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We write on bchalfofour client. The Garden Ccntre Croup. in response to thc draft Nalional

Planning Policl Frame\\ ork (NPPF) thal \\ as publishcd on 25 July 201 I and the Plannin!

Inspeclor's nole 7. daled 9 August 201 l.  This nole summarises ho\\ thc subslanllve po|c)

changes wilhin rhe NPPF allecl the soundness oflhe Trafford Corc Stralegy

This lettcr fcrllows our prc\'ious r'cpresenlations made on behalfofThc Garden Ccntre Gloup

to TraiTord Melropolitan Council on 3 May 2011 and 25 October 2010 on thc Core Sllatcg!

Publicalion Documenl. Rcpresenlations were also rnade on l1 Aulust 2010 for thc Slrrle!i!

Housing Land Availabilitv Assessmenl (SHLAA):

The reprcsentalions relalc to t$o Wyevale Garden Centre silcs kno$n as Aitrincham

w),e\';lc. localcd olfGrcen Lanc (1 6 hectares) and Wyevale World ol Pets and Leisufc

(WOPAL) (3 hectarcs). locatcd off Wood Lanc, Thorlcy Lane. Both sites are localed in the

dreen Bcit betwcen Ahrincham and Timpcrle"v. Site Location llans arc enclosed with this

letler.

The kcy areas oithe drafi NPPI we teel need to bc addresscd within the Core Strateg) arc the

fol lo*ing:

L Presurnption in favour ofsuslainable devclopmenl
2. Housing and \riabilily ofDevclopmenl
3. Grecn Bell  Posit ion

Presumotron in favour of suslainable devek)Dmcni
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A key principles ol lhc NPPF is for plalrning to pro-activcly dive and suppo( dcvclopmcnt

Paragrrph l9 states Decisionlakers dt even' |t:vcl should assnnc thQl lhc d./aub 4 srrcr ft)
(lcrekrymcnl lrollosals it vet". ercept v'here thi: wtulct comptomire th( k(\' :tLsttlitxthl?

dcrclopmenl tinc\rlc.t.\el ou! in this lj'omerrork .

The drail NPPF seeks to achicvc sustainable dcvclopmenl. l1 therefbrc requires bcrl plans 1()

aim to achieve the objeciivc ofsustainablc developmenl. 11 statcs 'Ta lhis utd. thq, should hr

consist.tlt \rith thc obiectiret. pri ciplc-t and Policits sct o t in this Fron6\'ork ilcltklitlg the

pre:umption in |arout olsusrtitBbl. dcvebpncnt. This neons that plans shoultl bt prcparcd

on tfu bdsis that objcctir?l.\ ats.ssul .lcrck)pm. t neuls should he tnet u css th. dd|erse

impacts ol doing so r\)uld sigtlincud! dnd demo stt'dblr outvctgh thc bcnelits vhen

essessetl dgainst tha poLicics h thi: Frama\\'o i tl*o us a hhole.'

Parrgdph 24 goes on state Lacdl Plans should Pldn Positi..eU.lbr tha dcwlopncnt otld

itlrast'ucturc rcquired in tlk arco lo nrcet rh? ohjcclircs. prirciplcs tqtl policies ol thil

Frauevork . P aragtaph ,18 seeks Local Plans ta be 'Potilive b prcpared

_[he 
Developmenl lvtanagcment chapler states in paragraph 53 'the primar] objectivc of

developmenl managcment is to losler the delivel '- ol sustainable developmcnl. not lo hinder

or prevent de\'clopmenl. Patagraph 54 adds !o Ihis slating that 10 enablc each local authorit]

to proacrivcly fulfil theit planning role and 1o activelY promole sustainable developmenl local

authorities need Io:

approach Llewlapnent nanagemeilt decisiotls posiliwl\, knlrin' lar:oluliotls rdther

thatl prchlems so lhdt applicdtiuls cd be dppt ovcl w hcrever itispractiul bdos.

uuach signiliu t )t'cight tu th. bene.lits ol economi( a1d housing gt'o\rth

ittfluencc tlcvclopment proposals lo lchicvc quali4'oulcomes; and

enahlt the dcliven' ol susrainablc c]evelopttctll ProPosals.

I o accord with the Goremment s policl objectives sel out \\'ithin the drrli i'iPPIr. the
Traflbrd Corc Strategy needs 1() take a proaclive and flexible stance in assessing developmenl
proposals that encoumgc cconomic growth and ensure the dcfault ans*er to devclopntcnt is
yes except where proposals would compromise $e kcy sustainable developmcnt principles
set out within the Framework.

