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Trafford Council plays an important strategic 
role in developing and shaping the future of our 
communities. In doing so, engagement with those 
communities, and with our partners, businesses and 
other stakeholders, is critical in bringing forward 
a vision for Trafford which is shared by all. 

The Council has bold ambitions for Old Trafford and Stretford and 
is proud to present the consultation draft Civic Quarter Area Action 
Plan (AAP). This document is a vision, masterplan and strategy 
for the comprehensive regeneration and future development of 
the Civic Quarter, with a presumption in favour of sustainable 
development at its heart. It will be a statutory Development Plan 
document, which provides the starting point for determining future 
planning applications. This will enable the Council to deliver the 
change the area needs to establish itself as a new sustainable, 
diverse and vibrant mixed use neighbourhood, that builds on 
the area’s existing business and residential neighbourhoods, its 
important civic role, celebrates its hidden heritage, and makes 
the most of its connectivity and the opportunities this can bring. 

The Civic Quarter will have a new distinctive identity and 
will be a destination and a place to live, work and play. The 
Council’s commitments to sustainability and the provision of 
high quality design and environmental standards will be at 
the heart of the delivery of development in the Civic Quarter. 
The draft policies in the AAP reflect these commitments 
and will be a blueprint for future placemaking.

The Council is also a significant landholder in the area and will 
be working with its partners and developers to ensure that the 
best use is made of both publicly and privately owned land. 

This is a consultation document and your views are vital in 
shaping the future development of the area. We hope you 
share the Council’s ambitious vision for the Civic Quarter 
but please take the time to tell us what you think.  

Foreword

Councillor Andrew Western 
Leader of Trafford Council



Execut ive Summary                                                                              7

1 Introduct ion 13

1.1  The Civic Quarter Area Action Plan 14

1.2  Purpose 16

1.3 Previous Consultation 18

1.4 Current Consultation 20

1.5 Planning Policy Context 22

2 Unders tanding the Context  27

2.1 Location 28

2.2 Historic Context 32

2.3 Character Areas 38

2.4 Movement 40

2.4.1 Pedestrian and Cycle 40

2.4.2 Public Transport 41

2.4.3 Vehicular and Car Parking 42

2.5 Scale and Massing 43

2.6 Green Infrastructure and Open Space 44

2.7 Socio-Economic 45

2.8 Summary of Challenges 46

2.9 Summary of Opportunities 48

3 Developing the Vis ion 51

3.1 Area Vision 52

3.2 Strategic Objectives and Opportunities 54

3.3 Strategic Vision 56

3.4 Urban Strategies 58

3.5 Permeability 60

3.6 Urban Grain 62

3.7 Scale and Massing 64

4 Area–Wide Pol ic ies 67

4.1 Civic Quarter Regeneration 69

4.2 Housing 70

4.3 Mixed Use Communities 72

4.4 Sustainability and Climate Change 74

4.5 Conservation and Heritage 76

4.6 High Quality Urban Design 78

4.7 Design Principles 82

4.7.1 Concept & Philosophy 84

4.7.2 Materiality 85

4.7.3 Composition & Articulation 86

4.7.4 Materiality 87

4.7.5 Legibility 88

4.8 Public Realm Principles 90

4.8.1 Hierarchy of Streets and Spaces 92

4.9 Wellbeing Route - Talbot Road 94

4.10 Processional Route 96

4.11 Public Realm Principles 98

4.12 Movement and Car Parking Strategy 102

4.13 Infrastructure and Obligations 104

5 The Neighbourhoods 107

5.1 Introduction to Neighbourhood Areas                 108

5.2 Central Neighbourhood 111

5.3 Southern Neighbourhood 121

5.4 Western Neighbourhood 131

5.5 Northern Neighbourhood 141

5.6 Eastern Neighbourhood 151

6 Implementat ion and Moni tor ing 161

6.1 Working in Partnership                           162

6.2 Monitoring and Review                          162

6.2 Current Consultation                       163

Contents



CIVIC QUARTER AREA ACTION PLAN

 |  7 

EXECUTIVE SUMMARY

Old Trafford Junction Station / 1850



The development of the Civic Quarter area 
has been a long-standing regeneration 
priority for Trafford Council. Its strategic 
location provides an opportunity that can 
act as a catalyst for the regeneration and 
renewal of not only the Civic Quarter but 
also the wider North Trafford area, building 
on the area’s existing unique opportunities, 
including the two world renowned sporting 
institutions of Manchester United Football 
Club (MUFC) and Lancashire Cricket Club 
(LCC); the Borough’s civic function and UA92. 

This Area Action Plan (AAP) is intended to provide clarity 
and increase certainty about how the opportunities 
can be realised. It establishes a vision, masterplan 
and strategy for how the area could be revitalised 
over the next 15 plus years, to create Trafford’s 
newest, greenest and most vibrant neighbourhood 
for local residents, businesses and visitors alike. 

The area benefits from a range of unique opportunities 
which make it attractive and suitable for long-term 
redevelopment, including; its strategic location in the north 
of the Borough, with great accessibility to Manchester 
City Centre, Manchester Airport, Salford Quays and the 
residential suburbs of Gorse Hill, Old Trafford, and Stretford. 

The Council are committed to the revitalisation of this 
area and will work closely with a range of different 
partners, including landowners and developers, as well 
as infrastructure providers and Transport for  Greater 
Manchester, to ensure that the existing challenges are 
over and the ambition set out in this AAP are met. 



Delivery of up to

4,000 
new high-quality homes

which will diversify the existing 
choice of homes with an 

emphasis on family homes.

The promotion of

sustainable forms of 
transport and utilisation of 
renewable energy sources

will have significant environmental 
benefits and assist in reaching the 

Council's carbon neutral aspirations. 

The potential creation of up to

80,000 m2 
of new office and 

commercial floor space

Further opportunities for

job creation
will also be generated within the local 
economy and supply chain as a result 
of construction activities and increase 

household expenditure. 

The transformation of circa

20 ha of brownfield land 
alongside the delivery of 
associated green space

will enhance the physical appearance 
of the area and result in environmental 

benefits.

The creation of the

Procession and 
Wellbeing  Routes

and enhancement to permeability and 
open space connectivity will promote 

health and well-being in the area.

The AAP sets out several area-
wide polices which will ensure that 
future developments contribute 
towards and deliver the overall 
vision and strategic objectives of 
the APP. These policies include: 

Policy CQ1: 
Civic Quarter Regeneration 

Policy CQ2: 
Housing 

Policy CQ3: 
Mixed Use Communities

Policy CQ4: 
Conversation and Heritage 

Policy CQ4: 
Sustainabili ty and Climate 
Change 

Policy CQ5: 
Conservation and Heritage 

Policy CQ6: 
High Quality Urban Design

Policy CQ7: 
Public Realm Principles 

Policy CQ8: 
Wellbeing Route - Talbot Road 

Policy CQ9: 
Processional Route 

Policy CQ10: 
Movement and 
Car Parking Strategy The creation of a new, diverse, resilient and vibrant mixed-

use neighbourhood that builds on and maximises the existing 
opportunities in the area.  It will have its own distinctive 
identity, providing a unique and attractive destination for the 
wider community, residents, businesses and visitors alike. 
High quality design, including sustainable design features, 
provision of green infrastructure and promotion of sustainable 
modes of transport will be at the heart of development in 
the area.  New opportunities for work, leisure and play will 
be created in a high-quality setting, improving health and 
wellbeing and creating a sense of pride in the local area.
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With circa 500,000 visitors to the Cricket Club and a further circa 
2.5 million visitors per year to the Football Club, the Trafford 
Civic Quarter is the most visited place in the Borough and is 
internationally renowned. It also contains a number of important 
community facilities such as Trafford Town Hall, Trafford College, 
Stretford Police Station, UA92 and the Stretford Leisure Centre.

However, the area is fragmented by a 
number of large footprint single uses and 
as such, a significant opportunity exists to 
create a vibrant neighbourhood for local 
residents and visitors alike.  The preparation 
of the AAP responds to the existing 
development pressure and increased 
developer interest in the area over the last 
few years, which has resulted in a number 
of windfall applications coming forward.  
Development in this area will support 
regeneration through the creation of a 
new mixed-use neighbourhood in a highly 
accessible location, creating an inclusive, 
safe and sustainable community for the 
people of Stretford/Old Trafford, through 
the active reuse of vacant brownfield sites, 
underused land and the improvement of 

existing facilities and services.

The Council’s objective is to create a 
significantly improved local environment 
with new leisure facilities for the community, 
assist in the creation of additional jobs 
and to provide new high-quality homes 
for all, including affordable homes, that 
will sit within an attractive, high quality 
public realm. The regeneration potential 
of the Civic Quarter is significant, and the 
enhancements described in this document 
will result in social, environmental and 
economic benefits for the local community 
and the Borough as a whole.

1.1  The Civic Quarter Area Action Plan

AAP Area within Trafford Borough Context
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The Civic Quarter Area Action Plan will set out more 
detailed polices for the area in order to ensure that the 
scale of development and change proposed for the area 
for 2037 and beyond, is positively managed and guided 
by a robust planning framework. It seeks to meet the 
aspirations of the local community and the Council 
to improve the area as a whole, as well as the places 
within it. In doing so, the AAP will promote the effective 
use of land, meeting the need for homes and other uses, 
whilst safeguarding and improving the environment 
and ensuring safe and healthy living conditions. 

The AAP seeks to provide clarity and increased certainty about how 
the opportunities for improving the Civic Quarter will be realised and 
to ensure its challenges are addressed. Specifically, it prescribes a 
vision for how existing and future neighbourhoods are to develop, 
allocates areas for particular uses and types of development, and 
sets out specific policies aimed at ensuring new developments 
are ambitious, appropriate, sustainable and well designed. 

The Civic Quarter AAP sets out a strategy for how the growth 
in the area will be managed to ensure the best quality of life 
for existing and future residents, workers and visitors. 

The AAP forms part of the Council’s Development Plan and 
as such has been prepared in accordance with the Town and 
Country Planning (Local Development) (England) Regulations 
2012. Alongside the Trafford Local Plan, the AAP will form part 
of the Development Plan framework for the Civic Quarter area. 
The Development Plan informs the entirety of the development 
management process, from pre-application through to the 
determination of planning applications or related consents; it is the 
statutory starting point when making planning decisions in the area. 

The AAP will identify development opportunities, some of which are 
in private ownership.  The full socio-economic benefits can only be 
achieved if there is certainty about the delivery of a comprehensive 
regeneration scheme that provides the appropriate development 
of the right type in the right place. The Council will act proactively 
to work with the private sector to deliver new development.  Where 
required, the Council will also seek to assemble land to ensure 
the delivery of the identified opportunities and use its compulsory 
purchase order (CPO) powers where necessary, if land cannot be 
acquired through agreement, subject to further approval(s).

1.2  Purpose
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The subsequent chapters in this plan are structured as follows:
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Summary of Feedback 

Scope and Contents of the Draft Civic Quarter Masterplan SPD Public Realm and Movement

• There was broad support for the 
potential for the SPD to support 
increased investment into the area 
and help create a greater sense of 
identity. 

• There were some concerns that the 
proposals within the SPD would 
impact negatively on the potential 
for regeneration in Stretford Town 
Centre and that the proposals need to 
demonstrate how they would benefit 
local residents. 

• It was suggested that the boundary 
of the SPD could be extended to 
include surrounding areas and there 
is a need to ensure proposals support 
development and improvements in 
the wider area. 

• There were some queries as to the 
validity of an SPD for the scope of 
change sought and whether given the 
proposed policies and allocations 
within the SPD it should form a 
Development Plan Document such as 
an Area Action Plan.

• There was general support for 
public realm improvements and 
better cycling and pedestrian 
accessibility. 

• It was noted that public realm 
proposals need to be well 
designed and maintained to 
ensure existing issues of littering 
and anti-social behaviour are 
managed effectively. 

• There were some concerns in 
respect of the proposed traffic 
impacts on Talbot Road and the 
surrounding highway network. 
The impact of the proposed 
pedestrianised processional 
route on access to existing 
properties was also questioned. 

• The potential impact on air 
quality due to increased traffic 
congestion and possible 
conflict between vehicles and 
pedestrians/ cyclists with 
proposed shared surface along 
Talbot Road was raised as a 
concern.

