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Introduction 

This hearing statement has been prepared by Trafford Council in response to the 

Inspector’s Matters, Issues and Questions for the Examination hearing sessions.  It 

addresses Matter 6: Urban Design.    

The following key documents are relevant to this response: 

 The Civic Quarter Area Action Plan Regulation 19 Version (January 2021) 

A01 

 Townscape and Visual Impact Assessment Evident Base Document C08, C09 

and C10 

 Heritage Assessment Evidence Base Document C06 

 Heritage Statement of Common Ground J20 

 Proposed Main Modifications G04 and G05 

 Proposed Minor Modifications November 2021 – see Matter 1 hearing 

statement 

 Proposed further Minor Modifications March 2021 – see matter 1 hearing 

statement 
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6.1 Policy CQ5 – Conservation and Heritage - aims to strengthen and celebrate 

the historic urban grain.  How would this urban grain be best described and 

are the three criteria for development proposals an appropriate and 

sustainable response to ensure the Plan is sound?  

How far should the policy reflect the area’s sporting and cultural heritage, e.g., 

the Manchester Botanical Gardens and White City?  

Does the Plan provide sufficient focus on the area’s unique heritage?  

6.1.1  As set out in C-06 the historic urban grain is considerably varied between 

its constituent parts with respect to its character and survival of heritage assets. 

The Trafford Civic Quarter plan area has a rich and fascinating history in terms 

of culture, large public institutions, events, health and wellbeing as well as small 

scale surviving leafy residential sites. However, the remaining historic sites are 

fragmentary and comprise of a range of uses - from civic/institutional, to 

commercial, leisure and residential.  

6.1.2  The urban grain is defined by the historic routes of Chester Road, Talbot 

Road (extended to the south west in the 20th century) and the former 

Manchester South Junction and Altrincham Railway (now tram line) with 

buildings orientated towards these key routes. Larger commercial and civic 

buildings tend to be substantially set back from the road and the mass of the 

buildings centrally located within the respective plot. Though the area has lost 

a considerable degree of its historic landscape and planting since its key phase 

of development in the 19th century, surviving areas of landscaping and tree-

lined routes form an important link to the historic character of the area.  

6.1.3  Notable historic sites include the collection of Victorian villas on Talbot 

Road & Warwick Road, the Old Trafford Bowling Club, the former Ellis Llwyd 

Jones Hall, and former Public Hall to the eastern part of Talbot Road as well as 

the Grade II listed Trafford Town Hall. Semi-detached housing to Great Stone 

Road, Hornby Road and Barlow Road alongside the sites such as the Trafford 

Pub further contribute to an understanding of the residential history of the area. 

Much has been lost with respect to the valuable history of the area associated 

with sport and leisure, however important elements remain in the form of the 

(altered but historically established) Lancashire County Cricket Club; the Old 

Trafford Bowling Club and green and Grade II listed entrance portal and gates 

to White City. Remnants of the historic institutions in the area include the former 

Ellis Llwyd Jones Hall, the surviving gateposts in the north east part of the site 

and more modern college institutions. 

6.1.4  The criteria for development proposals provided under CQ5 reflect the 

objectives of the NPPF to ensure appropriate and sustainable development.   
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6.1.5  In particular the three criteria proposed reflect the requirements of 

paragraph 197 of the NPPF to ensure design complements the distinctive 

character and significance of heritage assets. These principles are expanded 

on in more detail under the heading of Design Principles (see p.72 of the 

CQAAP).  This includes the reinstatement of areas of eroded urban grain such 

as street pattern and plot size as well as integrating heritage assets through 

connectivity, scale, height, massing, articulation, enclosure and quality of 

materials. It is considered this will assist in raising the overall quality of design 

thus improving the character of the area. To ensure the long term sustainable 

future of heritage assets, there is an emphasis on the re-use of vacant historic 

buildings.   

