will be essential for key heritage views to be fully 
assessed. In particular, this will include views from Albert 
Bridge (looking east) and Bridge Street (looking West), as 
well as from key points within surrounding Conservation 
Areas. This Zone also includes one of the largest river 
frontages in the City Centre and this should be explored 
in order to identify how the relationship between new 
buildings and blue infrastructure can be enhanced, taking 
into account the overarching development principles and 
guidance within this document. 

7.40 Key pedestrian connections are currently provided 
between this area and Salford, both along Bridge Street 
and the existing Trinity Bridge over the River Irwell. 
These should be integrated into the design rationale of 
development proposals, by way of improved permeability 
and way-finding. The Zone also includes a large section 
of St Mary’s Parsonage, which runs up the length of the 
western side of the SRF. There is therefore an opportunity 
to review the highway design in the interest of improving 
and prioritising pedestrian and cycle movements. Future 
proposals will be expected to facilitate and contribute 
towards this transition. 



Site Specifc Development 
Opportunities 

Albert Bridge House and adjacent land to the south west 
7.41 The Albert Bridge House site contains one of the most visually 

prominent tall buildings in the St Mary’s Parsonage SRF 
area. Within the context of the site’s existing built form and 
the intention for the St Mary’s Parsonage SRF to underpin a 
commercially led mixed use regeneration area, the site provides 
a key opportunity for an important landmark development 
that identifies the key connections with Salford to the west, 
Spinningfields commercial quarter to the south and the St Mary’s 
Parsonage SRF and Ramada SRF areas to the north. 

7.42 Having been designed and constructed in the 1950s, the buildings 
are now outdated and do not meet the requirements of today’s 
large scale occupiers in an increasingly competitive commercial 
office market. The existing occupier will be relocating and vacating 
Albert Bridge House between spring 2021 and late summer 2022. 

7.43 The Landowner has undertaken a detailed appraisal of the site’s 
refurbishment potential and has concluded that the existing 
building design does not provide the flexibility with which to 
effectively refurbish and remodel the internal spaces. This 
therefore compromises the future use and attractiveness of the 
existing buildings for future occupiers. Any major investment 
into refurbishment of the existing buildings would therefore pose 
significant risk of being unable to secure the very best occupiers 
for this crucial commercial location in the City Centre. 

7.44 The site benefits from a number of factors that create a compelling 
basis upon which a development of scale could be justified in this 
location. These include: 

7.45 •  Scale of the existing building – the existing building stands 
out as the tallest building within the existing Parsonage area, 
having been a visual landmark on the Manchester skyline 
since it was constructed in the 1950s. In this regard, the 
existing building sets a strong precedent for further height 
on the Albert Bridge House site due to the existing scale and 
massing. 

•  Adjacency to Spinningfields – The site is immediately 
adjacent to Spinningfields and represents a prime 
opportunity for the City to expand its commercial offer 
to deliver added value economic growth and enhanced 
productivity. 

•  Heritage assets – As an area that was significantly bomb 
damaged during the war, the site does not include any listed 
buildings and does not fall within a Conservation Area. 
Notwithstanding this, any building in this location will be a 
prominent feature in key long views from within and outside 
the St Mary’s Parsonage SRF area, for example looking along 
King Street and Bridge Street. Future proposals will therefore 
need to be designed within the conte xt of the visual impact 
along these views and address them through options testing 
of building orientation, scale and articulation. 

•  A key arterial route – The site fronts onto Bridge Street, 
which is a key arterial route into the City Centre. Such routes 
are highly accessible and are generally appropriate for high 
density developments 

•  Access - The site is the closest part of the St Mary’s Parsonage 
SRF to both Salford Central Railway Station and the 
pedestrian footbridge across the River Irwell. 

•  Extensive River frontage – The site benefits from an 
extensive river frontage and vista, providing a generous 
distance between the site and the buildings on the opposite 
side of the river. 

•  Existing public realm – Motor Square is located adjacent 
to the site, which provides an appropriate counter balance 
with high density buildings. Improvements to Motor Square 
will significantly benefit the surrounding streetscape and 
pedestrian experience. 

•  Size of development site – the site is a large development 
opportunity site within the St Mary’s Parsonage SRF, 
including both the HMRC site and land owned by MCC. 
Combining the sites provides greater scope for increased 
scale, permeability, active frontages and open space. 

