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ON 15th MARCH 2004


TITLE : 

THE TRAFFORD UNITARY DEVELOPMENT PLAN

THE INSPECTOR’S REPORT AND SUBSEQUENT MODIFICATIONS


RECOMMENDATION:  

That the comments on the proposed Post-Inquiry Modifications to the Trafford UDP contained in the following report be sent to Trafford MBC on behalf of Salford City Council.


EXECUTIVE SUMMARY:

Trafford MBC published a 1st Deposit Draft UDP in October 2000, Salford City Council formally objected to several policies within it. The objections related to proposals for a mixed-use development at Trafford Quays, the Trafford Interchange (a multi-modal freight interchange at Carrington) and a residential proposal at Partington.

Following negotiations with Trafford MBC, Salford agreed to withdraw these objections subject to certain textual modifications and their inclusion in the approved UDP.

The Trafford Unitary Development Plan Inquiry was held in the summer of 2003. Following consideration of all representations, the appointed Inspector (Mr A J Rugman) published his report in November 2003. Having considered the Inspectors report, Trafford MBC have published proposed modifications to the Draft Plan. These modifications are subject to a statutory six-week period of public consultation ending on the 15th March 2004. The Council will then consider the representations made and decide whether to issue a Notice of Intention to Adopt the Unitary Development Plan or to propose further modifications.

With regard to the Trafford Interchange and Trafford Quays the Inspector has recommended deletion of these policy areas. Trafford MBC has instead chosen to further justify their case by introducing further mitigation measures and including statements regarding areas of contention. The modifications do address many of the concerns raised by the Inspector and Salford City Council but major issues of policy remain, particularly in terms of the sequential approach to development detailed under RPG policies EC8 and DP1. The proposed representations are summarised below:

· That Salford City Council supports the continued inclusion of the extension of Metrolink beyond the Trafford Centre, across the Ship Canal to the Barton Strategic Site and Eccles.

· That the Council objects on a ‘holding’ basis to the Trafford Quays allocation, subject to further discussion with Trafford MBC on whether the City Councils concerns can be appropriately addressed.

· That the Council does not object to the Trafford Interchange proposal but requires commitments with regard to the mitigation of any potential impact to Salford’s Highway network.


BACKGROUND DOCUMENTS:

(Available for public inspection)

The Trafford Metropolitan Borough Unitary Development Plan Revised Deposit Consultation – November 2001

Alan J Rugman BSc(Econ), DipTP MRTPI - Inspectors report on the public local inquiry into objections to the draft alterations to the Adopted Trafford UDP – November 2003

Trafford Unitary Development Plan Review – Proposed Modifications to the Adopted Trafford UDP – February 2004

Partial Review of Regional Planning Guidance – Draft for Consultation – December 2003 


ASSESSMENT OF RISK: LOW

	


THE SOURCE OF FUNDING IS: N/A

	


LEGAL ADVICE OBTAINED: Yes - Approved

	


FINANCIAL ADVICE OBTAINED: Yes – No Immediate financial impact

	


CONTACT OFFICER: JIM MCMANUS (0161 7932796)


WARD(S) TO WHICH REPORT RELATE(S)


KEY COUNCIL POLICIES 


DETAILS (Continued Overleaf)

Introduction

The Trafford Unitary Development Plan Inquiry was held in the summer of 2003. Following consideration of all representations the appointed Inspector (Mr A J Rugman BSc (Econ) DipTP MRTPI) published his report in November 2003.

Having considered the Inspector’s report and recommendations Trafford have published proposed modifications to the Draft Plan. These proposed modifications are subject to a statutory six-week period of public consultation. The closing date for formal representations is the 15th March 2004.Trafford will then consider any representations received and determine whether to issue a Notice of Intention to Adopt the UDP or propose further modifications to its content.

This report considers those aspects of the Trafford UDP most relevant to Salford and gives details of the Inspector’s recommendations, and the subsequent modifications proposed by Trafford. It also sets out a recommended response to Trafford in respect of the proposed modifications.

A Brief History of Salford’s Involvement in the Trafford UDP Process

Trafford published a 1st Deposit Draft Plan in October 2000 and Salford City Council formally objected to several policies within it. The objections essentially related to the following 3 key proposals.

1. The development of Trafford Quays for housing, offices and other uses (policies H5/ HOU5/ TP1/ TP12/ E3/ E7)

2. The provision of a multi-modal freight interchange (The Trafford Interchange) at Carrington (relevant policies E14/ E16/ RS2/ T14A/ C4)

3. The allocation of land south of Partington for residential development (policies H5/ HOU21)

Trafford published a revised deposit draft plan in June 2001. At this stage the Partington residential allocation (H5, HOU21) was deleted from the plan and Salford’s objection to the proposal was subsequently withdrawn. Policies relating to the Trafford Interchange and Trafford Quays were subject to some amendment but Salford maintained its objections.