6.1.6  The Council suggests a fourth criterion (as a minor modification) to 

protect the setting of listed buildings such as that of Trafford Town Hall and 

other heritage assets 

6.1.7  Policy CQ5 has been included in the Plan to provide a specific focus on 

the historic environment. The wording of the Policy requires consideration of all 

types of heritage assets which define the distinctive character of the area. This 

includes institutional and civic heritage assets as well as the area’s sporting 

and cultural heritage.  With the exception of Old Trafford Cricket Ground, Old 

Trafford Bowling Club & the entrance portal and gates to White City, little 

remains of other historic sporting and cultural attractions.  

6.1.8  A number of changes pursued via the Heritage Statement of Common 

Ground (i.e. the adjustments to the Neighbourhood plans, as suggested minor 

modifications) are intended to encourage a form and layout of development that 

would be more respectful of the setting of remaining elements of these sporting 

and cultural heritage assets, such as Grade II listed entrance portal and gates 

to White City, and would allow for the interpretation and enhancement of their 

heritage values. The illustrative landscape masterplan also includes an east-

west pedestrian connection between the civic buildings and Tesco – named 

‘Exhibition Walk’ along the line of the historic boundary and linking the Western, 

Central and Northern neighbourhoods. 

6.1.9  The Policy could also be expanded to provide more focus on 

archaeology and the reinstatement of eroded historic urban grain relating to the 

area’s sporting, cultural and institutional heritage. This could enable the siting 

and layout of development to interpret and reinforce historical and cultural 

landscapes such as the Botanical Gardens, the Art Treasures Exhibition and 

Jubilee Exhibition. It is suggested the second and third criterion could be 

amended to include; 

• Maximise opportunities for integrating heritage assets and archaeology 

within new development, through high quality design, landscaping, public 
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realm, the interpretation and reinforcement of lost  historical and cultural 

landscapes relating to the area’s sporting, cultural and institutional heritage and 

enhancing connectivity between the identified heritage assets and historic 

townscape; and  

• Put heritage assets to viable uses consistent with their conservation, 

including through the adaptive re-use of vacant historic buildings, reinstating 

street frontages and historic urban grain, wherever possible.  

6.1.10  The fourth criterion could also identify remaining sporting and cultural 

heritage assets such as Old Trafford Cricket Ground, Old Trafford Bowling Club 

& the entrance portal and gates to White City in order to protect and enhance 

their settings It is suggested the following wording could be included; 

6.1.11  Protect key views of the clock tower of Trafford Town Hall (Grade II 

listed).  All applications for new development which have the potential to affect 

key views of heritage assets including all remaining sporting, cultural and 

institutional heritage assets such as Old Trafford Cricket Ground, Old Trafford 

Bowling Club & the entrance portal and gates to White City, will be required to 

be accompanied by a detailed views analysis.  

6.1.12  The CQAAP provides a great deal of emphasis on the area’s unique 

heritage. Policy CQ5 is specifically included to ensure that the remaining 

heritage assets are retained and enhanced, but also to ensure that through new 

development the historic urban grain is strengthened and the untold history of 

the area is celebrated. The changes to Policy CQ1 (as a proposed main 

modification) seek to make more reference to the Civic Quarter’s unique 

attributes. If the Inspector considers it necessary, it is suggested that this could 

be expanded further to be provide a more specific focus on heritage.  
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6.2 Do the criteria in policy CQ6 – High Quality Urban Design - provide an 

acceptable balance between giving overall direction whilst providing the 

freedom for design innovation? 

6.2.1  Yes. The Publication (Regulation 19) version of CQ6 expressly states 

that proposals should deliver architecturally innovative design. Bullet points 

within the policy set out sound and widely acknowledged urban design 

principles without being prescriptive. The policy expects all proposals to 

demonstrate adherence to best practice urban design principles, in accordance 

with the National Design Guide, the emerging Trafford Design Guide and the 

proposed AAP Design Principles set out within the Design Code at Appendix 2. 

All these policy documents encourage innovation in building design. It is 

therefore considered that the AAP provides freedom for design innovation.  