• There were some queries in 
relation to the potential negative 
impacts on traffic flows if a multi-
storey car park were provided 
within the Civic Quarter area.

1.3 Previous Consultation

Town Hall Quarter

Leisure Quarter

Campus Quarter Commercial Quarter

Scale and MassingLocal Services and Infrastructure

• It was suggested that further 
consideration should be given 
to the impact on the setting of 
the listed Town Hall and specific 
policy to ensure its protection. 

• There were comments in relation 
to the need for a maintenance 
plan to deal with existing issues 
such as litter and anti-social 
behaviour.

• Some concerns were raised in relation to the need to ensure public access is 
retained for local residents and therefore provide an enhanced facility to cater for 
increased use by students.

• Any new leisure centre should be accessible to all end users, including people 
with disabilities, maintaining existing prices and ensuring better connections to 
the Old Trafford Metrolink stop and public transport. 

• There were some suggestions that any new leisure centre should be  situated 
within Stretford Town Centre.

• A number of responses 
expressed concern about the 
potential risk associated with the 
University Academy 92 (UA92) 
and its long term viability. 

• There were some concerns 
about increased noise levels, 
impact to residential amenities 
and the need to ensure benefit 
to local residents. 

• It was suggested that the 
campus, supporting facilities 
and associated open spaces 
should be accessible to the 
general public.

• There were some comments that 
the proposed building heights in 
this area are too high. 

• Some concerns were expressed 
around the potential for negative 
impact on the performance 
of Stretford Town Centre and 
existing heritage assets at White 
City as a consequence of the 
development proposed. 

• A number of respondents 
requested that the proposals 
should look to resolve the 
existing access and parking 
issues at White City Retail Park.

• Respondents raised concerns 
in relation to proposed building 
heights, massing and the scale 
of development proposed across 
the Civic Quarter area.

• A number of comments were 
received in respect of capacity 
issues for existing infrastructure 
and services and the specific 
requirements for development of 
the scale proposed in the area.

Initial consultation was previously undertaken on a Draft Civic Quarter Masterplan 
Supplementary Planning Document (SPD) between 30th October and 21st December 2018, 
which included two public consultation events held on 6th November and 11th December 
2018. The SPD covered a smaller area than that which is now proposed to form part of the AAP. 

In total 346 responses were received and a summary of the key themes and feedback is set out 
in the following table. Whilst not technically part of the AAP preparation process, the Council has 
had due regard to the detailed comments received in 2018 in order to help shape the draft AAP.

346 
 RESPONSES
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Since the previous consultation on the Draft Civic Quarter Masterplan SPD, it has become evident that progressing 
an Area Action Plan, which would form part of the Development Plan, would be more appropriate than the 
previous SPD approach.  As a Development Plan document, the AAP can be used to secure the right form of 
development and managed the future development of the area, meeting the Council and local communities 
needs and aspirations and ensure the area realise its potential to delivery new homes and jobs. It is also noted 
that the AAP has expanded the previous masterplan area to the north east to ensure a more comprehensive 
approach, with further brownfield land now included to facilitate the delivery of a number of key sites.

Consultation 
Have Your Say

This consultation is on the Council’s Draft 
Civic Quarter AAP (also referred to as the 
Regulation 18 Stage). The Council are 
seeking views of all interested parties on 
the vision, objectives and policies that will 
shape the future of the Civic Quarter Area.  

The Council is interested to hear the views 
of residents, businesses, landowners and 
other stakeholders on the proposed AAP 
and comments are welcomed on any part 
of the document.  

The Consultation will be open between 
Wednesday 5 February and Friday 20 
March 2020. The AAP document and all 
supporting information and evidence 
base documents can be found at [insert 
website]. 

Hard copies of this document will also be 
made available for the following locations:

Comments on the document can be made 
in the following ways: 

Phone xxxx

Envelope xxxx

[insert comments details] 

WE WANT 
TO HEAR 

FROM YOU!

XXX 
XXX

XXX 
XXX

XXX 
XXX

[insert locations] [insert locations] [insert locations]

1.4 Current Consultation

Next Steps

Following the conclusion of this 
consultation, all responses will be analysed 
and addressed in a further Consultation 
Statement. The revised “Proposed 
Submission” version of the document will 
then be consulted on for a period of at 
least 6 weeks (“Publication”) prior to being 
submitted to the Planning Inspectorate for 
Examination in Public (“Submission”). The 
Publication consultation, and subsequent 
Examination in Public, will deal solely with 
issues of soundness and legality as defined 
in the National Planning Policy Framework 
(NPPF). The anticipated timescales for these 
next steps are set out to the right:

February to July 2020 
Consideration of consultation responses and review of document

July 2020 
Approval of Publication Draft (Regulation 19)

January 2021 
Submission to Planning Inspectorate (PINS) for Examination

March 2021 
Examination in Public (EIP)

July 2021 
Adoption of Civic Quarter AAP

September to October 2020 
Public Consultation

November to December 2020 
Consideration of consultation responses and review of document

CIVIC QUARTER AREA ACTION PLAN
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1.5 Planning Policy Context

National Planning Policy Framework (NPPF)

The most recent revision to the NPPF, published in February 2019, sets out 
Government’s key planning policies for development within England. The key 
policy themes contained with the updated NPPF which are of relevance to the 
Civic Quarter AAP and any future planning applications are set out below:

Presumption in favour of 
Sustainable Development
Central to the NPPF is the presumption 
in favour of sustainable development. 

Delivering a Sufficient Supply of Homes
Paragraph 59 reiterates one of the 
main Government objectives; to boost 
the supply of homes. To do this, land 
will need to come forward where it is 
needed, in line with strategic policies that 
determine minimum housing numbers.

Building a strong, competitive economy
The NPPF confirms that planning decisions 
should help create the conditions in which 
businesses can invest, expand and adapt. 
Paragraph 80 states that “significant weight 
should be placed on the need to support 
economic growth and productivity, taking 
into account both local business needs and 
wider opportunities for development”. 

Promoting Healthy and Safe Communities
Paragraph 91 and 92 of the NPPF states that 
planning policies should aim to achieve 
healthy, inclusive and safe places which 
“promote social interaction… are safe and 
accessible… [and] enable and support 
healthy lifestyle” as well as provide “the 
social, recreational and cultural facilities 
and services the community needs”.  

Promoting sustainable transport
Chapter 9 of the NPPF confirms that 
transport issues should be considered 
from the earliest stages of plan-making 
and development proposals, so that a 
number of matters can be considered 
and addressed including potential to 
promote sustainable modes of transport. 

Making effective use of land
The 2019 Framework puts great weight on 
planning policies and decisions promoting 
an effective use of land in meeting the 
need for homes and other uses. Paragraph 
122 states that planning decisions 
should support development that makes 
efficient use of land, taking into account 
a number of considerations, including 
local market conditions and viability.

Achieving well-designed places
Paragraph 124 sets out that good design is 
a key aspect of sustainable development.  

Conserving and enhancing 
the historic environment
Paragraph 185 states that Plans should set 
out a positive strategy for the conservation 
and enjoyment of the historic environment, 
including heritage assets most at risk 
through neglect, decay or other threats. 

1 https://www.gov.uk/government/news/northern-potwerhouse-reaches-five-year-milestone

The AAP has been drafted to ensure consistency with relevant national, regional and local 
planning policy and guidance.  The Council’s aims and objectives for the area are supported 
by a number of existing strategic plans and policies, which are summarised below.

The Greater Manchester 
Strategy (GMS) 
Our People, Our Place

The GMS was published in October 2017 and 
was prepared by the 10 Greater Manchester 
Combined Authorities (GMCA), the Mayor, 
the NHS, the police and the fire service; with 
help from businesses, voluntary, community 
and social enterprise organisations, and 
members of the public. The plan explains 
the GMCA’s ambitions for the future of the 
city-region and covers health, wellbeing, 
work and jobs, housing, transport, skills, 
training and economic growth. The 
10 priority areas in the strategy are:

• Children starting school ready to learn

• Young people equipped for life

• Good jobs, with opportunities for 
people to progress and develop

• A thriving and productive economy 
in all parts of Greater Manchester

• World-class connectivity that keeps 
Greater Manchester moving

• Safe, decent and affordable housing

• A green city-region and a high quality 
culture and leisure offer for all

• Safer and stronger communities

• Healthy lives, with quality care 
available for those who need it

• An age-friendly Greater Manchester.

Greater Manchester 
Transport Strategy 
2040

The Greater Manchester Transport Strategy 
2040 sets out the ambitious plan to 
establish a fully integrated, high capacity 
transport system across Greater Manchester.  
It sets out long-term proposals to create 
a cleaner, greener, more prosperous city 
region through better connections and 
simpler travel which will make it easier for 
residents, business and visitor to travel 
to a wide range of destinations through 
sustainable transport modes.  

5-Year Environment Plan for 
Greater Manchester 
(2019-2024)

The Environment Plan for Greater 
Manchester sets out the long-term vision 
to ensure that Greater Manchester is a 
clean, carbon neutral, climate resilient city-
region with a thriving natural environment 
and circular, zero-waste economy.  It sets 
out a number of aims and priorities over 
the next 5 years to tackle the urgent and 
significant environmental challenges faced 
in Greater Manchester.  The AAP has been 
developed with these aims and priorities at 
the forefront, to ensure that a sustainable 
and resilient new neighbourhood can be 
created.  

CIVIC QUARTER AREA ACTION PLAN
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Emerging Planning Policy 

There are a number of emerging planning policy documents that are currently being 
prepared, both at a Greater Manchester strategic level and at a Borough level, including:

Greater Manchester Spatial Framework (GMSF)
The GMSF will form part of Trafford’s Development Plan. A Revised Draft GMSF was 
published for consultation in January 2019 and was put together by Greater Manchester 
Combined Authority working with the 10 Greater Manchester Authorities.  The GMSF 
will set out the strategic policies and priorities for all 10 Greater Manchester Authorities, 
including the number of new homes and level of employment land that should be 
brought forward over the plan period (up to 2037). The AAP will help to deliver the 
residential and employment growth planned for Trafford within the GMSF, ensure effective 
use of brownfield land, which is a key focuses for the GMSF. 

Trafford Local Plan
The Council are currently preparing a new Local Plan for Trafford, which will set out 
planning policies and allocate sites for development, protection or for other purposes 
such as town centre boundaries or green networks. The Trafford Local Plan will form part 
of the Development Plan for Trafford and once adopted will form the basis for making 
decision on planning applications, alongside other documents in the Development Plan. 
Following an initial consultation in Summer 2018, the council are currently assessing the 
comments received in order to inform the production of the First Draft Local Plan which 
will be published early in 2020. 

Trafford Design Guide
The Council are currently preparing a Design Guide for Trafford, which is intended to build 
on the recently published national guidance on design and enable the Council to ensure 
that quality design underpins decision making. The Design Guide will set out a number of 
overarching principles of good design, related to place making, public realm and urban 
design, as well as providing specific guideline in relation to architectural form and design.

Whilst these documents are at an early stage, consideration of the emerging policy, where 
relevant, has been undertaken when preparing the AAP to ensure a consistent approach. 

Local Plan Core Strategy 
(Adopted January 2012)

The Civic Quarter AAP will sit alongside 
the adopted Core Strategy as the statutory 
Development Plan for the area. The Civic 
Quarter AAP boundary covers land within 
Policy SL3: LCCC and also Policy L3: Priority 
Regeneration Areas. Whilst Policy L3 will 
remain extant, is it noted that Policy SL3 
will be superseded by the Civic Quarter 
AAPP and as such will be deleted from 
the Development Plan, once the AAP is 
adopted. 

The following Core Strategy Policies are of 
relevance to the Civic Quarter AAP and any 
future planning applications:

• L1 Land for New Homes

• L2 Meeting Housing Needs

• L3 Regeneration and 
Reducing Inequalities

• L4 Sustainable Transport 
and Accessibility

• L5 Climate Change

• L7 Design

• L8 Planning Obligations

• W1 Economy

• W2 Town Centres & Retail

• R1 Historic Environment

• R2 Natural Environment 

• R3 Green Infrastructure

• R5 Open space, Sport & Recreation 

• R6 Culture and Tourism.