7.4The SRF identif6 ies the wider Parsonage area becoming 
commercially led to support the City’s growing economy. Within 
this context, to maximise the regeneration potential of one of 
the largest and most prominent development sites within the 
SRF, there is therefore an opportunity to deliver a high density 
development. 

7.4Its pro7 ximity to the City and retail core, its landmark status, 
accessibility and unique river side location are considered to 
provide ideal ingredients to bring forward a major high quality 
commercial office and hotel scheme, which will deliver a vibrant 
and high quality street level environment that not only enhances 
the existing Motor Square, but will also deliver new publically 
accessible open spaces that provide opportunities for visitors, 
employees and residents to use and enjoy. The opportunity to 
include a high quality hotel in this location recognises the site’s 
prime location, access to the commercial district and the range of 
leisure and retail amenities within the City Centre. 

7.4Considering the ex8 tensive river frontage that abuts the western 
edge of the site and the adjacency of the pedestrian footbridge to 
the north, any future proposals will be expected to explore the 
feasibility of delivering enhanced connections to what is one of the 
City’s key elements of blue infrastructure. This exercise should 
include consideration of collaborating with adjacent landowners 
to explore the potential to create opportunities to create 
interspersed access to the River through punctured access points. 
Notwithstanding this aspiration, it is noted that the feasibility 
and viability of creating stronger connections to the river may be 
challenging for any future development to progress. 

7.4B9y bringing forward a mixture of uses, including potential for 
ancillary ground floor retail or leisure uses, the scheme will create 
conditions for pedestrian activity throughout the day and into the 
evening, which will not only benefit the vitality of Bridge Street 
and St Mary’s Parsonage, but will also enhance safety and security. 

7.50The way in which the development positively contributes to street 
level environment must be considered holistically in the context 
of it being bound by Bridge Street and St Mary’s Parsonage. It will 
be particularly important for the future design to deliver active 
frontages and position key building entrances in locations that 
animate key routes and areas of public realm. It is also recognised 
that any high density scheme will have substantial back of house 
servicing arrangements, which must therefore be designed to 
minimise operational and visual impacts so far as is practical, 
including the avoidance of street level parking. Ultimately, these 
are detailed design matters that need to be resolved via a robust 
options appraisal and presented as part of any future planning 
application. 



Site Specifc Development 
Opportunities 

Alberton House and Cardinal House 
7.51 Alberton House and Cardinal House are located on the west side of 

St Mary’s Parsonage, immediately to the north of the Albert Bridge 
House site. The buildings are in two different ownerships, with 
Bruntwood owning Alberton House and Derwent Estates owning 
Cardinal House. Whilst separate office buildings, they were both 
built in the 1970’s and are of a similar architectural style. In this 
respect, they are largely read as one built composition when 
viewed along St Mary’s Parsonage and they each share a range of 
similar constraints and opportunities. 

7.52 Cardinal House is a 9 storey office building, with a single storey 
modern entrance podium extension at ground floor and a small 
area of green landscaping. The rectilinear building runs along St 
Mary’s Parsonage, with the River Irwell retaining wall running 
along its rear north western edge. The service entrance for the 
building runs between its north eastern edge and the south 
west boundary of Century Building to the north, with office 
accommodation above. 

7.53 Alberton House is a part 12, part 4 storey office building, which 
has an L-shaped footprint with its main entrance set back from 
the street edge of St Mary’s Parsonage. The 12 storey part of the 
building abuts the River Irwell on its north western edge and back 
of house servicing access is provided off St Mary’s Parsonage along 
the site’s south western edge. 

7.54 Immediately adjacent to the service access route is the access 
to the pedestrian footbridge, which is a key connection between 
Salford and Manchester City Centre. The existing footbridge 
access off St Mary’s Parsonage is sandwiched between the Albert 
Bridge House car park and the Alberton House service road and 
is poorly sign posted. As an identified key pedestrian connection, 
any future development proposals on Alberton House should seek 
to collaborate with the Albert Bridge House site to explore the 
potential to improve the pedestrian environment, accessibility 
and visibility of the route, in order to improve the experience and 
encourage increased use of this valuable asset. 