In an attempt to resolve outstanding objections, discussions between Salford and Trafford took place. With regard to the Trafford Quays proposal Salford sought assurances in respect of:

· The phasing of development in relation to associated development sites within Salford (in particular the Barton Strategic Site, and Dock 9 at Salford Quays)

· A contribution towards transport infrastructure (in particular a new low level crossing of the Manchester Ship Canal) at Barton.

· Any proposed residential development would not destabilise housing markets in Eccles.

With regard to the Trafford Interchange (Carrington) Salford sought

· A clear demonstration of the ‘Very Special Circumstances’ justifying development in the Green Belt.

· A demonstration that the development would not have a detrimental impact on, or reduce the capacity of, highways in Salford.

In response to the above, Trafford proposed a number of word changes to the relevant various policies that reflected Salford’s concerns. Subsequently Salford’s outstanding objections to the Trafford UDP were conditionally withdrawn in October 2002, subject to the inclusion of the proposed changes in the final version of the plan.

A public inquiry into any outstanding objections to the Trafford UDP commenced on the 11th June 2002 and formally closed on the 16th July 2003. The Inspector’s report was published in the following November. Below are details of the Inspectors recommendations that are of particular interest to Salford. Trafford’s proposed modifications are also shown, together with a proposed response from Salford.

Trafford Quays

Inspector’s recommendations

The Inspector recommended that, due to the lack of justification in terms of the sequential approach to development under RPG policies EC8, with regard to retail, leisure and office uses, and DP1, in relation to the development of this greenfield location for housing, the proposed mixed-use development at Trafford Quays (TCA1B) be deleted. The future of the area should then be the subject of co-operative working with neighbouring authorities and other bodies/landowners in light of further studies.

Furthermore, in the absence of a sequential assessment of leisure uses proposed for the area, and of public transport accessibility to the sports uses proposed for the same area, the Inspector recommended that the proposals for a Regional Sports Centre Complex (TCA1A) adjoining the Trafford Centre be deleted.

Finally, he considered that the proposal for an extension of Metrolink “through Trafford Park to the Trafford Centre and the proposed Trafford Quays development” could be regarded as fairly certain. However, the further extension across the Ship Canal to the Barton Strategic Site and Eccles was less certain and should be considered for deletion.

Trafford MBC’s Proposed Modifications

Trafford MBC has chosen not to follow the Inspector’s recommendation but has instead retained the allocation and further justified the original proposals by providing specific development criteria and incorporating additional mitigation measures. 

· That any mixed-use development proposal must accord with RPG policy EC8 (Town Centres – Retail, Leisure and Office Development) and that the area will be subject to SPG written in a co-operative partnership with neighbouring local authorities. Any future development will also be implemented in a phased manner so as to ensure that the Barton Strategic Site in Salford be brought forward for development in tandem.

· Sports and leisure proposals will only be acceptable if it can be demonstrated that there has been a sequential approach to development, giving first preference to town centres, and it will be adequately served by sustainable integrated transport network accessible by all sectors of the community.

· That the development will make appropriate provision towards improving local roads, and access to the strategic highway network, including a contribution towards the early provision of a new low-level link road across the Manchester Ship Canal.

· Development will not be permitted if it is demonstrated that it or its phasing will materially adversely impact upon established town centres or undermine regeneration priorities elsewhere.

· Trafford have accepted that the further extension of Metrolink is at an early stage of development. However they support the designation arguing that to delete it would be inconsistent with proposals elsewhere in the UDP and that it is a proposal within the emerging Salford UDP.

· At the request of the Inspector, and in line with RPG, the policy wording emphasises the fact that the Trafford Centre is not to be regarded as an established town centre and that no need for further retail development has been demonstrated.

Recommended Response by Salford City Council

TCA1B – Mixed-Use Allocation

Salford City Council agrees with the Inspector’s assessment that “Area TCA1B is a valuable urban land resource that may well be suitable for some form of development in the medium or longer term” (paragraph 8B.64). However the Inspector is also clear that there is insufficient evidence at this time to demonstrate the site’s suitability for the uses proposed. Trafford’s proposed modifications do not provide any such justification, instead they merely incorporate the tests to which, it is recommended, the site itself should have been subject before being allocated. 

In terms of the office element the Inspector states that he does “not believe it to be adequate to say that office development at Trafford Quays would be acceptable because a harmful impact on the regional pole or other centres has not been demonstrated. The problem is the lack of analysis of wider effects, be they harmful, beneficial or neutral” (paragraph 8B.41). Furthermore the Inspector describes that he is ”unable to conclude that the Trafford Bus Station ranks as a ‘major public transport interchange’ in terms of RPG policy EC8, or that it could confidently become one during the Plan period” and that he “cannot therefore be satisfied that the office component of TCA1B would meet the underlying intentions of Policy EC8 in respect of sustainable development” (Paragraph 8B.49)

In terms of housing the Inspector considers that “this mainly greenfield site has a low development priority in the sequential approach spelt out in RPG Policy DP1“ (Paragraph 8B.51) furthermore “there is a danger that over-provision of new housing in neighbouring areas, possibly justified by local considerations, could weaken one of the main planks of RPG and the action programme set out in Sustainable communities in the North West” (Paragraph 8B.55). He concludes that, “it is essential for the planning of major sites such as HOU5 to be considered in an inter-authority framework” (Paragraph 8B.55).