Refreshed Stretford 
Masterplan

The Refreshed Stretford Masterplan was 
approved by Trafford Council in January 
2018 as its strategy for securing the 
transformation of Stretford. The overall 
objective of the Refreshed Masterplan is to 
deliver the transformation of Stretford Town 
Centre and the wider Stretford area into a 
more prosperous and vibrant place that 
realises the full potential of existing assets 
including the existing green infrastructure 
and provides a safer, attractive and 
distinctive environment. 

The Civic Quarter AAP will build on the 
principles set out in the Refreshed Stretford 
Masterplan for the areas outside of the 
Town Centre, including the former Kellogg’s 
site, LCC, former B&Q site and Stretford 
Sports Village, enabling it to function as a 
more successful destination. It will provide 
further guidance in order to assist the co-
ordinated and comprehensive regeneration 
of this area consistent with the ongoing 
regeneration objectives for Stretford/ Old 
Trafford and the wider Borough.
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UNDERSTANDING THE CONTEXT
The following section describes the context and character of the Civic Quarter 

along with the key drivers for change which reflect the challenges the area faces.
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The Civic Quarter AAP area covers approximately 
55 ha (135 acres), comprising predominantly 
previously developed land within the wards of 
Longford, Gorse Hill and Clifford.  It is located to 
the north-east of Trafford Borough and is close to 
the administrative boundaries of Manchester City 
Council and Salford City Council to the north.

The area mediates between large urban areas to the north 
undergoing rapid change and development and established low-rise 
suburbs to the south. 

Salford Quays maintains strong growth in development, lying only a 
few hundred metres to the north, with its attractive waterfront and 
major cultural offer. Pomona Island, within Trafford is also seen as 
a significant area of future change. Manchester City Centre is only 
10mins away, 4 stops by tram.

To the east, west and south, the areas is bounded by significant 
green amenities of Seymour Park, Gorse Hill Park and Longford Park, 
the Borough’s largest park, leading into the expansive Mersey River 
Valley offer.

2.1 Location

Gorse Hill Park

Marje Kelly Park

Turn Moss

T R A F F O R D

Stretford

Sale

Hullard Park

Seymour Park

Mersey Valley

Longford Park

Salford Quays

Manchester 
City Centre

Old Trafford

M A N C H E S T E R

S A L F O R D

Existing Greenspace and Urban Context
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The Civic Quarter’s strategic position 
provides an opportunity for development 
to act as a catalyst for the regeneration and 
renewal of not only the Civic Quarter but 
also the wider North Trafford area, building 
on the area's existing unique opportunities, 
including the two world renowned sporting 
institutions of Manchester United Football 
Club (MUFC), which sits just outside the AAP 
boundary and Lancashire Cricket Club (LCC); 
the Borough’s civic function and UA92.

It should be noted that, whilst the polices 
within this document relate solely to land 
within the AAP boundary, the Council 
remains committed to the regeneration of 
the wider area, such as Stretford, Trafford 
Bar and Wharfside.  The AAP is also mindful 
of the proximity of and relationships with 
the surrounding residential communities.

UA92

Lancashire Cricket Club

Manchester United 
Football Club

Aerial view of the site

Lancashire 
Cricket Club

UA92

British 
Gas

Stretford 
Police Station

Trafford 
Town Hall

Former 
B&Q

Metrolink 
Trafford 
Depot

White City 
Retail Park

Warwick Road

Warwick Road

Brian Statham Way

Brian Statham Way

Great  Stone Road

Great  Stone Road

Talbot  Road

Talbot  Road

Chester  Road

Chester  Road

Old Traf ford Old Traf ford 
Metrol ink stopMetrol ink stop

Traf ford BarTraf ford Bar
Metrol ink stopMetrol ink stop

Tesco

Trafford 
College

Lancastrian 
House

Stretford 
Sports Vil lage 
Talbot Road

Stretford 
Sports 
Vil lage

Stretford 
High School
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2.2 Historic Context

Royal Jubilee Exhibition / 1887 
View from Botanical Gardens (White City) towards what is now Oakland House

The Great Hall / 1857 
The Manchester Art Treasures Exhibition as featured in The Illustrated London News

A Heritage Assessment has been prepared 
to support the preparation of the AAP.  This 
assessment identifies in detail the untold 
history of the area and key designated and 
non-designated heritage assets that the 
AAP will seek to retained and enhance.

Area Boundary overlaid on 1895 map with 1887 Royal Jubilee Exhibition overlaid

CIVIC QUARTER AREA ACTION PLAN
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In summary, the Civic Quarter has a rich and fascinating history in 
culture, events, health and wellbeing, with the area’s development 
being largely linked to the opening of the Royal Botanical Gardens 
in 1831.  The Gardens played an integral part in two spectacular 
national exhibitions; the Art Treasures Exhibition, held in 1857 and 
some thirty years later, the Royal Jubilee Exhibition.  Today, the 
entrance portal to the original Royal Botanical Gardens remains, 
isolated at White City retail car park fronting Chester Road.

Around the time of the exhibitions, other 
sporting development was taking place 
with the development of Lancashire 
County Cricket Ground in1857 and the Old 
Trafford Bowling Club, which was founded 
in 1877and was one of the area’s most 
substantial clubhouses in amateur sport, an 
inspiring legacy of the area’s many cricket, 
tennis and racing fields.

By 1889 Old Trafford, which formed part of 
the township of Stretford had established 
a well-connected and notable residential, 
leisure and institutional character. Green 
spaces were an important aspect of the 
area’s character. The areas continued 
reputation for sports continued with the 
opening of Manchester United’s Football 
Ground in 1910. 

The use of Chester Road increased 
in intensity in the latter 20th century, 
becoming a key arterial route around the 
urban area. This increased intensity resulted 
in a change to the character of Old Trafford/ 
Stretford, with residential properties 
being demolished to make way for larger 
commercial premises, such as British Gas  
and the Kellogg’s Headquarters building 
(now UA92). Commercial development 
of the area has led to larger footprints, 
increased densities and larger heights and 
massing in buildings.

Royal Avenue / 1836 
View before British Gas offices and Kellogg's Headquarters with Talbot Road to foreground, right

KEY
Civic Quarter AAP Boundary

Historic Boundary Walls 
and Gate Piers

Listed building

Non-Designated Heritage 
Asset

Significant Trees

Listed Building Setting

Historic Area Setting

Heritage Assets
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DESIGNATED AND NON-DESIGNATED 
HERITAGE ASSETS

Trafford Town Hall Grade II

Entrance portal for former botanical gardens Grade II

Historic residences to Hornby Road, Barlow 
Road and south part of Warwick Road

The Trafford Pub

Victoria Villas to Talbot Road

Former Ellis Llwyd Jones Hall

Institute gateposts

Old Trafford Bowling Club

Former Trafford Public Hall and associated buildings

Commercial and former residential 
buildings to Talbot Road / Chester Road

Turnstriles to Old Trafford Cricket 
Ground, Brian Statham Way

Cricket Pavilion, Old Trafford Cricket Ground
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Whilst the Civic Quarter area has a rich history associated with sport, leisure, 
institutional and residential uses, the historic character has been eroded over 
time, making the surviving elements important connections to the area’s past.  
Ensuring the promotion and enhancement of the rich history of the remaining 
heritage assets and seeking to ensure positive opportunities to reinforce the 
areas rich history is a key opportunity and challenge for the AAP to address. 

Historic Commerce

Trafford Bar Station Former Kellogg's Offices buildingCommercial Buildings

Commercial Buildings The Trafford PubEntrance Portal to the former Botanical Gardens

Historic Leisure & Sport Sites

The Bowling Club Lancashire Cricket Club Ground

2

12

8Opportunities
• Revealing the untold history of 

the area

• Ensuring retention and 
enhancement of the existing 
heritage assets 

• Repairing the fragmented street 
scene and ensuring better 
connectivity of heritage assets 

• Seek to reinforce historically 
uses of the area in particular 
sport, leisure, arts, cultural and 
residential.

Historic Civic & Institutional Sites

Former Great Manchester Police Building Former Trafford Public Hall

Gateposts to the former Henshawe's Institution The Ellis Llwyd Jones HallTrafford Town Hall

Historic Residences

Altered Victorian Villas to Warwick RoadResidences to Barlow Road and Hornby RoadVictorian Villas to Warwick Road

Vryniew House Victorian Villas to Talbot Road Former Victorian Villas

1 9

7 6

33 3

55

CIVIC QUARTER AREA ACTION PLAN

 |  37 

2



2.3 Character Areas

The existing Civic Quarter can be divided into a number of distinct areas as set out below.

Central 
Neighbourhood

The Central Neighbourhood comprises of 
a number of key large scale land parcels, 
including the Former Kellogg’s Site, 
British Gas Site and White City. The former 
Kellogg’s site  offers significant development 
opportunities and a major residential led 
mixed use planning application has recently 
been submitted to the Council to develop 
the site.

The White City Retail Park, which has 
recently undergone refurbishment and 
comprises of a number of A1 retail and 
associated café and restaurant uses.

In addition, this area also comprises a 
number of substantial office buildings along 
Talbot Road, including but not limited to 
Oakland House, Botanical House, Charlton 
House and Atherton House, in addition to 
some residential buildings.

Southern 
Neighbourhood

The Southern Neighbourhood largely 
comprises of the LCC ground and ‘The 
Point’ conference centre, with associated 
uses including a hotel, café and car parking, 
which is located along the prominent Talbot 
Road site frontage, which acts as the main 
thoroughfare to the wider area.

The Lancastrian House office development 
is also located along the frontage to Talbot 
Road, whilst the vacant former B&Q site, 
located off Great Stone Road offers a 
significant redevelopment opportunity.

Western 
Neighbourhood

The Western Neighbourhood is bound by 
Chester Road and Talbot Road which are 
linked by the existing public realm route. 
The neighbourhood comprises the main 
civic buildings for the Borough, including 
the listed Town Hall and Sunken Gardens, 
Trafford College and Stretford Police Station, 
which all occupy a prominent location off 
Talbot Road.

In addition, this area also comprises the 
current Stretford Sports Village, a Tesco 
superstore, some commercial units along 
Chester Road and an element of housing off 
Great Stone Road and Warwick Road.

Northern 
Neighbourhood

The Northern Neighbourhood comprises 
part of the former GMP headquarters site, 
which has been vacant for a number of 
years.  This area offers a great opportunity to 
bring back into use a large brownfield site. 

Eastern 
Neighbourhood

The Eastern Neighbourhood comprises of a 
number of historic buildings, including the 
Former Stretford Local Board offices (now 
known as Trafford Hall Hotel); Old Trafford 
Bowling Club; and a group of Victorian 
Villas.  These historic buildings are currently 
interspersed with a number of commercial 
properties which currently detract from the 
setting of these heritage assets.   

Character Areas
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Movement Priority
KEY 

AAP Boundary

PEDESTRIAN AND CYCLE
Pedestrian and Cycle Only Routes

CYCLING
Segregated Cycle Lane

Talbot Road Existing Cycle Provision

2.4 Movement
2.4.1 Pedestrian and Cycle

Pedestrian

Pedestrian movement is predominantly 
limited to vehicular routes as plot 
boundaries are predominantly secured 
with perimeter fencing. There is a 
pedestrian-only route linking Talbot 
Road and Chester Road which passes 
between the Town Hall building and 
sunken gardens before reaching Tesco. 
A pedestrian route also flanks the tram 
line south of the cricket ground.

Cycling

The Mayor’s Cycling and Walking Challenge 
Fund (MCF) was established in June 
2018 and was designed to make Greater 
Manchester a city region where walking 
and cycling are the natural choices for 
shorter journeys., Works have recently 
been completed to upgrade the Stretford 
Cycleway with provision of segregated 
cycle lanes in both directions and there 
are further schemes identified through the 
MCF to connect this to the wider area.

The existing cycle routes link the area to 
Salford, Manchester City Centre, South 
Manchester and Stretford. Talbot Road is 
a particularly popular route for commuter 
cyclists who wish to avoid Chester Road 
on their way to Manchester City Centre.

There are further opportunities of 
enhancing the routes, whilst promoting 
walking and cycling as sustainable modes 
of movement within the site and beyond. 
This correlates with the aims of the MCF 
and the Refreshed Stretford Masterplan, 
which acknowledges the importance of 
improved routes between Stretford Town 
Centre, UA92 and Manchester City Centre.