7.55 Neither Alberton House nor Cardinal House includes any listed 
buildings and they do not fall within a conservation area. However, 
both sites are located adjacent to the Parsonage Conservation 
Area and in close proximity to nearby listed buildings, so any 
future proposals will therefore need to be considered in respect 
of their impact on the setting of surrounding heritage assets. 
Century Building, which is a Grade II listed building, abuts 
Cardinal House on its north eastern edge. The listed building is 
in a very prominent location that fronts onto Parsonage Gardens 
and has been renovated and extended for residential use. The 
relationship of Cardinal House to Century Buildings will require 
careful consideration. Detailed heritage and economic analysis 
will be required to fully consider development options for future 
planning applications. 

7.56 In this regard, it is expected that proposals for additional height 
would be expected to reflect the height of the modern extension on 
the north side of Century Building, in order to ensure the impact 
is mediated and balanced. From a townscape perspective, this will 
also provide a natural stepdown from the height expected to be 
proposed on the Albert Bridge House site. 

7.57 Considering the fact that Alberton House is in a transitional 
location between Albert Bridge House and Century Building, it 
is considered that there is an opportunity for a more substantial 
increase in height in this location, although any increase in height 
will need to respect the landmark status of buildings to the south. 

7.58 The existing servicing and parking arrangements for both 
buildings are off-street, which is an approach that would be 
expected to be continued as part of any future proposals. In the 
event that substantial remodelling or redevelopment of both 
buildings is undertaken, the landowners will be required to 
explore opportunities to consolidate service access arrangements 
in order to maximise the extent of front of house along St 
Mary’s Parsonage, as well as to consider how best to integrate 
service access whilst minimising negative impacts on either the 
pedestrian access to the south or on the listed building to the 
north. 

7.59 Considering the current set back from street and the resulting 
dead space that is creates, there is an opportunity for both 
buildings to engage more with St Mary’s Parsonage, by bringing 
the ground floor entrances forwards and incorporating publically 
accessible ancillary uses that will help to animate this key route. 

7.60 In the light of the similar site constraints and opportunities, it 
is considered that any future proposals for these two buildings 
would benefit from delivering a coordinated response to the site 
context at ground floor level. This could potentially strengthen 
connections to the river, consolidating service arrangements as 
well as delivering a critical mass of ground floor retail or leisure 
uses that maximise the positive contribution towards the vibrancy 
of St Mary’s Parsonage. 



Public Realm Area: 
Old & New 

Old & New Public Plazas 
7.61 The redevelopment of key sites could introduce new buildings 

with varying styles and scales of architecture and materials. These 
buildings will coexist with the historic fabric of the Parsonage 
Gardens District. 

7.62 The existing and new proposed public spaces will help connect 
these buildings visually and aesthetically. The notion of old & new 
overlapping in harmony will contribute to the holistic nature of 
the Parsonage Gardens SRF. 



Public Realm Area: 
Old & New 



SRF Development Sites 

Zone 3 North Parade 
7.63 Zone 3 is characterised by Parsonage Gardens forming 

a focal point for existing buildings and the conservation 
area. Any future proposals within Zone 3 will therefore 
need to be brought forward within the context of these two 
key considerations, in particular. Notwithstanding these 
assets, investment into the area is currently constrained 
by existing environmental issues relating to poor servicing 
and waste management arrangements, which must be 
addressed. 

7.64 The existing area includes a mixture of uses and this should 
be maintained in order to ensure the area attracts activity 
and benefits from associated vitality. Ground floors should, 
where possible, include retail or leisure uses in order to 
maximise active frontages, which will ultimately help 
improve safety and security within the area at all times. 
Late night entertainment uses would not be considered an 
appropriate type of use within the North Parade character 
zone, due to the existing residential community within the 
local area. 

7.65 The small footprints of many of the existing buildings in 
this zone provide good opportunities to be refurbished 
for SME businesses, boutique hotels and independent 
occupiers at ground floor. Such uses would make a positive 
contribution to the SRF by maintaining diverse and high 
quality commercial, leisure and residential offer. 

7.66 The enhancement of Parsonage Gardens and its 
surrounding highways will be essential to maximise 
this valuable piece of City Centre public realm. Not only 
will the design of the gardens need to be reconsidered 
and delivered as part of the SRF-wide public realm 
improvement strategy, but it will also be necessary to 
address the existing environmental issues that will 
continue to undermine the potential success of the 
Gardens, if not fully addressed. 

7.67 Surrounding ground floor uses should also seek to enhance 
activity by strengthening their relationship with the space 
through appropriate designs and by delivering publically 
accessible retail, leisure or restaurant uses. 



