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MATTER 7: MANCHESTER CITY REGION AND SOUTH CHESHIRE
Written Submission
1. Peel Context

Peel has very substantial land holdings and property interests in most districts within the Manchester City Region (MCR).  Peel has been the main landowner/investor/developer at Salford Quays and is a major landowner in Trafford Park.  Peel owns and operates the Trafford Centre which provides employment for over 7000 people and is estimated to inject a total of £45-55m wages into the local economy.  Peel is also the only major private sector contributor to the existing Metrolink System and the only identified source of significant funding for the extension of Metrolink through Trafford Park to the Trafford Centre.
Peel has proposals for very substantial new investment within the City Region, in particular within Salford and Trafford, which it believes will make a significant contribution to meeting the key objectives of the Manchester City Region Development Programme (Doc. SUB5).  

2. Sub-Regional Strategy (Matter 7A)
Question (i)

Does the strategy communicate a clear, sustainable and appropriate vision for he sub region? If not how should the strategy be modified? 
Peel supports the inclusion of Trafford Park and North Trafford within the Inner Area of the MCR.  However, Peel is concerned that the draft RSS underestimates the potential contribution which North Trafford and Trafford Park can make to the promotion of accelerated economic growth within the City Region and, through this, to meeting the key objectives of the MCRDP and the Northern Way Growth Strategy (NWGS) (see Doc. REG6).  For these reasons the current draft is likely to constrain the opportunity for the MCR to realise its full potential and, as the MCR is recognised as being the best placed of all 8 City Regions to make a significant contribution to closing the GVA gap with Southern England, the limiting of this potential would be directly harmful to the achievement as the NWGS objectives.
In particular RSS fails to acknowledge the existing importance and future significance of Trafford Park as a strategic employment area.  The core area of Trafford Park, at c.1,650 acres, is already home to more than 1400 companies providing in excess of 40,000 jobs (Manchester Chamber of Commerce Business Information Department) and is unique in terms of its scale, its location within the Inner Area of the MCR and its accessibility from extensive residential and, in many cases, deprived communities in Manchester, Salford and Trafford.

Trafford Park clearly has a significant ongoing role in providing employment opportunities within the City Region and this role is likely to be enhanced as the changes at both the regional and sub-regional level, in the relative demand for industrial (B2) and other (B1 and B8) accommodation begin to take effect as forecast in the Arup Employment Land Study.  Within Greater Manchester, Arup forecast a 32% reduction in demand for B2 accommodation over the period 2005-2025 whilst, over that same period demand for B1 will increase by as much as 45%.  These significant changes are likely to create a large number of opportunities for change and renewal within Trafford Park over the RSS Plan period which will require an effective vision and strategy for the Trafford Park area to be put in place.  Whilst the preparation of that vision and strategy is for Trafford Council and its various partners to progress, RSS should give explicit recognition to the current role of Trafford Park and provide positive support for this area to be improved and developed in a way which will support and contribute to the MCRDP economic growth objectives. 
At present the only reference to Trafford Park is within the wording of Policy MCR2 to the effect that Trafford Park is excluded from the MCR2 designation of the Inner Area as the priority area for residential development.  If this exclusion is intended to give protection to the core of Trafford Park as an employment area, Peel consider that the current wording is clumsy and inappropriate for the following reasons:
i) Given the already diverse range of uses within the eastern and western sectors of Trafford Park, a blanket presumption against residential development here would be unwarranted in terms of their existing role and would stifle the opportunities that exist within these areas to provide new quality housing in sustainable locations which would support economic development and assist the regeneration of parts of the Inner Area.  

ii) Whilst the protection of the core area of Trafford Park, which is still predominantly in employment use, is desirable, the current wording does not clearly convey this intention and, in Peel’s view should be replaced by a more positive statement in RSS regarding the current and future role of this core area of the Park.  

Peel also considers that the Manchester City Region diagram on Page 70 needs to be amended to confirm the inclusion of all of North Trafford including Trafford Park within the Inner Area. The current diagram appears to reflect the earlier interim draft RSS which placed only North East Trafford within the Inner Area. 

Question (ii)
Is there an inconsistency in the strategy as it affects the Manchester City Region in that most of the economic opportunities are said to be in the southern part whereas most of the housing is not?  If so, does this raise issues of sustainability?
In Peel’s view there is a degree of inconsistency in this respect.  However, this stems less from the spatial strategy itself than from the shortcomings of the detailed policies and in the housing provision figures (as detailed in our written submission to Matter 4).  In particular the absence from draft RSS of any recognition of the important role which the core area of Trafford can make in meeting future economic and employment needs is a major omission and the current housing provision indicated for Trafford Borough in Table 9.1 represents a serious under-estimation of the potential of North Trafford, as part of the defined Inner Area of the City Region, to make a significant contribution to meeting the needs for new housing provision and economic development to support accelerated growth.  The changes which Peel propose as set out more fully in response to matter 7B would help to reduce the current imbalance and provide for more sustainable linking of new housing with established and future areas of major employment.
3. Housing Issues (Matter 7B)
Question (i) 