Opportunities
• Creating greater permeability 

and interconnected routes

• Promoting walking and 
cycling routes in tandem with 
greenspace

• Maximise connections to 
Longford Park and on into 
Mersey Valley to the south and 
key commuter and destinations 
routes to Stretford, Manchester 
City Centre and Salford Quays. Pedestrianised Routes, Trafford Town Hall

As set out in the supporting Transport 
Assessment the area is very well served by 
existing public transport links, including:

Metrolink Tram

 Old Trafford and Trafford Bar Metrolink 
stops provide access to the Metrolink 
network across Greater Manchester, with 
regular services linking key destinations, 
including Stretford, Sale and Altrincham, as 
well as Manchester Airport, The Quays and 
Manchester City Centre.

Bus

Frequent bus services run along Chester 
Road and a less frequent service along 
Talbot Road, linking the area to Manchester 
City Centre, Hulme, Stretford, Sale, 
Altrincham and the Trafford Centre.

Old Trafford Metrolink Tram Station

Opportunities
• Promote Trafford Bar as an 

interchange connecting the 
Airport and Altrincham Lines

• Connect the Wharfside and 
Old Trafford tram stations as 
pedestrian priority ‘Processional 
Route’

• Improved match-day capacity 
for trains, buses and trams.

• Improved Old Trafford tram 
station environment.

Public Transport
KEY

AAP Boundary

BUS ROUTES
Bus Stop

Bus Route

RAILWAY
Railway Stop (Operates 
matchdays only)

Railway Route

METROLINK
Towards Altrincham

Towards Manchester 
Airport

Towards Media City

Towards Trafford Centre

2.4.2 Public Transport
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Parking

Opportunities
• Reduce and consolidate parking 

requirements into discreet 
multi-storey parking accessed by 
arterial routes

• Encourage a modal shift to 
sustainable modes of transport

• Further promote Talbot Road 
as a corridor for walking and 
cycling.

2.4.3 Vehicular and Car Parking

White City Retail Park Surface Parking Surface Parking at British Gas

Traffic Flows 

Based on the supporting Transport 
Assessment, the highest traffic flows 
occur along the A56 Chester Road, along 
the northern boundary of the area, as 
it is a strategic link to key employment 
areas across Trafford Park, The Quays and 
Manchester City Centre. Talbot Road is a 
relatively busy link, and a reduction in flows 
would be beneficial to non-car users of this 
route.

Car Parking

The proportion of land dedicated to car 
parking in the area is high compared to both 
buildings and the public realm. Survey data 
associated with the transport assessment 
carried out to inform the AAP suggests 
that there are circa 4,731 parking spaces, 
including both public and private spaces, 
located within the Civic Quarter.  

As a result, the key thoroughfares in the 
Masterplan area are visually dominated by 
surface car parking, which detracts from 
the streetscape and potential to create 
attractive places to live, work and visit. It 
also represents an inefficient use of land.  
The AAP therefore seeks to address this 
existing issue.KEY

AAP Boundary 

PARKING
Multi storey parking

Surface parking

VEHICULAR
Major Road

Primary Routes

Secondary Routes

Tertiary Routes

KEY
AAP Boundary 

SCALE
Up to 3 storeys

4-6 Storeys

7 - 11 Storeys

11+ Storeys

The area is characterised by large footprint 
commercial, civic, leisure and retail 
developments. The northern side of Talbot 
Road within the Civic Quarter area is 
generally characterised by taller mid to late 
20th century office buildings, some of which 
have consent for conversion to residential. 
Oakland House is the tallest building, at 
15 storeys in height.  Trafford Town Hall, 
Stretford Police Station and Trafford College 
are lower in scale, with the clock tower of 
the Town Hall being the dominant feature.

The retail developments at Tesco 
and White City Retail Park have very 
large footprints but do not generally 
exceed three storeys in height.

On the southern side of Talbot Road 
Lancashire Cricket Club and the adjoining 
Lancastrian House office development 
are both up to six storeys in height. The 
former Kellogg's and British Gas buildings 
lie in large, open plots, with height 
reducing significantly towards the historic 
Trafford Bowling Club and Victorian villas 
which do not exceed three storeys.

There are traditional two storey residential 
properties to the north and south of the area 
and also within it on Hornby and Barlow 
Roads, with a finer, street based urban grain.

Despite the area being home to world 
class sports and event facilities; and 
the main civic function for the Borough, 
there is a lack of identity within the 
existing townscape character, with limited 
wayfinding opportunities when arriving 
by foot, car or public transport. The AAP 
provides the opportunity to create a real 
sense of identify through the changing 
townscape character across the area.

2.5 Scale and Massing

Massing Heights

Mid and High Rise Building Low Rise Dwelling

Opportunities
• Create a sense of identity and 

place through improving street 
definition, place-making and a 
denser urban grain

• Promote the area through 
gateway and landmark 
developments at strategic 
locations.
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2.6 Green Infrastructure and Open Space

The area is close to a number of established 
parks, green spaces and allotment gardens 
that provide recreation and respite to 
Trafford residents and visitors. Longford 
Park, the largest in the Borough, is accessed 
through the Quadrant and leads to the wider 
Mersey River Valley.

A historic bowling green lies to the north, 
around a former Tudorbethan Pub, run as 
the community Trafford Bowling Club, a 
fine legacy of the wide prevalence of tennis 
courts, cricket fields and recreation in the 
wider area in the 19th Century.

Mature trees line several main roads and 
cluster around Trafford Bar tram station, 
with green frontages to former villas and 
residences.

The waterfront amenities of Bridgewater 
Canal and Salford Quay lie only a few 
hundred metres away, severed from the area 
by Chester Road.

Seymour ParkLongford Park

The Opportunities
• Promote the AAP as an area of 

Health and Wellbeing

• Bring alive the areas 
phenomenal historic green and 
recreation spaces

• Create a major new 
“Recreational Corridor” from the 
Mersey Valley through to Salford 
Quays

• Improve the connections 
to surrounding parks and 
greenspaces.

6 5

KEY
AAP Boundary 

Parks and open spaces

Private residential 
gardens

Private communal 
gardens

Verge and embankments

Waterfront amenity

Hullard Park

Gorse Hill Park

Marje Kelly Park

Sunken Gardens

Seymour Park 

Longford Park

Ordsall Park

Salford Quays Waterfront

Bridgewater Canal

Nansen Park and 
Gorse Hill Community 
Allotments

Seymour Grove 
Allotments

Green Infrastructure
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The AAP boundary covers land with the 
wards of Longford, Gorse Hill and Clifford 
and is located to the north of the Borough. 
The area is fragmented by a number of large 
footprint single uses, with small pockets of 
existing residential development comprising 
of Victorian terraced housing and more 
modern semi-detached properties.

The area as a whole suffers from low levels 
of open space and part of Clifford Ward is 
ranked among the 10% most deprived areas 
in the county.  The level of economic activity 
in the area also falls slightly below the 
average for the Borough.

As with the Borough as a whole, there is 
a profound lack of housing supply in the 
area and as such there is a need for the 
Council to ensure that housing delivery is 
maximised. In particular there is a need 
for more family homes, the retention of 
younger economically active people and 
older active people.

Over the last ten years, the area has 
seen significant changes in relation to 
the amount of employment floorspace, 
with a number of office buildings being 
converted to residential through permitted 
development rights and also the loss of 
large employers, such as Kellogg’s and 
British Gas, with the former Kellogg’s 
building now housing UA92.

2.7 Socio-Economic

The Opportunities

Supporting Economic Growth
Supporting the creation of a range 
of employment opportunities 
including office, retail, leisure 
and education in order to create 
a sustainable and vibrant new 
neighbourhood 

Housing A Growing Community
Diversifying the existing housing 
offer in the area through the 
provision of a mix of housing 
typologies including apartments, 
town houses and family homes 
to ensure the requirements of all 
residents are met. 
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Based on the analysis undertaking 
on the existing context of the Civic 
Quarter Area, the following issues and 
opportunities have been identified and 
will be addressed through the AAP.

Stretford Sports Vil lage

The current Leisure Centre facility, located off Great 
Stone Road, is outdated, over capacity and no longer fit 
for purpose to meet the modern demands of residents. 

Former B&Q Site

The former B&Q site has lain vacant 
for a number of years, following B&Q’s 
restructuring deal back in early 2016.

Dominance of Car Parking

The key thoroughfares in the Masterplan area are 
dominated by surface car parking, which detracts from 
the streetscape and its potential to create attractive 
places to live, work and visit.

Pedestrian Connectivity

The Masterplan area suffers from poor connectivity 
and legibility, particularly around the Cricket 
stadium which creates significant barriers to 
movements into and within the Masterplan area.

Lack of Identity

Despite the area being home to world class 
sports and event facilities and the primary civic 
function for the Borough, it lacks a sense of 
identity, with limited wayfinding opportunities 
when arriving by foot, car or public transport.

2.8 Summary of Challenges

1
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5

KEY
AAP Boundary

Negative Impact Buildings 
on under-utilised sites

Arterial under-utilised Routes

Existing Car Parks
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2.9 Summary of Opportunities

New Leisure Centre

The Council recognises that the current Stretford Leisure Centre 
is outdated and requires replacement. The AAP confirms that the 
Council is committed to providing a new centre where synergies 
with the Cricket Club could have significant benefit.

Lancashire Cricket Club

The Council and Cricket Club have identified an opportunities to 
consolidate current inefficient parking arrangements in order to free 
upland which could be utilised for new areas of public realm and 
other facilities required by the Cricket Club to improve the fan and 
visitor experience. 

The Former Kellogg's Site

The former Kellogg’s office building on Talbot Road has been 
vacant since the company’s office function relocated to Salford. 
There is significant opportunity to create a vibrant new mixed-use 
community around the UA92 building. 

The Former B&Q Site

This has been identified as an optimal location for consolidated 
car parking and complementary leisure-based activites, combined 
to serve as a centre of excellence for health and well-being, 
recreational and sporting offer for the area, working collaboratively 
with Stretford High School, UA92 and other schools and 
communities.

Pedestrian Routes

There is the opportunity for the creation of a 'Wellbeing Route'; a 
greatly improved pedestrian and cycling experience to Talbot Road. 
There is also the opportunity to transform Brian Statham Way and 
Warwick Road into a high quality, safe and welcoming 'Processional 
Route' connecting the Cricket and Football Clubs and beyond to the 
Mersey Valley and Salford Quays Waterfront

Identity

There is both a need and opportunity to better define places 
and urban grain in the area, including opportunities for gateway 
buildings to arterial routes, improved transport hubs and new 
neighbourhoods.
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Negative Impact Buildings on under-utilised sites

Arterial Routes Improving Connectivity

Heritage Assets

Areas to be redeveloped

Existing Car Parks
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DEVELOPING THE VISION

3
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CIVIC QUARTER AREA ACTION PLAN

Illustrative Masterplan

3.1 Area Vision

3

The Civic Quarter’s transformation will benefit 
existing as well as future residents of the 
area, building on the strength and resilience 
of the existing community to help deliver a 
positive future for the area.  The Council’s 
vision for the area  to 2037 and beyond is: 

“The creation of a new, diverse, resilient and 
vibrant mixed-use neighbourhood that builds 
on and maximises the existing opportunities in 
the area.  It will have its own distinctive identity, 
providing a unique and attractive destination 
for the wider community, residents, businesses 
and visitors alike. High quality design, including 
sustainable design features, provision of green 
infrastructure and promotion of sustainable 
modes of transport will be at the heart of 
development in the area.  New opportunities for 
work, leisure and play will be created in a high-
quality setting, improving health and wellbeing 
and creating a sense of pride in the local area.”
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Consolidation and 
Rationalisation of Car Parking

G

1

3.2 Strategic Objectives and Opportunities

The removal of existing surface car parking, which 
currently dominates the area, and the creation of 
new consolidated parking provision, most likely 
in a multi-storey format, offers opportunities for 
creating more attractive places and connections.