6.2.2  It is considered that the AAP is clear as to the overall direction as follows.   

6.2.3  The concept and philosophy behind the Design Code at Appendix 2 of 

the Plan indicates that ‘the architecture should be one of variety but within an 

overall context of the neighbourhood as a whole, where there is a dialogue 

between individual buildings rather than one of expressed difference. Through 

the use of design principles and with reference to this design philosophy, the 

character of each building will be developed with a view to maintaining the 

family resemblance.’ Thereafter the code describes the character of the area 

and sets out how a number of commonly accepted architectural concepts and 

principles should be applied to proposals within the area. 

6.2.4  It is considered that this approach represents an appropriate balance 

between setting clear guiding principles to secure good quality urban design 

whilst providing the freedom for architects to deliver innovative design solutions 

which address both site specific circumstances and the brief given to them by 

their client. 
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6.3 Does the framework for tall buildings in the Plan provide the necessary 

clarity and should the relevant tall buildings criteria perhaps be set out within a 

policy, to give an ‘up front’ message?  Is there a need for a policy to set out 

the parameters for tall buildings in the Civic Quarter, for example along the 

lines of some of the London Borough Plans (e.g., Lambeth and Newham)?  Is 

the Big Picture changing with Manchester City Centre’s commercial and 

residential boundaries expanding outwards into Trafford, and should the tall 

buildings policy in this Plan reflect this? 

6.3.1  There is some guidance on the provision of tall buildings within the 

proposed CQ policies, Appendix 1 (The Neighbourhoods) and Appendix 2 

(Design Code). In the light of the Inspector’s question however, it is however 

considered that this could be strengthened with the addition of a specific tall 

buildings policy.  

6.3.2  Manchester City Centre’s residential boundaries (but not the commercial 

boundaries) are already extending outwards towards Trafford. This 

development pressure has, in part, been a factor in the Council seeking to 

produce the AAP. TVIA work and planning judgement have been used to set 

what is considered to be an appropriate Building Heights Parameter Plan (G 

04) for the Civic Quarter including in the light of the scale of the buildings across 

the boundary in Manchester. 

 

6.3.3 CQ Policy XX - Tall Buildings  

Within the Civic Quarter, a tall building is defined as one that is 6 storeys 

or more. 

The Building Heights Parameter Plan as proposed in the Main 

Modifications (Examination Library G 04) sets out maximum height parameters 

for new buildings in the Civic Quarter. 

Proposals for tall buildings will be supported where they are considered to 

be appropriate to their context, in accordance with the Building Heights 

Parameter Plan (G 04), and where they address the following principles: 

 Demonstrate early and effective engagement with the Local Planning 

Authority and local community, including appropriate use of design 

review panels. 

 Integration with local and historic context and will not adversely impact 

on identified heritage views and other important views identified in the 

AAP. 

 Design excellence is achieved (form, proportion, massing, composition, 

silhouette, detailing, materials and public realm, including tree planting). 

 Where proposed near existing tall building groups, proposals should 

follow the established principles of group composition such as noticeable 

stepping down in height around cluster edges and a balanced range of 
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heights including mid-rise and low-rise elements where appropriate, to 

achieve an acceptable relationship with existing buildings. 

 Proposals for isolated tall buildings or tall buildings that sit in close 

proximity to mid-rise or low-rise buildings should follow the established 

principle of stepping down in height, scale and grain to achieve an 

acceptable relationship to protect townscape character, amenity and 

heritage assets. 

 The proposal makes a positive contribution to public realm and 

townscape including at street level, whether individually or as part of a 

group. 

 It can be shown that the site can accommodate the uses and quantum 

of development proposed in terms of meeting acceptable standards of 

amenity (including good levels of daylight and sunlight to residential 

properties and amenity areas, overshadowing, noise and microclimate 

including wind impacts), access, car and bicycle parking provision, 

servicing and refuse storage and collection. 

 Provision is made for private and shared amenity space for residential 

schemes in accordance with the Design Code at Appendix 2. 