Site Specifc Development 
Opportunities 

No.1 North Parade 
7.68 No. 1 North Parade is located on the north western edge of 

Parsonage Gardens and within the heart of the Parsonage Gardens 
SRF area. The building is 5 storeys and its frontage extends the 
full width of the Gardens between St Mary’s Parsonage and Back 
College Land.  The existing building is not statutorily listed.  It is 
considered to be of medium significance as a contributor to the 
character and appearance of the Conservation Area, primarily 
by virtue of its visual contribution to the enclosure of Parsonage 
Gardens. 

7.69 The existing building today is largely vacant and underutilised.  
As such, the site does not fulfil its potential as a key contributor 
to the vitality and viability of the area. The building is accessed 
from Parsonage Gardens and encloses the northern edge of 
the space; however, it provides very limited active frontage and 
does not successfully engage with the surrounding streetscape.  
Whilst the building provides ground floor windows, visibility into 
the building is restricted.  This in turn reduces animation and 
prevents passive overlooking into the Gardens. 

7.70 The potential engagement of the building with surrounding 
streets is further compromised by the poor quality pedestrian 
environment along Back College Land.  This is largely caused by 
the accumulation of ad-hoc waste storage from the commercial 
units that front onto Deansgate onto the street and directly 
adjacent to Parsonage Gardens. The current waste management 
regime has a knock on effect of reducing pedestrian activity and 
increasing anti-social behaviour throughout Parsonage Gardens 
and along surrounding streets. This has negatively affected the 
ability to attract and retain tenants in No.1 North Parade and 
therefore the ability to viably manage and invest in maintaining 
the building. 

7.71 The current site owner is committed to bringing forward 
proposals which will positively address the current issues and act 
as positive benchmark of quality for development in the City.  The 
site’s immediate availability means that it has the clear potential 
to form an early phase of development within the area and 
therefore act as a pivotal opportunity to catalyse the regeneration 
of Parsonage Gardens, the surrounding streets and the wider SRF 
area. 

7.72 In line with the SRF’s aspiration for mixed use regeneration, the 
site could be suitable for hotel, or commercial proposals. As part 
of this, there is also an identified need for the future use of the 
building to draw people in and engage with the Gardens to support 
the growth of activity and vitality to the local area. To achieve this, 
any future proposals on the site will also be expected to include 
publically accessible active frontage that may include ancillary 
retail or leisure uses at the ground floor. 

7.73 The starting point for considering any proposals for the site will be 
to consider the potential to retain and re-use the existing building.  
An essential initial piece of analysis therefore will be to robustly 
interrogate its historic and cultural significance.  In addition, it 
will be essential to analyse the building’s economic potential with 
regard to the long term sustainability of existing uses, taking into 
account rates of occupier retention, rents, marketing activities, 
management costs and viability, as well as potential alternative 
uses.   

7.74 The conclusion of that exercise may result in the need to consider 
the relative merits of alternative options including façade 
retention and redevelopment options.  As with all components of 
this SRF, ultimately any proposals for this site will be determined 
in accordance with Manchester City Council’s Development Plan, 
national policy and other material considerations.  

7.75 In so far as it is consistent with the criteria set out in policy, the 
clear ambition will be to deliver a proposal that will enhance the 
vitality and viability of the site and the wider Parsonage Gardens 
SRF area, by: 
•  Positively contributing to the character and quality of the 

Parsonage Gardens Conservation Area as a whole; 
•  Introducing a long term economically viable re-use of the 

site; 
•  Activating Parsonage Gardens and the surrounding streets, 

acting as a catalyst to further regeneration and investment in 
the area; 

•  Re-enforcing the sense of enclosure on the northern edge of 
Parsonage Gardens; 

•  Supporting Manchester’s zero carbon ambitions and 
delivering an exemplar of sustainable development; 

•  Ensuring that any proposals for the site deliver opportunities 
and amenities that will benefit local people; and, 

•  Carefully considering the site’s relationship with the existing 
residential use at Century Buildings, in terms of impact and 
amenity. Issues of noise, privacy, sunlight and daylight, for 
example, will need to be fully assessed and justified as part of 
any future planning application proposals. 



Public Realm Area: 
Garden 

Parsonage Gardens 
7.76 The impact of the historic Parsonage Gardens cannot be 

underestimated. This vital piece of open green space is the literal 
“heart” of the district. Its current state of disrepair, underuse and 
lack of coherent landscaping all contribute to a district lack of 
urban focus. 