Creation of High-Quality 
Public Realm

Well-designed public spaces will be at the heart of the Civic 
Quarter Area. The creation of high-quality public realm will 
link development sites and create a better sense of place 
through the provision of:

• A Wellbeing Route, along Talbot Road which will include 
enhanced green infrastructure, becoming a people 
and cycle-friendly route that connects Stretford and 
Manchester centres.

• A Processional Route, which will redefine and amplify the 
connection between the two word-class sporting venues 
of LCC and Manchester United.

• A New Civic Square, which will become an everyday 
destination, as well as a gathering and celebration space 
for match and event days.

Supporting Sustainabili ty

Ensuring that proposals support the Councils aspiration 
to be carbon neutral by 2038, through the incorporation 
of renewable technologies and energy efficient homes to 
promote cleaner and greener living.   

1

2 3

In order to deliver and support 
the overarching vision for the 
Civic Quarter area, a number of 
high-level strategic objectives and 
opportunities have been identified.

Creation of Defining and 
Distinctive Neighbourhoods 

Enhancing the existing identities and uses of the 
neighbourhood areas, by building on the area's identity 
and brand will create a better sense of place within the 
Civic Quarter and ensure that it is a destination of choice for 
existing and future residents and visitors alike. 

Improved Permeabili ty 
and Connectivity   

Permeability and connectivity can be enhanced throughout 
the Civic Quarter area by connecting different uses and 
encouraging sustainable modes of movement and removal 
of unnecessary barriers. A key opportunity is identified in 
improving pedestrian permeability around LCC and opening a 
route circumnavigating the stadium.

Enhancement of 
Heritage Assets 

Housing a Growing 
Community

The Civic Quarter has a rich and 
fascinating history in respect to 
culture, events and health and 
wellbeing, with a number of 
designated and non-designated 
assets remaining. The AAP will 
therefore promote the conservation 
and enhancement of heritage 
assets and their settings through 
new development and public realm 
improvements. 

Diversifying the existing housing offer 
in the area through the provision of a 
mix of housing typologies including 
apartments, town houses and family 
homes to ensure the requirements of 
all residents are met.  

Supporting 
Economic Growth

Supporting the creation of a range of 
employment opportunities including 
office, retail, leisure and education 
in order to create a sustainable and 
vibrant new neighbourhood 

7 8

4 5 6
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Gorse Hill Park

Marje Kelly Park

Turn Moss

T R A F F O R D

Stretford

Sale

3.3 Strategic Vision

The area is dissected by an arterial route 
serving Manchester City centre and wider 
suburbs to the south through Talbot Road.

This route could be further enhanced as a cycling and walking 
‘corridor’, connecting the southern tow paths of Bridgewater Canal 
to enhanced cycleways with further green amenity to Talbot Road 
and into the City centre.

The area could also act as conduit for a potent new ‘Recreation 
Corridor’, meaningfully connecting the expansive green Mersey 
Valley to the waterfront and significant cultural offer of Salford 
Quays for the first time.

A walking and cycling friendly route could flow through Longford 
Park, the Quadrant, Brian Statham Way and finally Wharfside to the 
Imperial War Museum and beyond.  This encourages ideas of Brian 
Statham Way and Warwick Road to be prioritised for pedestrian and 
cycling, with improved connectivity across both Chester Road and 
Old Trafford tram line fundamental to its success.

Hullard Park

Seymour Park

Mersey Valley

Longford Park

Salford Quays

Manchester 
City Centre

Old Trafford

M A N C H E S T E R

S A L F O R D

O
utdoor Recreation - Connecting the W

aterfront w
ith M

ersey Valley

Connecting Suburbs with the Centre
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Land Uses

KEY
AAP Boundary

Predominantly A Uses 
(Retail)

Predominantly B Uses 
(Workspace)

Predominantly C Uses 
(Residential)

Predominantly D Uses 
(Civic and Education)

Predominantly D Uses 
(Sport and Leisure)

Predominantly Retail Uses (A)

Predominantly Workspace Uses (B)

Predominantly Residential Uses (C)

Predominantly Civic/Education/Sport/Leisure Uses (D)

3.4 Urban Strategies

Goals
• Ensure a diverse mix of uses throughout as a 

bedrock for vibrant communities

• Prioritise identity areas around leisure, workplace, 
living and local retail offers to ensure a cohesive 
series of neighbourhoods are defined.

Massing Language

Edge

Civic

Neighbourhood

KEY
AAP Boundary

Edges

Courtyards

Objects

Goals
• Define common architectural languages across the 

area to connect and repair disparate urban areas

• Strengthen urban edge to busy Chester Road, with 
softer open space typologies to the south

• Refine Talbot Road as a civic health and well being 
promenade.

KEY
AAP Boundary

Primary Road - Talbot Road

Secondary Connecting Routes

Tertiary Connecting Routes

Open SpacesOpen Spaces

Primary Road - Talbot Road

Secondary Connecting Routes

Tertiary Connecting Routes

Improved Permeabili ty and Greenspace
Goals
• Create new pedestrian and cycle priority 

connections east to west and north to south

• Connect existing green amenity spaces and create 
new ones as part of a health and wellbeing network 
within the wider neighbourhood moving away from 
car–dominated streets

• Create new connection west of Old Trafford tram 
station to communities.

Up to 6 storeys height

Up to 11 storeys height

Up to 20 storeys height

Gateway Opportunity

Clear Building Height Parameters
Goals
• Consolidate taller scale and massing around 

Oakland House and northern gateway facing 
Chester Road and Exchange Quay

• Heights over 20 storeys are not generally envisaged 
to ensure the area's unique characteristics are 
preserved

• Sensitive scale required around historic assets and 
communities Hornby and Barlow Roads.

KEY
AAP Boundary

Gateway Opportunities

Up to 6 storeys height

Up to 12 storeys height

Up to 20 storeys height
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3.5 Permeability

Connectivity  
Gorse Hill Park

Health & 
Wellbeing Route

The area’s lack of permeability and connectivity 
can be addressed through the creation 
of new walking and cycling routes.

Natural desire lines can follow east-west, parallel to Talbot Road, 
along historic boundaries of the Botanical Gardens and the tram 
line, intersected by a number of shorter north-south routes. 

The re-configuration of the White City Retail Park will play a pivotal 
role in unlocking the wider site’s potential.

Key among these, Gorse Hill Park, through Stretford High, has the 
potential to connect with the Town Hall and through to Trafford 
Bar as a major new green walking route embracing much of the 
significant areas of existing trees, fused by the planting of many 
more along its route.

Connectivity 
Old Trafford 

Connectivity 
Football Club 

Connectivity 
Waterfront

Connectivity  
Future  Development

Connectivity  
Longford Park

Processional 
Route

Gorse Hill Park

Wellbeing Route
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3.6 Urban Grain

The area’s extensive vacant and underutilised sites 
can form the canvas for an urban renaissance, 
where newly defined streets, places and 
experiences replace vacant surface car parking 
and provide a new cohesion to the area.

A denser urban grain can take its cue from the fine historical streets 
which once crossed the area on the one hand and take reference 
from best practice from around the world today on the other, fused 
by the legacy of health and well-being, recreation and green space 
to create unique Old Trafford neighbourhoods.

Building upon the series of new walking routes, significant 
opportunities for new green spaces emerge, including the 
opportunity to tell the untold story of the former Botanical Gardens, 
that once occupied the White City Retail Park.  

The setting of historic fragments such as the Bowling Club and 
green, villas and Hotel around Trafford bar should be carefully 
consolidated. 

Seymour Grove 
Allotments

Seymour 
Park

Gorse Hill 
Park

Processional 
Route

Wellbeing Route
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3.7 Scale and Massing

The area’s newly defined streets and spaces should 
be carefully articulated in both height and scale. 

Pockets of suburban housing juxtapose with taller urban blocks 
currently – seek to enhance this character through the creation of 
further low-rise neighbourhood pockets inspired by Trafford Grove 
and car-free ‘play streets’ up to 3-storeys in height, where intimate 
community streets, activated by townhouse typologies encourage 
long-term ownership and pride in community.

Quality medium-rise development with an emphasis on elegance 
and proportion could average around 6-8 storeys with attention 
paid to daylight, reduced parking exposure and improved amenity 
with active frontages encouraged to grade level wherever possible.

Certain gateways could benefit from taller buildings up to a 
maximum height of 20 storeys around Oakland House and facing the 
White City Chester Road roundabout fringe.

New definition around Trafford Bar tram station could transform 
the perception and definition  of this local centre and transport 
interchange connection the Altrincham and Airport lines.

Manchester United Football Ground 
Train Station

Trafford Bar 
Tram Station

Seymour Grove 
Allotments

Seymour 
Park

Old Trafford 
Tram Station

Gorse Hill 
Park

KEY
AAP Boundary

Gateway Opportunities

Up to 6 storeys height

Up to 12 storeys height

Up to 20 storeys height
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AREA–WIDE POLICIES

4



Fill?

This chapter sets out the detailed Civic Quarter specific policies, to guide and manage 
new development within the AAP.  They do not seek to repeat the Council’s wider 
Development Plan policies which should be read in conjunction with the AAP.

4.1 Civic Quarter Regeneration

To ensure the vision of the AAP is achieved, it is 
necessary for all development proposals submitted 
to the Council proactively respond to the vision and 
strategic objectives for the Civic Quarter area. 

Policy CQ1 
Civic Quar ter Regeneration

To ensure comprehensive and coordinated development, 
applications will be required to provide a statement demonstrating 
how the proposals:

• Contribute to delivering the objectives of the neighbourhood area 
and wider AAP

• Accord with the AAP urban strategies; 

• Will integrate and complement successfully with existing and 
proposed neighbouring development

• Optimise sustainable development outcomes.

Development proposals should not prejudice the viability or 
deliverability of the AAP objectives.

1

2

Top Left 
Trafford Civic Quarter / 1932

Bottom Left
Trafford Civic Quarter / 2019
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4.2 Housing

The Council recognises that 
new housing will play a leading 
role in the creation of  new and 
vibrant neighbourhoods. Given 
the sustainable nature of the 
area, a range of housing types 
would be acceptable, subject to 
compliance with other relevant 
Development Plan policies. 

In accordance with the density 
policy set out in the Draft GMSF, 
the Civic Quarter area provides 
the opportunity for higher 
density housing, in appropriate 
locations (as identified within the 
neighbourhood areas). A mix of 
typologies including the provision 
of family housing is required 
across the AAP.  Developments 
must be designed to ensure the 
provision of defensible space 
and to limit the risk of crime 
and ensure that there are no 
unacceptable amenity impacts 
on existing communities.

The Council expects developers to 
provide affordable housing with 
all residential developments of 
10 or more units within the Civic 
Quarter. The Council is currently 
undertaking an AAP wide detailed 
viability assessment, in order to 
inform a more detailed affordable 
housing policy which will be 
provided within the next iteration 
of the AAP (Regulation 19 Stage). 

Policy CQ2 
Housing

The AAP will deliver up to 4,000 new homes over the plan period (2019-2037). 
New housing proposals will be supported in accordance with the following principles:

• The proposed mix of dwelling size, 
type and tenure should contribute 
to meeting the housing needs of 
the Borough.  In particular, the 
council will support increased 
provision of family homes and 
adaptable “lifetime” homes. 

• Other forms of housing will be 
acceptable, including dwellings 
for older persons and specialist 
forms of housing including care/
extra care to meet local needs.

• Student accommodation proposals 
will also be acceptable where 
they are appropriately connected 
to and/or in keeping with the 
creation of the UA92 Campus.

• The Council will expect proposals 
for housing (including the Private 
Rented Sector) to comply with 
its affordable housing policies 
and relevant national guidance, 
subject to viability considerations.

• All new developments should 
be of excellent design quality 
and should demonstrate sound 
sustainability principles in 
accordance with Policy CQ4.

• All proposals for residential 
development will need to preserve 
the amenity of existing residents 
through appropriate scale, massing 
and design and by ensuring that car 
parking and servicing arrangements 
are adequately provided.

Comparable 
Precedent Images
1/ Apartment Blocks – Elephant Park, London 
2/ Stacked Townhouses - Eddington, Lot 1, Cambridge 
3/ Townhouses and Apartments - The Colville Estate, London 
4/ Residential Street - Marmalade Lane, Cambridge 
5/ Townhouses and Apartments - Gray's Inn Road, London
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4.3 Mixed Use Communities

The Council is supportive of a mix of uses 
within the Civic Quarter area as this will help 
to enhance sustainability and deliver its 
objectives for a new vibrant neighbourhood, 
creating both active day time and  night-
time economies and a real sense of place. 