Is the sub-region’s housing provision and distribution appropriate and achievable? Are the PDL targets in Table 9.1 realistic, deliverable, and based on robust evidence? 
In addition to Manchester and Salford, Trafford is the only of the other Greater Manchester Districts which forms part of the Inner Area of the MCR.  For this reason, it is important that the Borough is able to make a contribution to meeting the needs both for new housing and employment development which reflects its full potential so to do.  Whilst the inclusion of Trafford Park and North Trafford within the Inner Area for the purpose of Policy MCR2 provides a basis on which this could be achieved, the Borough’s opportunity to contribute to the housing needs of the MCR is undermined by the failure, within the RSS housing strategy, to draw a proper distinction between North and South Trafford.  The consequences of this failure are that the whole of the Borough is treated, under Policy L4, as forming part of the South Manchester/North East Cheshire area of restraint and that the housing provision for Trafford indicated in Table 9.1 significantly underestimates the capacity within North Trafford to accommodate a substantially larger number of new dwellings and, hence, to fulfil its role as part of the Inner Area.  

The changes which Peel seek to Policy L4 and Table 9.1 (which are the subject of a separate submission) would have the following key benefits:

i) Creating the opportunity for the provision of a substantial number of good quality new dwellings in North Trafford in close proximity to the major existing and future employment areas of Trafford Park, Salford Quays and the Regional Centre and, thereby, providing for sustainable development.

ii) Helping to remedy the current difficulties experienced by many existing Trafford Park Companies in recruiting managerial and professional staff through a lack of a local labour pool of suitably qualified people.  (Trafford Park Accessibility Study GMPTE of August 2006).

iii) Helping to reduce the current imbalance in the sub-regional strategy, as identified in Matter 7A question (ii), in the draft RSS in terms of the distribution of new housing and employment opportunities.  

By way of evidence base to support a higher level of provision of new housing in North Trafford, Peel has undertaken an assessment of the potential of land within Trafford under its control to accommodate new housing.  These sites alone, together with the existing known commitments within Trafford, could provide for some 10,000 new dwellings over the Plan period to 2021.  When other sites, which are likely to be identified in Trafford’s own Urban Potential Study are taken into account, it will be clear that Trafford Borough, and more specifically North Trafford, can make a contribution to meeting housing needs at a level which is significantly in excess of the 7,700 units indicated in draft RSS.  
In addition to this work Peel, as encouraged by the Government Office for the North West, has also been working jointly with Trafford, Salford and Manchester Councils and the NWRA in assessing the potential of a major opportunity site within North Trafford known as Trafford Quays which it is considered could make a significant contribution to meeting the housing requirement within the Inner Area.  A Planning and Development Framework which focuses on this major development opportunity is currently being prepared.
4. Proposed Changes
The opening wording of fourth paragraph to Policy MCR2 should be amended by:

i) inserting at the beginning the words “Subject to Policy W3”, and

ii) deleting the words “with the exception of Trafford Park”

so that the opening words are:

“Subject to Policy W3, the Inner Areas of the Manchester City Region will be the first priority for residential development…”

Peel also proposes that the wording of MCR2 or its supporting text should be extended to include a recognition and acknowledgement of the role that North Trafford including the Trafford Park Industrial Estate and the area around the Trafford Centre can make in helping to meet the need for new employment accommodation and new housing to support the economic growth of the City Region.  

Peel suggests wording along the following lines:

“Trafford Park will continue to be a strategic employment area of Sub-Regional importance.  However, the area of Trafford Park around the Trafford Centre, including the area known as Trafford Quays, is a valuable land resource for residential led mixed-use development”.

Peel has also proposed a related amendment to the wording of Policy W3 which would need to be made in tandem with the next changes proposed above.   This change would add a further paragraph after paragraph 8.10 to read on the following lines:
“In seeking to meet the changing requirements of modern industry and other business Local Authorities should continue to place emphasis on the need to make best use of existing established areas where suitable infrastructure already exists and where such areas are capable of being adapted to meet these requirements.  In particular, the core area of the Trafford Park industrial estate should be recognised both as an existing employment area of sub regional importance and an area which presents opportunities for the enhancement and renewal of sites and premises to help accommodate the changing requirements of existing and incoming businesses. Accordingly, and notwithstanding the inclusion of North Trafford within the Inner Area of the Manchester City Region, the focus within the core area of the Trafford Park Industrial Estate should be on its continued role as a major employment area for (Class B1, B2 and B8 uses) and on realising the opportunities it presents for enhancement and renewal of existing employment sites and premises.”
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