 Contribution to legibility, successful place-making and sustainable, 

mixed and balanced communities’ principles. 

 Credibility of design from a technical and financial perspective including 

continuity of the project architect. 

 Management of communal spaces, inside and outside the building. 

 Safety, including fire prevention and safe evacuation. 

 

6.3.4 Justification / supporting text: 

In the right locations tall buildings can make an important contribution 

towards delivering new homes, economic growth and regeneration. Tall 

buildings can help create and distinguish high quality placemaking, they can be 

excellent works of architecture, and offer the opportunity to build to higher 

densities around public transport nodes. This form of development can 

therefore help promote mixed use areas, mixed communities and aid growth, 

optimising development potential. 

6.3.5  Conversely, a poorly designed tall building if not in the right place and if 

not well designed, including treatment of the surrounding public realm, will by 

virtue of its size and widespread visibility, seriously harm the qualities that 

people value about a place, disrupting rather than enhancing place character. 

Principal failings with tall buildings can be a lack of understanding of the nature 

of the area around them, a failure to demonstrate neighbourliness, the tendency 

to create too many single aspect apartments with a northerly aspect, and to 

access too many apartments from a single core - creating an isolated mono-

community with little social interaction within the building. 

6.3.6  Policy CQ 6 and the Design Code at Appendix 2 call for variation in scale 

and massing and pockets of lower scale ‘villages’ to create townscape interest, 
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improve outlook and maximise light penetration. Development which results in 

canyon-like environments due to tall buildings being in uncomfortably close 

proximity to each other will not be permitted on design and amenity grounds. 

Tall buildings need room ‘to breathe’ and often need to be set away from site 

boundaries to allow for appropriate provision of public realm, amenity space 

and, on important road corridors, allow room for the retention of existing trees - 

including street trees and those close to site boundaries. Existing trees along 

Talbot Road and Warwick Road provide important amenity benefits, define 

views to important local landmarks, as well as helping to defining the character 

of the Civic Quarter. 

6.3.7  All proposals for tall buildings should be accompanied by a detailed 

urban design assessment including accurate information on the townscape 

impact assessment. This should include a map showing the Zone of Theoretical 

Visibility (ZTV) of the proposal, Accurate Visual Representation, verified digital 

modelling showing the impact on its immediate locality, on locally important 

views; and on any affected heritage asset settings. Historic England Advice 

Note 4 -Tall Buildings (2022) should also be used to inform the development 

and assessment of tall building proposals. 
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6.4 Should the Plan clarify the strategic views which are worthy of protection and 

are there other key criteria which should be included in the Plan? 

6.4.1  There are not considered to be any strategic views worthy of protection, 

but there are other important views that need to be enhanced and protected.  

6.4.2  The most important views within the Civic Quarter are considered to be 

those relating to heritage assets. As set out in MIQ 6.8 below, a suggested 

change to Policy CQ5: Conservation and Heritage, would stress the importance 

of protecting key views of the clock tower of Trafford Town Hall, making clear 

that applications for new development which have the potential to affect key 

views of heritage assets would need to be accompanied by a detailed views 

analysis to allow consideration of their impact. 

6.4.3  There are also important views along Talbot Road towards Manchester 

city centre, and in both directions along Warwick Road and Brian Statham Way 

towards both Old Trafford sporting venues - Manchester United Football Club 

and Lancashire Cricket Club. These venues are important wayfinding 

landmarks, whilst the location of Metrolink stops at Old Trafford, Wharfside and 

Trafford Bar add to the importance of the views along the road corridors from a 

wayfinding perspective.   

6.4.4  The alignment of Talbot Road and the set back of existing tall buildings 

on the road frontage allows for views of recently constructed residential towers 

in the city centre which have created a new focal point. New buildings on the 

southern side of Talbot Road will need to be set back sufficiently from the back 

of footpath to allow for the introduction of appropriate landscaping and to help 

protect these views. 