Policy CQ3 
Mixed Use Communit ies

The following uses will be encouraged, subject 
to appropriate siting and compliance with 
relevant national and local policies:

• The creation of up to 80,000m2 of new offices and 
other commercial floorspace, where this will help to 
deliver job opportunities and meet market demand.

• Provision of a new leisure centre within 
Southern Neighbourhood. 

• Small scale retail uses to meet local needs. 

• Cafés, bars and restaurants providing the amenity 
of existing and new residential properties is 
protected and is would not result in an over 
concentration of uses that would have adverse  
impacts on the health of Trafford’s residents.

• Hotels/aparthotel accommodation 
to meet market demand.

• Community and local service infrastructure, 
such as education, GP’s and dentists.

• Uses that would enhance the civic function 
of the area, such as museums.  

Comparable 
Precedent Images
1/ Kellogg College Hub, Oxford 
2/ Evening Street Scene - Stations Area Almere Central, The Netherlands 
3/ School/Community Facilities - Marmalade Lane, Cambridge 
4/ Residential Street - Clay Street, London
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4.4 Sustainability and Climate Change

The Council, alongside the other Greater 
Manchester Authorities are committed to 
undertaking urgent action to tactical climate 
change, with the aim to make Greater 
Manchester one of the globe’s healthiest, 
cleanliest and greenest city-regions. This 
aim is reflected by the One Planet Living 
principles which are set out opposite.

Trafford Council was one of the first local 
authorities in Greater Manchester to declare a 
climate emergency in November 2018 and are 
committed to increasing our understanding 
of climate change and its consequences 
and identifying actions that can be taken to 
reduce our carbon footprint, with an overall 
aim to be carbon neutral by 2038, with new 
development being net zero carbon by 2028.

Policy CQ4 
Sustainabil i ty and Climate Change

All development proposals within the AAP area will 
be expected to achieve the highest levels of energy 
and water efficiency that is practical and viable, and 
to maximise opportunities to incorporate sustainable 
design features where feasible.

All developers will need to demonstrate how their 
proposals:

• Improve the pedestrian and cycle environment;

• Promote the use of sustainable transport modes; 

• Reduce the reliance on vehicular usage; 

• Incorporate sustainable drainage solutions; and

• Increase site biodiversity.

Demonstrate an actionable zero carbon plan, 
incorporating offsetting for both operational and 
embodied carbon over the first 60 years of the project.  

Demonstrate a positive contribution to air quality in 
both the local and surrounding areas. 

1

2

3

4

One Planet Living is a straightforward framework promoting 
a world where everyone lives happy, healthy lives within the 
limits of the planet, leaving space for wildlife and wilderness.

Health and Happiness

Equity and Local Economy

Culture, Community and Heritage

Land Use, Wildlife and Nature

Sustainable Water

Local and Sustainable Food

Sustainable Materials and Products

Sustainable Travel and Transport

Zero Waste

Zero Carbon Energy

Comparable 
Precedent Images
1/ Bedales School, Art and Design Building, Petersfield 
2/ Improved Cycle Infrastructure - Oxford Road, Manchester 
3/ Rain Garden - Cours de l'Île Seguin, Boulogne-Billancourt, France 
4/ Rain Garden - Bridget Joyce Square, London

1

3

4

2
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Policy CQ5 
Conservation and Heri tage

The Council will seek to strengthen the historic and local 
character of the Civic Quarter by conserving and enhancing 
heritage assets, their setting, and the wider historic 
environment. Proposals for new development will be 
required to: 

Identify and positively respond to the distinctive 
character and significance of heritage assets and their 
settings; 

Maximise opportunities for integrating heritage assets 
within new development, through high quality design, 
landscaping, public realm and enhancing connectivity 
between the identified heritage assets and historic 
townscape; 

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 street patterns, wherever possible.

The Civic Quarter area includes a number 
of designated and non-designated heritage 
assets. These heritage assets have historic, 
architectural, communal and evidential 
significance. The Council will engage its statutory 
duties in considering planning applications 
which affect the fabric and / or setting of 
those heritage assets including key views and 
inter-visibility between heritage assets.

As demonstrated in Section 2, the area has a 
rich and fascinating history in culture, sports, 
events, health and wellbeing which has 
unfortunately been eroded over time.  The 
Council’s objective is to therefore to not only 
ensure that the remaining heritage assets are 
retained and enhanced but also ensure  that 
the historic urban grain is strengthen and that 
the untold history of the area is celebrated.   

4.5 Conservation and Heritage

1

2

3 Comparable 
Precedent Images
1/ Kellog's College Hub, Oxford 
2/ Middleport Pottery, Stoke-On-Trent 
3/ Roof Gardens, Castlefield, Manchester 
4/ Town Hall, Trafford 
5/ TImekeepers Square, Salford

1 3

54

2
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4.6 High Quality Urban Design

The Council views the regeneration of the 
area as an opportunity to drive a step change 
by delivering high quality design both within 
the architecture of new buildings and in the 
approach to landscaping and the public realm.

Emphasis will be to demonstrate best practice 
urban design principles, in accordance with 
the National Design Guide, the emerging 
Trafford Design Guide, particular the section 
on Stratford and Old Trafford Character Areas 
and the detailed AAP Design Principles.

National Design Guide 
A well -designed place

Context | Enhances the surroundings 
Identity | Attractive and distinctive 
Built Form | A coherent pattern of development 
Movement | Accessible and easy to move around 
Nature | Enhances and optimised 
Public Spaces | Safe, social and inclusive 
Uses | Mixed and integrated 
Homes and Buildings | Functional, healthy and sustainable 
Resources | Efficient and resilient 
Lifespan | Made to last

Policy CQ6 
High Quali ty Urban Design

The Council requires all proposals to achieve 
high quality design. Schemes which promote 
poor design solutions will not be acceptable. 
The Council will support proposals which:

• Demonstrate compliance with the 
AAP Design Principles

• Deliver architecturally innovative design which would 
raise design standards within the area generally whilst 
ensuring acceptable amenity standards are achieved

• Provide taller buildings, in line with the massing 
principles and specific Neighbourhood Area 
Policies set out in the AAP, ensuring that 
such proposals are sensitively designed

• Avoid extensive areas of new open surface car parking

• Provide new areas of public realm and green space, 
taking into account provision across the area as a whole

• Remove physical barriers and encourage 
permeability and passive surveillance, subject to 
compliance with Crime Impact requirements

• Avoid poor quality or unnecessary signage 
and street clutter, to maintain the high 
design standards for the area 

• Reduce the risk of crime, including hostile 
vehicle mitigation where necessary.

Comparable 
Precedent Images
1/ Communal Garden Space - Elephant Park, London 
2/ Grouped Front Doors to Encourage Neighbourly Interaction - King's Crescent, London 
3/ Howarth Tompkins, Silchester Estate 
4/ King's Cross St. Pancras
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Form and Massing

 Variation in the scale and massing must be 
provided to create townscape interest, high quality 
outlook and maximise light penetration

Taller developments exceeding 18m - large internal 
courtyards should be provided at ground or podium 
level within perimeter blocks with a minimum of 
18 metres between facing windows. The extent and 
shape of the internal courtyard must be informed by 
an assessment of daylight and sunlight availability

Pockets of lower scale ‘villages’ with human 
scale are encouraged, with opportunities to 
improve densities with narrower street patterns 
following examples such as Trafford Grove.

Buildings must have an uncluttered, simple roof profile 
with all elements such as plant enclosures, solar PVS, 
maintenance gantries, lift overruns, safety balustrades 
etc., forming an integral part of the overall building form

Any required solar PVS should be located on 
the taller element of the development and 
not be visible from habitable rooms

Sunlight and daylight studies are to be 
provided of new development proposals based 
on BRE guidance ‘Site Layout Planning for 
Daylight and Sunlight’ demonstrating;

• Minimising impact to amenities 
and neighbouring areas

• Positive daylight conditions within dwellings. 
All homes should provide for direct sunlight to 
enter at least one habitable room for part of 
the day. Living areas and kitchen dining spaces 
should preferably receive direct sunlight.

Wind - comfort levels to be maintained – caution 
with taller buildings and impacts, and cumulative 
impacts this may have at grade level experience.

Frontages

Active frontage must be maximised with no more 
than 20% of the total frontage of each side of a 
perimeter block or development to be inactive

No more than 15 meters of any frontage is to be inactive

Where limited areas of inactive frontage are 
unavoidable, this must be directed to the locations 
where it will have the lowest impact on the 
quality of the environment, having regard to:

• The priority of maximising active 
frontage along the primary routes

• The priority of maximising active 
frontage around public spaces

• The priority of maximising active frontage 
along pedestrian and cycle only routes

• Avoiding opposing inactive frontages

Any inactive frontage (including ventilation 
and extraction grilles) must be treated with 
high quality detailing and materials

Duplexes should be the preferred typology at ground floor

All ground floor units must have entrances 
directly from streets or public spaces

Lobbies will be designed as active frontages 
with direct access to the public realm on 
street frontages and public spaces

Lobbies will be clearly articulated within the 
elevation to provide a clear and visible entrance

Retail frontages will be fully integrated 
with the architecture of the building

Retail signage and lighting design will be 
consistent between all retail units

Awning mechanisms must be fully recessed and 
integrated into the design of the elevation

1 1

2 2

3

4

5

6

7

8

9

10

11

3

4

5

6

7

Residential quality

All units will meet or exceed the minimum 
National Space Standards

Minimum floor to ceiling height in habitable rooms will 
be 2.5 metres between finished floor and ceiling level

The number of units per core and storey advised 
not to exceed 12 in order to encourage neighbourly 
interaction and occupier ownership

Internal communal corridors will be 
1.5metre wide minimum

The design must maximise dual aspect units (with 
a target of achieving more than 50% across the 
site) and limit the number of single aspect units

The design must seek to avoid north facing single 
aspect units which will be permitted for non-family 
dwellings and in exceptional circumstances only

Amenity

Apartments and duplexes will be provided with 
private balconies or terraces with shared access 
communal gardens wherever possible

Private amenity space will be accessible 
from the living-room or/and kitchen

Seek to provide a minimum 1.5metre deep front garden 
to ground level dwellings as ‘defensible space’.

Private amenity space should be designed 
to respond to any noise issues

Balconies may be designed as projecting, recessed 
or semi-recessed and will be fully integrated into 
the architectural composition of the façade

Minimum width and minimum depth for balconies 
and private external spaces is 1.5 metres

Balconies must be designed with privacy screens 
where the level of privacy of the neighbouring 
property’s habitable room and private amenity 
spaces is compromised due to overlooking

Communal gardens shall allow for 
tree/large shrub planting

Roofs should be used as amenity 
space and/or biodiverse roofs

Communal gardens must include playable spaces 
with incidental play sculptures, playable hard 
landscape features, grasses areas and planting

1 1

2

3

4

5

6
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8

9

10
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4.7 Design Principles

Old Trafford Character

The proposed development is an opportunity to 
physically enhance the character and appearance of this 
area of Old Trafford.

During the post-war period, this area of Trafford saw 
much of its high-quality earlier architecture removed 
to be replaced by poor quality additions. However, 
there are isolated pockets and fragments of this earlier 
architecture remain 

To identify a local “Trafford” character, pockets of quality 
townscape were identified for study to help inform the 
creation of a language to be used in the Area Action 
Plan. 

The below describes each of these identified quality 
townscape pockets that have been analysed:

Town Hall

Grade II listed classical revival style civic building

Chorley Street Area

Series of several Victorian terraced streets. Each street 
has a distinct take on the Victorian terrace.

Hornby Road & Barlow Road

Two streets of Edwardian period semi-detached houses 
with several different styles.

North Talbot Road Area

Contains several buildings that have heritage value to 
the townscape of the area including a Tudorbethan 
bowling club, the former Ellis Llwyd Jones Hall, former 
Trafford Hall and several large  Victorian villas.