7.77 Current ground foor building uses at the perimeter of the garden 
do not serve to create a safe, active and vibrant environment. 

7.78 Upgrades to the Gardens should seek to work in concert with 
ground foor active uses in order to attract activity and generate 
the associated positive vibrancy and vitality that will create an 
enhanced public space. However, future surrounding uses must 
be sensitive to the character of the Gardens and nearby residential 
uses and late night uses such as bars, pubs and clubs will not be 
appropriate in this location. 



Public Realm Area: 
Garden 

Reinvigorating Parsonage Gardens 
7.79 The gardens need a redesign and sensitive restoration of the 

landscaping. This should include a strong landscape concept, 
integration of curated lighting, seating and wayfnding. 

7.80 The garden would beneft from introduction of features and 
furniture to promote user comfort and activity. 

7.81 Proposals could explore the possibility of temporary or permanent 
pavilions within the garden, minimising foundation impacts of 
subsoil conditions. 

7.82 The perimeter of the garden requires extensive renovation 
and restoration to promote ease of access and guarantee better 
supporting active uses at the edges of the Garden. 

Introduction of Features and Furniture to Promote User Comfort and Activity Pavilions to help activate the square 

Redesign and Comprehensive Restoration of the Landscaping 



SRF Public Realm Strategy 

Public Realm Improvements 
7.83 The proposed public realm improvements could have a hierarchy 

based on the primary, secondary or tertiary nature of the street. 
Such improvements would include: paving and curbing, lighting, 
signage and wayfnding, security devices (bollards), public seating 
& landscape features. 

7.84 The entire district could be a uniform palette of paving and 
landscaping materials, with the systematic introduction of various 
elements depending on the importance of the street and use. 
Special attention should be made to minimising the impact of 
loading areas and parking. 



Public Realm Area: 
Material Palette 



Public Realm Area: 
Streetscape 

Streetscape & New Public Spaces 

7.85 The streets and walkways between the buildings are as important 
as the buildings themselves to defne the character of the district. 

7.86 The more cohesive and coordinated this fabric is from street 
to street, plaza to garden, the more iconic and memorable the 
Parsonage Gardens District will be to users and visitors. 

7.87 The SRF proposes the creation of new public spaces adjacent to 
Motor Square as part of the Albert Bridge District, re-introducing 
the historic Albert Street urban geometry. These spaces will 
provide a plaza area adjacent to the Trinity Bridge, an enhance 
gateway to the District over the River Irwell. 

7.88 It is envisaged that this streetscape strategy would permeate 
aspects and design of these new public spaces, reinforcing the 
cohesive character. 



Public Realm Area: 
Streetscape 

A Recognisable Pallet of Materials 
7.89 The fabric of the district is defned not just by the buildings, but 

the quality of the public realm and streetscape. 

7.90 The neighborhood shall adopt a strategy of curating a recognisable 
palette of materials that are memorable and defne the character of 
the Parsonage Gardens District. 

7.91 This tapestry of components should include: paving, curbing, 
protective devices (bollards), street-lighting, wayfnding, signage, 
seating and other public elements. Within these systems there 
should be encouragement to promote artistic interventions, 
celebrating the rich history of the district. 

7.92 Working in concert with a strong landscaping design and 
strategy, the streetscape will become a backdrop enhancing the 
architectural strength of the precinct. 



8 
Implementation and Delivery 



Implementation & Delivery 

Phasing 
8.1 This document identifies a series of development opportunities and priorities for 

the comprehensive regeneration of the Parsonage SRF area. This will require robust 
phasing and commercial plans to be put in place and the objective should be to have 
these available as soon as possible following the endorsement of this document by 
the City Council, and for this to be the subject of periodic review. 

8.2 There is the potential for a substantial amount of development to be brought forward 
within the Parsonage SRF area during the four year period between 2021 – 2025. 
These timescales are largely dictated by the development aspirations of individual 
landowners, which have been reported during the process of preparing this 
document, and the dates when occupiers will reach the end of their leaseholds and 
vacant possession will be achieved on the respective development sites. 