The strong ptcsumption in favour ofsustainablc developmenl and cmployment, housin!
grou,lh laid out in emcrging national planning guidancc is a key principle ol thc Trallbrd
Core Strategy. Mv client therefore continues rc support thc sustainable dcvclopment
principles laid out in the Trallbrd Core Stralegy and supporled in carlier representali,.,ns

As wcll as promoting sustainable dcvelopmenl the planning guidance changes laid out in the
draft NPPI indicates that thc Trafford Core Strategy should no'* reflect changes in \ocict)
and future cbangcs in developmenl by implemenling slrategies thal arc llcxible and which
rcilect currenl and future markct conditions. As a consequence ml clicnt considers thal the
Core Strategy could placc greater emphasis on the oppol'tunitics presented by previously

devcloped sires in the Green Beh and outside lhe Rcgional Centre and Principal fjrban Areas
ofTraflord in assisting tbe delivcry ofsustainablc develoPmenl.

Housing



The dr'atl NPPF secks 1() sjgnificantl) increase thc deliverv ol ne\r'housine. As ser out in
paragraph 107 this means:

. hto?a\inC thc:uppl.t of housitg

. Dcli'ering u 
"idc 

choi.. of high qwtitr. honcs that p(?plr \,1unl o]tu] tg.,d
. Lf ctrinc oppot ttotirier lor hont ou ne*hip: ancl
. (i'cdtitig s staijtublL. ittcl si\'.' atll nisad urnmunitics, inctrkting throush th(,

rcgcncrution uiul r.tt.tul o/ arcas ol poor hou.|ittg.

To boost thc supph ofhousing. paragraph 109 sets ou1. local planning authorilies should:

. idcntih ancl nuitltdin u rollitg suppt.l' o/ sVecilit deliverahlt sit<,s nllicicnt to pro|idc
livt wars wtth ol housiilg tryuintt thci.housing r.qui.ojeuts. Tht nrpph shiulcl
itrclud. an additioinl ellotanct ol ot lcast 20 pu c(nt to cjjsur( choi.L.aud
camp(titio]t i th. matkct for knd

. i.lcmif a tupph olspecific, cl.lclopabl. sitc! or ht oarl kxutiotrs lor grotth. fo t?ar!
6-10 und. \1hcft pos.';ibt. I I l5

The housing figures scl ou! in the Trat'lbrd Core Strategy policl Ll.2. iherclbr.e need 1rl lulh,
rcllect the requiremenl ofthc dr.att \PlF fbr an additional allowancc oi at leasl 20o,, on rof
of thc lequirement fbr Local Authorilies to provide a fi\'e vcar rolling hoLrsing lanrl suppl1,.

Paraqraph l9 sceks to ensurc developmenl is not threatcned b\ viabi l i1\. l t  sralcs Tb crdD1.,
u plut to ha delA'crtbb. th.. sitcs LuLl th. scal! ol dcvelopncnt id.rtilicd in tfu plun shoultt
rot b( subj?ct to such u s(al. ol ohligatiut' Lut.l potio h t.tlcns ttnt thdt.abitii: k) hL,
devlopcd t'iahh, is tht adlend. To an.rut.' riahilirt, thc osts o/ ont rquircment.t likclt k) h(
applicd to rlevelopnent. sucll as t rqui] cne ts /or dlordublt houtittg, krd standortl:;
itllrastruchu r contt-ihutians ol. other rcquirc kjlts shdld, dtt,n tuking ut.couttt of th(, jtomul
co.:t o/ cleLclopment culcl otFsit. nitigution, proviclt: uctcpa$le rtturn: to a yilling lunt]
ovner and witlntg devclopcr to cnablt thc dcwlapmcut to bc ddivllrhl(,.'

Policics L2.8-L2.12 oflhe Corc Slr'ateg,v splil the Borough into tlx-ec broad markct locarions.
with thrcc diiTerent catcgories ofaffbrdable housing lbr devclopment. lolic) L2.12 confirms
developmcnl in Altrincham and its surrounding arca rvill be required to conlribule 409;
allbtdable housinllon nerv dcvclopmenl. Thc NItPF seeks to ensure dc\,elopmenl is nor
threatencd b\'\'iability. therefore this polic].should be amended rc recosnisc the need to
consider thc impact ofthis policy on viabilitv ofdevcloprnent and 1() ensurc acceptable
rctums 1(] a willing devek)per.

Green Belt

The plan cncourages a rc\' ie\\' of existing green b cl1 boundarics. paragraph I ,{0 requ ircs loc al
planninc author;! ies. whcn dcfinins boundariesta nor includt land rl t ich i t  i .r  uttne ,:.cs.;an, rt
kccp pcrmancntl opcn .