Empress Conservation Area

Nearby Trafford Conservation Area consisting of 
residential and industrial buildings. Victorian and 
Georgian style residential houses. Grand decorative 
Victorian office buildings. Utilitarian factory buildings of 
varying periods and styles all occupy this area. Traffordian Architecture Photomontage
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The Area Action Plan seeks to establish a 
collection of buildings that draw on the best 
heritage townscape of their Trafford context 
but define a contemporary language for the 
area which is progressive and forward looking. 

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.

The family resemblance can be achieved through the 
use of common materiality, key datum heights for 
massing and a common architectural language that 
seek to unify all of the individual developments.

4.7.1 Concept & Philosophy

Primary Facade Material

The careful selection and detailing of the primary 
materials of the proposed buildings will ensure 
they positively contribute to the surrounding 
area whilst maintaining a common language. 
The detailing of facade interfaces between 
materials is as important as their selection and 
must be given appropriate levels of attention. 

A material palette of clay-based materials should be 
encouraged. Brick and masonry are preferred as the 
primary facing material but options for terracotta, 
tile or glazed brick may be accepted if justifiable.

The tonal palette for architecture can be formed 
from a response to an analytical study of local 
brick tones. These  consist of reds/pinks, browns, 
oranges and creme/buffs. Material tone should 
vary, but be complimentary  across the buildings.

The overall impression of buildings should 
instil a sense of permanence and longevity.

Secondary Elements

Many of the areas buildings have elements of 
crafted decoration through the use of string 
courses, window dressings and other detailing.

Secondary elements on the proposed buildings 
such as windows, balconies, balustrading, signage 
and screens offer opportunities to appropriately 
introduce a sense of craft and refined ornament. 

Stone or concrete can be introduced 
as a secondary facade material. 

Metal is encouraged for use as balustrading or screening.

4.7.2 Materiality
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Order 

The standard architectural convention of a base, 
middle, top should be employed in combination 
with site-wide key massing datums.

Base

Middle

Top

Key Massing Datums

There are several site-wide 
datums that can be used to 
inform the overall building form 
and elevational composition. 
This will encourage the family 
of buildings to be further united 
across the development.

Common heights should be sought 
between neighbouring plots wherever 
possible to unite the family of buildings.

Top 

Options to terminate the building to the sky include 
elevation rhythm change, crown, hipped corners, 
decorative cap.  Any rooftop plant must be screened or 
more actively integrated into the architecture.

4.7.3 Composition & Articulation

Base

Be grounded, creating 
a sense of permanence 

and presence. Articulated 
through a regular, repeating 

bay rhythm or through a 
more solid elevation with 

emphasised openings.

Middle

Use of an elevational grid to respond to either 
residential or commercial uses can be expressed as 
simple repetition or expressed bays. 

Special Qualities

There are several special architectural qualities that distinguish the character of 
buildings in the local area of Trafford. It is encouraged that where appropriate some of 
these devices are used to help produce an architecture that is Traffordian. 

These devices are not to be used 
literally but should be interpreted as 
to create a contemporary architecture 
that has taken influence from its 
context whilst avoiding pastiche. 

These details are not a finite list, 
further observation of local context 
may offer additional devices that 
describe a Trafford character. 

All building designs should be of high 
quality with strong attention to detail and 
the making of the building that accentuate 
a local character as much as possible.

Openings such as doors and windows are expressed using devices 
like corbel detailing and material changes. 

BAY WINDOWS

Canted, bow and oriel bay windows are all found in the local area.   

Crafted Detailing

Ribbed brickwork, decorative metalwork and corbel details can be 
observed on buildings in the local area.

Chamfered Corners

Turning the corner with the use of a chamfer appears on several 
buildings such as Vryniew House on Talbot Road, Trafford Town Hall 
and several buildings in the Empress Conservation Area.

Expressed Openings

4.7.4 Materiality

CIVIC QUARTER AREA ACTION PLAN

 |  87 

4



Frontages

No ground floor frontage facing onto a primary space or 
primary route should be solely inactive along its entire 
length. Where limited areas of ground floor inactive 
frontage are unavoidable, this must be directed to the 
locations where it will have the lowest impact on the 
quality of the public realm environment. 

Any inactive frontage (including ventilation and 
extraction grilles) must be treated with high quality 
detailing and materials.

Entrances to be clearly articulated within elevations to 
provide clear and legible wayfinding.

Retail frontages will be fully integrated with the 
architecture of the building. 

Retail signage and lighting design will be consistent/ 
complimentary between retail units.

Facade expression

A clear legible rhythm of windows in walls or frames 
should be considered for elevations.

Openings on buildings should not exceed a square 
format and are  preferably vertically orientated 
rectangles. At special moments on elevations, such as 
entrances, alternate proportions can be considered.

Commercial buildings should have a more formal 
regular grid to create a more civic / mill like character.

Residential buildings will have a underlying grid 
that is encouraged to be more relaxed and playful in 
appropriate areas. 

One off uses, such as a school, will borrow from the 
gridded approach but be allowed more freedom to 
abstract the concept in order to be seen as special 
moments within the family.

4.7.5 Legibility

Pairs

Private 
Residential

Communal 
Residential

Education

Commercial /  
A Class Uses

Clarity

Personality

Defined Entrance Enhanced Scale Openness Revealing the interior

Defensible Space

Expression

Signage

Depth

Permeability

Civicness

Character

Scale

Permeability
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Policy CQ7 
Public Realm Principles

The Council requires all proposals to achieve high 
quality public realm design, in accordance with the 
AAP Public Realm Principles, and  Neighbourhood 
Landscape Design Principles. All development 
proposals should seek to maximise opportunities to: 

• Increase permeability through the creation of clear, 
direct, convenient, safe and well-signed routes, into 
and around the development site;

• Ensure a cohesive development that responds to the 
proposed street hierarchy and identified routes within 
the AAP;

• Provide high quality street furniture and boundary 
treatments and minimise inappropriate street clutter;

• Provide a clear and strong hierarchy of streets and 
public open spaces

• Promote public art to enhance spaces and reinforce the 
creation of a distinct identity for the area;

• Promote sustainable maintenance and management of 
the public realm, including consideration of sustainable 
water management.

4.8 Public Realm Principles

The aspiration is to create a high quality 
urban realm which will link development 
sites and create a more coherent and robust 
sense of place with a diverse range of street 
typologies and character of spaces. This will be 
achieved through the provision of high quality 
routes and civic spaces. Other measures will 
include the improvement of permeability for 
pedestrians and cyclists and ensuring that all 
new and upgraded parts of the urban realm 
achieve the highest quality design. A great 
aspiration is a development of an overarching 
sustainable landscape strategy which will 
include sustainable stormwater management 
as an essential element of each development. 

Illustrative Landscape Masterplan

CIVIC QUARTER AREA ACTION PLAN
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4.8.1 Hierarchy of Streets and Spaces

Great Stone Road

The masterplan is serviced by a strong hierarchy of streets 
and spaces. It builds on the existing road network (Talbot 
Road, Brian Statham Way, Warwick Road, Chester Road), 
as well as envisioning new roads and linkages to improve 
the permeability of the whole Quarter. These include:

Wellbeing Route

Talbot Road will become a strategic 'sustainable' link to the town 
centre, as well as a daily leisure and recreation destination in itself.

Processional Route 
Brian Statham Way and Warwick Road to become a pedestrianised 
ceremonial route, amplifying the connection between the two stadia.

Green Vehicular Corridors 
Enhancing the character of Chester Road with new tree planting 
and, where possible, rain gardens for an improved experience and 
environmental performance.

Greenways 
New neighbourhood streets connecting north-south and east-west 
to the main movement routes and open spaces, transportation hubs 
and destinations.

The Paths 
Home zones - pedestrian realm with minimal vehicular access which 
allow safe movement and dwelling for residents of all ages and 
abilities.

Exhibition Walk 
Major green link running along the lineation of the historic boundary, 
linking the Western, Central and Northern neighbourhoods.

Greenspaces

The mix of recreational, social and commercial spaces 
and pocket parks draw reference to the history of the site, 
particularly the botanical gardens of the 19th century. 

Each of the neighourhood parks could uniquely reference back 
to the botanical gardens by, for example, using ornamental 
trees that reference distinctive neighbourhoods.

Illustrative Landscape Masterplan

KEY
Wellbeing Route

Processional Route

Green vehicular corridors

Greenway

The Paths

Exhibition Walk

Major gateway

Green open space
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Gateway space

4.9 Wellbeing Route - Talbot Road

Illustrative Plan

Vision

Talbot Road is a wide radial corridor linking 
Stretford Town Centre and Manchester 
City Centre. Mature trees that line the road 
already give it a green character and the 
AAP identifies opportunities to establish 
a health and well-being boulevard. This 
will result in a strategic 'sustainable' link to 
the town centre, as well as a daily leisure 
and recreation destination in itself.

Design Principles

• Accentuating the road's green 
character by adding more street 
trees and creating a boulevard

• De-engineering the street - narrowing 
the carriageway, widening 
footpaths, lowering kerbs, etc.

• Designated bike lane - create a strategic route 
that aligns with the principles and is part of 
the network of Manchester's new Beelines

• Use of high quality materials to create 
a distinctive sense of place

• Multiple road crossings to aid permeability 
of pedestrian movement

• One side of the street to accommodate an 
'active ribbon'  - furniture and signage for 
activities and recreation, including running track, 
outdoor gym, ping pong tables, kids' play etc.

• Supercrossing at junction with Great Stone 
Road - potentially a diagonal crossing 
- to create a direct link with the existing 
Stretford Sports Village, Talbot Centre.

Retaining existing trees

Policy CQ8 
Wellbeing Route - Talbot Road

The Council will support the delivery of a Wellbeing 
Route along Talbot Road, which seeks to enhance cycle 
and pedestrian permeability.

Development of sites that adjoin Talbot Road should 
ensure that development addresses Talbot Road, 
generating active street frontages and ensuring a 
cohesive approach to development.   

Development proposals that would prejudice the 
delivery of the Wellbeing Route will not be supported.

1

2

3

Talbot R
oad

1/ Barcelona, Spain

2/ Parc de Billancourt, Paris

1

Improved crossing and public realm 
at junction with Brian Statham Way / 
Warwick Road (Processional Route)

Regular crossings to facilitate 
north-south permeability

2
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4.10 Processional Route

Comparable 
Precedent Images 
1/ 96 Avenue, Processional Route, Liverpool

2/ Exhibition Road, London

3/ New Road, Brighton

Vision

Brian Statham Way and Warwick Road 
are a direct, if unremarkable, link 
between Old Trafford Metrolink station, 
Lancashire Cricket Club, Trafford Town 
Hall and, across Chester Road, Manchester 
United FC. The Processional Route as 
defined in the adopted Core Strategy 
has an aspiration to ultimately link 
the Civic Quarter to MediaCityUK .

The AAP re-imagines the link as a 
pedestrianised ceremonial route, 
amplifying the connection between the 
two stadia; a space to accommodate fans 
on match day and welcome them on every 
other day of the year to celebrate the 
uniqueness of this place and its history. 
Full vehicle access to existing properties 
along Warwick Road will be maintained. 

Design Principles

• Balanced street design 

• Pedestrianisation of Brian Statham Way

• Removal of fences towards LCC and UA92 to aid 
pedestrian permeability

• Smaller arrival square at Metrolink tram station

• Ample seating opportunities to encourage 
people to stay and use the space

• Linearity in design will aid movement, 
particularly on match days

• Secure space for independent food and 
beverage vendors

• Opportunities for active street frontages and 
spill-out from existing and new developments

• Opportunity for public art to celebrate the area's 
rich history.

Policy CQ9 
Processional Route

The Council will support the delivery of a Processional 
Route along Brian Statham Way and Warwick Road, 
which seeks to enhance cycle and pedestrian 
permeability.

Development of sites that adjoin the route should 
ensure that development addresses Talbot road, 
generating active street frontages, providing public art 
and ensuring a cohesive approach to development.

Development proposals that would prejudice the 
delivery of the Processional Route will not be supported.