8.3 Although the emerging site opportunities are at an early stage of design, the delivery 
timescales outlined below provide an indication of each land owner’s target delivery 
dates, following grant of planning permission: 

Office Development: 
8.4 2021 - 2023:  Refurbishment of Kendals to deliver commercial office floorspace, 

with retail at the lower floors including ground. This will be Grade A refurbished 
office space within a Grade II Listed Building, with a different character to new build, 
modern offices that will be proposed elsewhere across the SRF area. The MSCP site 
is envisaged to be brought forward for a further large commercial office building. The 
construction period is envisaged to be 2 years meaning likely completion in summer 
2023. 

8.5 2022 - 2025: The Albert Bridge House and Bridge Street Surface Car Park sites are 
expected to include three buildings: 

•  Building 1 – a major office development, capable of delivering c.20,000 
sq.ft floorplates, and meeting the demands of large scale occupiers. 

•  Building 2 – a further office building which will be configured and 
delivered to the market in order to meet market demand. 

•  Building 3 - A high quality hotel offer which will be brought forward with 
a hotel operator identified and funding strategy in place. 

Building 1 is targeted for commencement in 2022 and for completion in 2025. 

8.6 2022 – 2023: The landowner intends to progress a refurbishment of the existing 
Cardinal House building with a roof extension, to provide improved commercial 
office floorspace for medium scale occupiers. The construction period will be 1 year 
commencing in spring 2022 and completing in spring 2023. 

8.7 2022 - 2024: Alberton House will deliver a mid-sized commercial floorplate to 
Building 1 with at circa 15,000 sq.ft. It will complete at the end of 2024 – between the 
completion years of Kendals and Building 1 (Albert Bridge House). 

8.8 In addition to the above projects: 

•  Building 2, as referenced above, will be timed according to market demand – 
taking into account the other schemes that are coming to market. 

•  Redevelopment of the MSCP will be progressed subject to Vacant Possession. 
The preference would be to bring this forward concurrently with Kendals 
refurbishment delivering large scale floorplates to the market in 2024, one year 
before Building 1 comes on stream. 

•  North Parade may come forward as office floorspace, the design of which is 
being reviewed and will be subject to market demand.  It is envisaged that the 
project would have a construction period of 2 years and the earliest it would 
commence is 2021. Should an office scheme come forward, then the nature 
of the development site and the likely floorplates and overall type of product, 
would have clear points of difference from the other office development coming 
forward in the area. 

Hotels 
8.9 Hotel use has been identified as a potential option for Building 3 on the Albert Bridge 

House and Bridge Street Surface Car Park site and potentially No. 1 North Parade. 
The speed at which such development may come forward will need to be considered 
in relation to coordination issues with the wider construction programmes in this 
area and proposals would only be considered where appropriate, high quality hotel 
operators have been identified and funding strategies are in place. 

Public Realm 
8.10 It will be crucial for this first phase of development within this part of the SRF to be 

supported by a clear public realm strategy and delivery plan. Landowners that bring 
forward new development proposals within the SRF area will be required to make a 
contribution towards the redevelopment and upkeep of the public realm 

Next Steps: Maximising the benefits through collaboration 

8.11 The coordinated delivery of these sites will be critical maximise the catalyst effect 
for the sustainable regeneration of the Parsonage area and wider benefits for 
Manchester, in terms of securing distinctive commercial and residential products, 
job creation, improvements to public realm, new visitor facilities, improved access 
and meeting MCC’s Zero Carbon targets.    

8.12 In order to maximise the potential benefits from future development, it will be 
necessary for the active landowners to collaborate in delivering key SRF-wide 
strategies. In this respect, it is recommended that the currently active landowners 
set up a Landowner Partnership and, over time, the Partnership will expand 
to include additional landowners as and when they bring forward their own 
development proposals in other locations within the SRF area.  

8.13 The Landowner Partnership will be responsible for coordinating and delivering a 
range of strategic management issues, which will include, but not be limited to: 

8.14 Public Realm Improvements to Parsonage Gardens, Motor Street 
Square and key pedestrian / vehicular highways – a large proportion of 
these areas are owned by the Council and it will be necessary for detailed public 
realm improvement strategy to be developed by landowners, through consultation 
with the Local Authority. The Public Realm Strategy will include public realm design 
proposals, a materials palette to deliver consistency across the Parsonage SRF area 
and the Strategy will also detail how and when the areas of public realm will be 
funded and delivered by the landowner group. 