6.4.5  The existing tree cover along both Talbot Road and Warwick Road gives 

views along these roads a verdant quality despite the height and scale of the 

existing buildings. This tree cover will be all the more important with the 

introduction of new tall buildings within this part of the Civic Quarter. 

6.4.6  AAP Policies CQ8 Wellbeing Route (Talbot Road) and CQ9 

Processional Route (Brian Statham Way and Warwick Road), together with the 

Public Realm Strategy acknowledge the importance of these routes and 

propose improved greening, de-engineering and pedestrianisation  which 

should further protect and enhance the views along the routes. 
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6.5 What is the policy framework for gateway locations, and how does this relate 

to the framework for tall buildings?  Is there scope for increased gateway 

opportunities with the Civic Quarter? 

6.5.1  The Publication (Regulation 19) version of the Plan identified - on the 

Building Heights Parameter Plan supporting Policy CQ1 - a number of ‘gateway 

opportunities’ in key gateway or nodal locations across the Civic Quarter.  Some 

of these were then identified as a location for a ‘proposed landmark building’ on 

the plans contained within the subsequent Neighbourhood guidance.  

6.5.2  In the interests of clarity and also in response to some representations 

received at Regulation 19 stage, some adjustment in approach to gateway 

locations is now suggested (included as part of the main modification).  The 

Building Heights Parameter Plan itself has been adjusted (including some 

changes to maximum building heights in certain locations).  In addition, the 

reference to ‘gateway opportunities’ has been deleted.  In its place, the 

corresponding Improved Permeability and Greenspace Parameter Plan has 

had ‘gateway locations’ introduced to it. These are in four locations (generally 

at main entrance points to the Civic Quarter), and the intention is that they signal 

a location which acts – or has the potential to act – as a gateway location in 

accessibility terms rather than in height, scale or “landmark building” terms.  

What this is intended to mean is that the location would serve to function as a 

main entrance point to the Civic Quarter where activity, and pedestrian activity 

particularly, would be focussed.  Indeed, each of the four locations command a 

siting at the Civic Quarter’s periphery, some distance from each other, and they 

could each act as a marker to direct users into the heart of the Civic Quarter.      

6.5.3  The text supporting the Improved Permeability and Greenspace 

Parameter Plan is also proposed to be adjusted (as part of the main 

modification) to refer to the ambition to maximise the opportunities afforded by 

the gateway locations as a means of accessing the Civic Quarter on foot and 

by bicycle.  A corresponding minor modification to the Neighbourhood 

Guidance is suggested in which all references to ‘proposed landmark buildings’ 

on the accompanying plans are deleted (although some of the text within the 

Neighbourhood guidance may still refer to the potential for certain 

neighbourhoods to accommodate landmark buildings, with the emphasis being 

on design quality rather than building height).  The identification of a gateway 

location does not translate into acceptance of a tall building.  The intention is 

that the suitability of each tall building would be assessed at development 

management stage (subject to the limitations of the Building Heights Parameter 

Plan and the height maxima it contains).     

6.5.3.  It is considered that the suggested adjustments would provide a robust 

and clear framework to inform the assessment of planning applications on sites 

covered by the proposed gateway locations.  Special regard would need to be 



Trafford Council Civic Quarter Area Action Plan Matter 6 

12 

 

paid to building design and materials, the quality of the public realm, the 

incorporation of public space, and the types of uses accommodated (with an 

emphasis on active uses), it is intended.  In seeking to maximise the potential 

of the four locations to successfully operate as gateway locations, it is not 

considered that there is any scope for additional locations to be identified.            
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6.6 Are the principles set out in the Design Code appropriate for the Trafford Civic 

Quarter?   