Par'agraph 144 slates a local planning authorit\'should rcgard the conslr'uction ol neu,
buildings as inappropriale in Green Bclt. Howevcl exceptions to this arc:'limncd inliLling or the potidl or com cterederelapmcntofprc.tiou.tl.tlcvelopctlsttes
(ttclucling tcmporar.t, btilclng.r. rl hcthet rcdundallt ot in continuing usc. r.hith toulcl not
hLtrt: u greatet inlpoct on th. opcnncss 4 thc Greun Bclt nnd tht,purpost ti inL:hkli g tutru
rlithin it thot tlrc cxistittg d.i,elapmcnt.'



Policl R4 ofthe Core Slrateg\, conijrms thal the Creen Belt rvill bc protccted liom
rnapprcpriate developlnent. The polic_,- does not allow for the redevelopment ofexrsrng
employmcnt sites in thc Green Belt. This therefore does not compl\ *, i th th. nlppl.. ,
exoeptron fbr the parlial or complele redevelopment ofprcviousiy i ,elopcd sites r,r,hich
\\,ould no1 have a greatcr impacl on the opcnness ofthc Grecn Belt. To ensurc thc Corc
Strategy is sound, its policies should allo*, fbr appropriate developm.nt *iftrin tt,. C.".n g.lt
to be suppofted in exceprionar circumstances. ror exampre *here an impro'ernent 1o the
openncss oflhe Green Beh would r-esulL

This is relevant to the Garden Centre Groups trL,o siles at Altrincham Wyevale and World ofPers and,Leisure (WOPAL). Largc scale pre'iously developed sires in ihe G.een Bett. suchas the WOPAL and Altrincharn Wyevale Carden Centres, c;uld olle, .ignifi"ant ,"g.n".at,on
benelirs to the local and wider communilv ifredeveloped. b).providing ieu housing anOror
emplo)'rncnt opponunities to sene the suburban and rural communitiei.

As well as assisling thc.rvider growth aspirations. lhe redevclopment ol.largc scalc prevrouslv
devcloped siles in the Grcen Bcll could ieduce the overall impact ofdevclo-pment on the
openncss ofthe Green Belt. wherc the sile foogrint is reduced. Givcn the amount and tbmloldevelopment cuffenlly rrithin thc lwo brownfielcl sites this approach could alsoiurp.ore
thc qualitl,'. and appearance ofthe surrounding landscapc by ronoving unsightll, ana oUsolete
buildings.
Thc opeffless ofthe Grcen Bell could be enhanced through a morc sensilivelv desiEned
devclopmenl that has less impact on thc landscape. ln this $,ay devck,prn"nt".nulju."i"t ,nensuring the continued protcclion of the undevcioped areas ofgrcenfi"ia luna in tto C.".n

Wilh this in mind my client considers draft polic1.R4 should be rc_dralied ro bener reucct
the la1es1 govenrmenl guidance, that being to promote and enable sustainable developmenr
wherevcr possible. This approach could cnablc consideration oflarge scale previousty
devcloped siles in the Green Bcll and their potential 1o dciiver new io_.. ,ia 

",rrol"vrrr.rr,opportunities in a sustainable manner to sen e the Trallord conmunitl,, *.hile still,mecring
thc obiectives ofGreen Beit policy_

Conclusion

A key orerriding principle ofthe draft NppF is the p,esumption in ravour ,,1-sustainabre
devclopmcnl. Thc liamcwork is pro dcvelopment and clcarly require, to"at plun" in ti,ttoru
this positivc approach. The Corc Stratcgy musr therefore br more flcriblc and prl,-act;ve ini l .  rpprod.h lo $herc dr\elol lnent should be enir,urre(d.

In panicular:

o ,Core Slrategy policl Ll.2 needs ro fully reflecl the rcquiremenl ofthe drali \pplr fbran additional all.rl'ance ofat leasr 209ir on top of the , equireineniftrri,,J,iuifln.nr". roprovide a five )'ear rolling housing land suppiy.

. . CoIe Strategy Policl- R4 should allou prorision for the eppropriate de\eloDfirsnL orprevrously dcveloped land within the Green Bclr rn cr,:eprit,nai eir;uln.,"n"... ii, 
"*o,rrpt"wherc there would be an improvcrnent to the openncss oilhe Green Bei,, i" 

".."."r"."



\\'i1h thc draft NPPF. This would assisl in ensunng the continued protcclion ol thc
undeveloped are{s ofgreenfield land in the Crecn Beh.

I $'ould be grale{ul ofthese comncnts being lakcn into consideralion in finalising tbe
Traftbrd Corc strategy. Should you wish lo discuss anl ofthese matteN in morc dctail.
pleasc do not hesilalc to contacl mc.

Yours faithfullr

MichaelCole
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Wyevale Property Review
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