8.15 Landowners will need to work with MCC highways in order to explore and deliver 
opportunities to rebalance key routes through the SRF area and help create an 
area that his characterised by pedestrian and cycle movements and reduces car 
movements and parking. 

8.16 The current ambition of the local community is to establish a ‘Friends of Parsonage 
Gardens’ group. Subject to its formation, the group will need to be engaged with 
as a key stakeholder for any public realm proposals for Parsonage Gardens or any 
development proposals that will affect the setting of the gardens. 

8.17 It will also be critical for an on-going management regime and responsibilities to 
be formally identified, in order to ensure the improved areas of public realm can be 
consistently maintained to appropriate standards (particularly where such areas 
depart from adoptable highways standards) and that their function and public 
ownership are retained. 

8.18 At present, it is intended for each area of public realm improvements to be delivered 
alongside the first of the neighbouring development proposals to be brought forward. 
In this respect, the delivery of public realm is anticipated as follows: 

•  Parsonage Gardens – prior to occupation of No.1 North Parade, Cardinal House 
or Kendals. 

•  Motor Street Square - prior to occupation of Alberton House. 
•  Improved highways and connections – a plan is to be produced as part of the 

public realm strategy that shows relevant areas of highways improvements and 
the delivery sequence associated with developments. 

8.19 Climate Change and Sustainability Action Plan –it will be essential for 
future development proposals within the SRF area to positively contribute towards 
Greater Manchester’s commitment for zero carbon development by 2028, 
outlined within the 5-year environmental plan. Landowners will be required to 
produce an agreed Climate Change and Sustainability Action Plan that establishes 
energy reduction and carbon saving targets as redevelopment or refurbishment 
proposals come forward and which establishes a route map for developments to meet 
zero carbon by 2028. It should also provide a wider set of sustainability criteria for 
establishing sustainable development proposals on a site-by-site basis and for the 
area as a whole, for example measures relating to health and well-being, biodiversity 
and air quality, transport, social value, inclusivity and accessibility. Landowners 
should explore any opportunity and feasibility to connecting to a localised 
heat network when developing detailed development plans. 
 

8.20 Servicing and waste storage arrangements – it will be necessary for the 
landowner group to produce a Servicing and Waste Strategy to address the current 
issues and ensure a robust management regime is established for the benefit of the 
wider area. It is recognised that the most problematic waste and servicing issues 
around Parsonage Gardens, particularly along Back College Lane, are arising from 
occupiers who are not part of the landowner group. It will therefore be necessary 
for the landowner group to consult with all relevant statutory stakeholders, other 
landowners and occupiers within the SRF area to identify a long term solution. 

8.21 Green and Blue Infrastructure Strategy – landowners will be expected 
to collectively consider potential opportunities to coordinate their emerging 
development proposals to maximise the opportunities to deliver and enhance the 
connection of the City Centre to the SRF area’s unique green and blue infrastructure 
assets.  In particular, the potential to create improved connections to the River Irwell 
will be enhanced if the landowners along the south west boundary work together to 
coordinate the design of their ground floor layouts. Flood risk and water drainage 
measures will need to be considered as essential part of any development proposals. 

8.22 Construction Logistics and Sequencing – The majority of the landowner 
sites are within the southern part of the SRF area and each have interfaces with 
key routes through the SRF, or arterial routes along Deansgate and Bridge Street.  
Considering the City Centre location and existing surrounding occupiers and 
residents, it will therefore be essential for landowners to maintain a coordinated 
approach to delivery and construction, in order to mitigate disruption so far as 
is practical. In this respect, planning applications will need to be supported by 
the most up to date information available regarding delivery timescales of other 
development proposals within the SRF and use this to inform their proposed 
Construction Methodology and Environmental Management Plans. 

8.23 Curation of ground floor uses – The increase of active frontages and 
enhancement of the retail and leisure officer is considered essential in order to 
increase the SRF area’s reputation as a destination within Manchester City Centre.  
It will therefore be important for future developments to bring forward ground floor 
uses that are designed and curated to try to attract complimentary occupiers. In this 
respect, the Active Landowners will be expected to develop an overarching retail 
strategy in order to help coordinate and maximise the opportunity. 

8.24 The Landowner Partnership will include Manchester City Council in its capacity as 
landowner. It will also be necessary for the development of any SRF-wide strategies 
to consult key stakeholders, including the Local Planning Authority, in order to 
ensure that delivery is aligned with the key principles of this SRF. 
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