6.6.1  Yes. Whilst the Design Code was formulated prior to the publication of 

the National Model Design Code, when read in conjunction with the CQAAP 

policies listed below, the Code is considered to address the ten characteristics 

of good design set out in the National Design Guide. All ten characteristics are 

addressed through requirements set out in AAP Policies CQ 1 Civic Quarter 

Regeneration; CQ 2 Housing; CQ 3 Mixed Use Communities; CQ 4 

Sustainability and Climate Change; CQ 5 Conservation and Heritage; CQ 6 

High Quality Urban Design; CQ 10 Movement and Car Parking, together with 

those relating to public realm - Policies CQ 7 Public Realm Principles, CQ8 

Wellbeing Route-Talbot Road and CQ 9 Processional Route, and the Public 

Realm Code at Appendix 3. 

6.6.2  The Design Code sets out a series of principles in order to establish a 

design language that can be used across the AAP area. From this, the 

character of each building can be developed with a view to maintaining a ‘family 

resemblance’ across the Civic Quarter. The principles were based on a 

character assessment of the remnants of high quality architecture in and around 

the Civic Quarter that survived the extensive post war redevelopment boom. It 

picks up on materiality - largely red brick as a primary facing material; the use 

of crafted decoration with secondary facing materials; a traditional architectural 

approach of buildings having a top, middle and bottom; encourages the re-

interpretation of traditional architectural detailing found within the local area 

such as canted bays and corbel detailing; and requires the introduction of active 

frontages and clear legibility within buildings. 

6.6.3  It is considered that the Design Code presents a clear framework to 

guide architects (whilst allowing for innovation in design) to deliver schemes 

that are high quality and contextual appropriate, thereby contributing to the 

delivery of the AAP vision of creating an attractive and distinctive new 

destination within the Borough. 
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6.7 Should the Plan include any additional protection for the area’s heritage 

assets?  Is there a case for the designation of any additional Conservation 

Areas? 

6.7.1  C-06 p.43 identifies three possible conservation areas Gorse Hill Park, 

Civic and Talbot Road North. Whilst it is agreed that these areas all include 

good examples of individual heritage assets, the historic environment is 

fragmented. Insufficient legibility and cohesion as a group survives for 

conservation area designation to be justified. Para 191 NPPF states “When 

considering the designation of conservation areas, local planning authorities 

should ensure that an area justifies such status because of its special 

architectural or historic interest, and that the concept of conservation is not 

devalued through the designation of areas that lack special interest”. 

6.7.2  The Old Trafford Bowling Club is a remarkable survival of a late 19th 

century sporting clubhouse. SAVE submitted an application for listing to Historic 

England in June 2021 which has yet to be determined.  

6.7.3  The Council is currently working with the Greater Manchester 

Archaeological Advisory Service and Greater Manchester Combined Authority 

to produce a List of Local Heritage Assets. The non-designated heritage assets 

identified on p.20 of the Heritage Statement have been nominated for inclusion 

on the List and are currently being assessed.  
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6.8 Are the settings of key heritage assets, such as Trafford Town Hall and the 

White City Gates, together with the historic area setting in the Eastern 

Neighbourhood, adequately defined in the Plan? Does the Plan adequately 

protect the key views within the Civic Quarter, such as of the Clock Tower and 

the White City gates? 

6.8.1  As agreed in the Heritage Statement of Common Ground, it is suggested 

that a change is made to Policy CQ5: Conservation and Heritage, comprising 

a reference to a fourth bullet point which would refer to the importance of 

protecting key views of the clock tower of Trafford Town Hall, and with it making 

clear that applications for new development which have the potential to affect 

key views of heritage assets would need to be accompanied by a detailed views 

analysis.  This proposed change features on the additional list of proposed 

minor modifications put forward since the Submission of the CQAAP.           

6.8.2  It is also agreed in this Statement of Common Ground to make some 

adjustments to the indicative illustrations contained within the CQAAP to show 

a layout of buildings and spaces which would be more respectful to the setting 

of the Grade II listed entrance portal and gates to White City (see the plans for 

the Central Neighbourhood contained within Appendix 1 of the CQAAP, pages 

97 to 99).  This proposed change features on the additional list of proposed 

minor modifications put forward since the Submission of the CQAAP.           

 

 