The Inspector’s assessment and recommendation in relation to the policy is extremely significant. By designating this site for particular uses without a comprehensive justification, or analysis of the potential impacts on surrounding areas, the site would effectively be given a preferred status when it has not been demonstrated clearly that it is appropriate for the uses proposed. The City Council is mindful that, in the light of the Inspectors recommendations, the site should pass the tests identified by the inspector, and put forward in Trafford’s modifications.  The role of SPG (which will soon become SPD – Supplementary Planning Documents under the Governments Planning), to be written in a cooperative partnership with neighbouring authorities, needs to be properly understood.  In this respect the release of this Greenfield Site close to Salford’s boundary needs to be considered in relation to both Salford and Trafford’s Housing supply through a ‘plan, monitor and manage’ framework. It is recommended that the City Council object on a ‘holding’ basis to the proposed modification, subject to further discussion with Trafford MBC about the details

TCA1A – Regional Sports Centre

In assessing the Regional Sport Centre proposed for site TCA1A the inspector again points to RPG Policy EC8. He concludes that, “further assessment of the sustainability of area TCA1A for sports development, in addition to application of the sequential approach to leisure uses, is needed before such an important allocation can be made” (paragraph 8B.23). This same argument is also highlighted in relation to the leisure element within mixed-use area TCA1B. Again, without the necessary justification, this allocation should be deleted in line with the Inspector’s recommendation.

Metrolink

Policy TP11(c) proposes an extension of the Metrolink network to Trafford Quays, and across the Ship Canal to the Barton Strategic Site in Eccles. As this policy received no objections it is considered appropriate that Trafford continue to include the proposal despite the recommendation to consider deletion made by the Planning Inspector. The development of the Metrolink system is essential in creating a high quality, fully integrated public transport network and should be supported at a strategic level.

Trafford Interchange (Carrington)

Inspector’s Recommendations 

That proposals for the Trafford Interchange were premature and should be deleted from the current plan. The proposals should then be reassessed against criteria in the final Regional Freight Strategy, once incorporated in Regional Planning Guidance.

Trafford MBC’s Proposed Modifications

Once again Trafford have chosen to defend and amend their policy wording rather than deleting the Trafford Interchange proposal, as recommended by the Inspector. The Inspector had felt it premature to promote this allocation without reference to the Regional Freight Strategy and its relationship with RPG and the Regional Transport  Strategy. 

However, the Inspector went on to state that it may be appropriate to reconsider the proposal, were the RFS to be published, and its relationship to RPG and the RTS clarified, prior to adoption of the UDP. The RFS has now been released, and early indications suggest that its principles will be adopted into RPG. Trafford are confident that the Trafford Interchange allocation conforms with the guidance detailed in the Strategy and for this reason feel it appropriate to continue to promote the allocation with the following additional commitments:

· The development will be required to make a contribution to mitigation measures on the motorway network where the need for such works arises as a consequence of the development.

· That the scheme will include improvements to the Altrincham-Irlam railway line (Skelton Junction to Glazebrook junction) that will ensure that the development is adequately and appropriately served by rail for freight purposes.

· That the development be designed to provide opportunity, in the long-term, for further improvements to be made. In particular the opportunity to re-instate the railway line from Carrington to Glazebrook, across the Ship Canal, and the line from Carrington to Partington Wharf will be protected by safeguarding the railway formation.

· That road improvements be made to service the site, including a link-road from the Carrington spur to connect with the A6144 Manchester Road, and the development make provision to facilitate the construction of a new Manchester Ship Canal Northbank to Carrington bridge. The nature, scale and timing of the contribution to be made will be determined prior to the granting of any planning permission. 

· The development includes proposals to control heavy goods vehicle movements to and from the development site that adequately protect the amenity, environment and safety of adjoining residential areas.

Recommended response by Salford City Council
Salford City Council recognises that there may be a role for a rail-served interchange at Carrington, complementing a sustainably located and fully multi-modal freight interchange proposed at Barton. However, if the allocation for the Trafford Interchange is to be retained, then it is important that its impact on the local highway network is fully mitigated, including contributions to the provision of new and/or improved highway infrastructure in adjoining areas.

These considerations should be implicit in the policy wording and must play a central role within any application for development.  It is vital that the details, timing and levels of contribution, towards any such scheme, are secured prior to any permission being granted. We refer to policy A9(6) of the Salford City Council Revised Deposit Draft UDP which supports the A57-A6144 link road and-lift bridge (Cadishead Way (Salford) to Manchester Road ( Trafford)) provided that:

(a) the construction of Cadishead Way Stage 2 has been completed, 

(b) It has been clearly demonstrated that there would be no unacceptable impact on the capacity of the highway network within Salford, and that it would not prevent the release of sites allocated for development in this UDP; and 

(c) All junctions on surrounding roads are upgraded as required to manage the resulting traffic flows.

Malcolm Sykes

Director of Development Services