1

2

3

CONTINUE TO 
MANCHESTER UNITED FC 
AND MEDIA CITY UK

Brian Statham
 W

ay

W
arw

ick Road

Improved public realm at Old 
Trafford Metrolink tram station

Improved crossing and public 
realm at junction with Brian 
Statham Way / Warwick Road 
- the Processional Route

Narrowed carriageway, 
widened pavements and 
new tree planting

Balanced street design for 
improved pedestrian experience 
and to accommodate large 
numbers of people on 
match- and event days

illustrative plan
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4.11 Public Realm Principles

Green Vehicular Corridors

Enhancing the character of Chester Road 
with new tree planting and, where possible, 
rain gardens for an improved experience and 
environmental performance.

Design Principles

• New tree planting along Chester Road and White City 
Way to create a more homogenic and softer environment

• Improved pedestrian permeability by upgrading existing 
crossings and adding new crossings in shorter intervals

• Improved environment for walking and cycling to 
encourage these sustainable modes of movement.

Greenways

New neighbourhood streets connecting north-
south and east-west to the main movement 
routes and open spaces, transportation hubs and 
destinations.

Design Principles

• Predominantly green corridors with balanced street 
principles allowing two-way vehicular movement 

• Introducing green infrastructure including sustainable 
drainage, single surfaces, narrow streets will all help 
reduce design speeds.

XX

Elephant Park, London

Stamford New Road, Altrincham

King's Crescent, London

The Paths

Home zones - pedestrian realm with minimal 
vehicular access which allow safe movement and 
dwelling for residents of all ages and abilities.

Design Principles

• Balanced street principles with pedestrian priority

• Controlled one-way vehicular movement which serves 
the neighbourhood

• Generous space for spill out and activities

Exhibition Walk

Major green link running along the lineation 
of the historic boundary, linking the Western, 
Central and Northern neighbourhoods.

Design Principles

• Major car-free cycle and walking spine that connects 
through a number of communities

• Generous planting to create a verdant character - 
opportunity for the whole stretch to incorporate a 
sustainable urban drainage system (SUDS)

• Opportunities for seating and dwelling

Shaw's Road, Altrincham

Grey to Green, West Bar, Sheffield

Trafalgar Place, London

Millennium Gallery, Sheffield
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Sustainable Stormwater Management

Recommendation for a comprehensive and 
overarching sustainable stormwater management 
strategy to be developed for the whole Quarter 
which each neighbourhood can contribute to.

Rain gardens should be used on main corridors where 
possible;  along residential streets they are encouraged 
in order to maximise the neighbourhood's 'sustainability' 
contribution and positively contribute to its character. 

Surface attenuation of rainwater is encouraged 
within streets and spaces - these should become 
integral to the Quarter's sense of place.

In line with National Guidance, stormwater should 
be sustainably dealt with within each development; 
developments should demonstrate how they contribute 
to discharging stormwater in sustainable means.

Oslo, Norway

Climate Quarter, Copenhagen

1

2

3

4

Public Open Space

Newly created squares and spaces should be of high 
quality and robust design in order to become everyday 
destinations for both residents, workers and visitors.

Gateway spaces should announce the Quarter 
with a selected choice of street furniture and 
surfacing, trees and gateway features.

In the vicinity of sports and leisure destinations such 
as the LCC stadium, congregational spaces for match 
and event days and other civic functions should be 
secured, with spaces for temporary structures allowed.

Edges of squares and streets should be able to 
accommodate spill-out from active ground floors.

Larger play areas should be accommodated centrally 
within each neighbourhood, with opportunity for 
smaller play elements within minor streets typologies.

1

2

3

4

5

First Street, Manchester

Elephant Park , London

Ecology and Planting

Existing trees should be retained wherever 
possible and new planting established to 
enhance the 'green' character of the Quarter.

The layout and specification of trees should reflect the 
character and scale of the adjacent development and 
should include both native and non-native species.

Tree and planting species and schemes should consider 
habitat creation within the development,a s well as its 
role within the whole (principle of stepping stones).

Roads should where possible be tree 
lined or/and with rain gardens.

Planting should be allowed for in the semi-
private spaces and used as elements 
distinguishing the public and private sphere.

Within open spaces and streets ease of 
maintenance should be a great consideration in 
selecting species; more flexibility can be allowed 
within semi-private and private spaces.

Green façades will be encouraged.

Opportunity for alternative methods of maintenance, 
with residents sharing responsibility. 

Talbot Road Elephant Park , London

Elephant Park , London

1

2

3

4

5

6

7

8

Street Furniture and Materiality

Street furniture should have an integrated 
approach to minimise clutter and facilitate 
easy pedestrian and cycle movement.

Street furniture should be of flexible design 
and inviting for everyday uses and add to the 
sense of place of the area; consideration should 
also be given to required maintenance. 

High quality play equipment of modern 
design should be provided.

Secure high quality cycle storage should be 
accommodated at key gateway spaces and 
centrally within each neighbourhood; each new 
development should secure quality cycle parking.

Lighting design should be integral and appropriate to 
create a safe environment throughout; this includes 
buildings, gateways, open spaces and landscape features.

Choice of materials should be carefully considered 
and where possible recycled, reused and 
sustainably sourced materials should be used.

To support the sustainable drainage 
strategy, permeable and flexibly laid paving 
should be used wherever possible.

1

2

3

4

5

6

Elephant Park , London

7
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4.12 Movement and Car Parking Strategy

A key objective of the AAP 
is to improve permeability 
throughout the Civic Quarter 
area by connecting different uses 
and encouraging sustainable 
modes of movement. The 
improvements to pedestrian 
and cycling connections, as well 
as public transport services will 
allow for a modal shift, reducing 
the reliance on the private car.

The AAP is supported by a 
comprehensive Transport 
Assessment. Whilst an initial 
modelling exercise has already 
been produced, work is now 
ongoing on a more detailed 
traffic modelling exercise to 
test the impacts of the AAP on 
the local and wider highway 
network. The movement 
and car parking strategy has 
therefore been informed by a 
robust set of assumptions.

A car parking survey has been 
undertaken to inform usage 
across the AAP area and confirms 
that for non-match days, usage 
is greatest in the western and 
south western parts of the Civic 
Quarter area concentrated 
around the Lancastrian Office 
Centre, Lancashire Cricket Club 
and Trafford College. From a 
traffic routing and highway safety 
perspective, it is appropriate that 
any new consolidated car parking 
solution is delivered in this area 
or an alternative location that 
can fulfil the above objectives.

Existing Parking Consolidated Parking

KEY
Multi storey parking Surface parking Proposed Consolidated 

Parking Location

Before After

Policy CQ10 
Movement and Car Parking Strategy

The Council will support development 
that assists in the delivery of the following 
movement and car parking principles:

Creation of new or enhanced pedestrian 
and cycling connections

Creation of new or enhanced connections to existing 
public transport services. Any measures that will 
enhance the accessibility and frequency of such 
services should be delivered where possible

Creation of new multi-storey car park solution(s) 
located on the periphery of the AAP area to 
discourage traffic from utilising Talbot Road

Consolidation of existing surface car parking 
where it can be demonstrated that the existing 
car parking is surplus to requirements.

1

2

3

4

Garland Centre, Multi Storey Car Park 

Crown Car Park, Facade
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The Council will seek to ensure that proposals 
make adequate provision for infrastructure 
and other requirements made necessary by 
new development, either through appropriate 
on-site provision or planning obligations.  The 
Council is currently undertaking an AAP wide 
detailed viability assessment, in order to inform 
a more detailed Infrastructure & Obligations 
policy which will be provided within the next 
iteration of the AAP (Regulation 19 Stage).

Notwithstanding this, it is anticipated that, 
subject to viability, obligations will be sought 
in accordance with the approved Revised 
SPD1: Planning Obligations (2014).  In addition, 
obligations may also be sought for other 
obligations, such as hostile vehicle mitigation..

4.13 Infrastructure and Obligations

Comparable 
Precedent Images
1/ Rue Du Tresor, Paris, France 
2/ Queens Plaza's Durch Kills Green Park, New York 
3/ University of California Irvine Contemporary Arts Center, Irvine, United States
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THE NEIGHBOURHOODS
5
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5.1 Introduction to Neighbourhood Areas

Manchester United Football Ground 
Tram Station

Gorse Hill 
Park

Southern 
Neighbourhood

Western 
Neighbourhood

Illustrative Masterplan

Old Trafford 
Tram Station

Trafford Bar 
Tram Station

Seymour Grove 
Allotments

Seymour 
Park

Central 
Neighbourhood

Eastern 
Neighbourhood

Northern 
Neighbourhood
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White City Gates - 1907

5.2 CENTRAL                         
NEIGHBOURHOOD
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Area Today 

A varied mixed use area dominated by White City Retail Park 
to the north, lacks connections and inhibits new ones to 
north and south.

Taller office developments line Talbot Road, many of which 
are being converted into residential use, with vacant rear 
gardens providing opportunities for new development 
already coming forward.

The Former Kellogg's Site development is moving forward 
including a significant new community, greenspace and 
primary school.

UA92 Academy opened in 2019 with long term plans to 
accommodate learning.

Clusters of vacant sites lie to the north of Talbot Road with 
established green amenity fringing the tram line.

Large British Gas headquarters is surrounded by significant 
surface car parking.

The grade-listed Botanical Gardens portal has been 
stripped of ornamental detail whilst its setting is lost and 
underplayed.

1/ British Gas Offices Building 
2/ UA92 / Former Kellogg's Building 
3/ Oakland House 
4/ White City Gates

CENTRAL 
NEIGHBOURHOOD

1

2 1

2 3 4

3

4
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Vision

Recast a residentially-led neighbourhood where 
people, place making, health and wellbeing, 
walking and cycling unpin development.

Opportunities

•  Build on momentum of the Former Kellogg's Site 
development and placemaking to the east including 
new green walking routes along established tree-lined 
tram lines.

• Create new permeability to and through White City and 
towards Salford area and into the heart of the Civic 
Quarter.

• Completely re-imagine the Retail Park as a new 
neighbourhood which celebrates its incredible history, 
including opportunities for significant public green 
amenity focussed around a significant new public park 
where the Botanical Gardens stood.

• Seek to realign development away from out of town car 
priority developments to well-connected sustainable 
and mixed-use communities.

• Connections to Workplace neighbourhood and Salford 
have huge potential to accelerate regeneration.

• Seek to retain and modernise the British Gas building as 
modern and valuable workspace.

Height and Scale

• Taller buildings are seen to cluster around towards 
Oakland House along the civic promenade to Talbot 
Road, carefully scaling down towards the Town Hall and 
Bowling Green.

• Landmark buildings can address the major White City 
roundabout corner up to around 20 storeys, narrowing 
White City Way and public realm or development as 
traffic routes are discouraged from Talbot Road.

• Create a protective edge condition to Chester Road with 
medium-rise buildings.

Illustrative Masterplan

1/ Colindale Gardens, London
2/ Victory Park, London
3/ Central Park, New York
4/ Accordia, Cambridge

Old Trafford 
Tram Station

Old Trafford 
Cricket Ground

1

KEY

New Green Route

Heritage Asset

Proposed Landmark 
Buildings

AAP Boundary

Health and Well-being Route

Proposed Civic Buildings

Improved Pedestrian 
Junction

CENTRAL 
NEIGHBOURHOOD

New 
Community

MUFC 
Stadium

2 3 4
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CENTRAL 
NEIGHBOURHOOD

1/ Parc de Billancourt, Paris 
2/ Residential Courtyard, Zurich 
3/ Kings Crescent, London 
4/ Kelham Island, Sheffield 

1

2

3

4

Landscape Design Principles

A predominantly residential neighbourhood 
with a coarse grain of a variety of street 
typologies. Green and open spaces 
cater to new and existing residents.

Streets

• Generous street widths to allow for unobstructed and 
inclusive pedestrian and cycle movement, as well as 
space for dwelling and spill-out

• Higher level street typologies to allow for segregated 
cycle routes and controlled vehicular traffic 

• Strong frontage to Talbot Road - the Wellbeing Route, 
with multiple pedestrian crossings to aid north-south 
pedestrian permeability

• Improved frontages, street environment and pedestrian 
and cycle experience along White City Way

Spaces

• Series of attractive green spaces around which various 
community functions for all ages can flourish

• Programming is crucial in order to extend the use and 
flexibility of the spaces - play, leisure, associated food 
and beverage opportunities

• Landmark space around the White City gates as a direct 
connection to the area's history

Parking

• Substantial MSCP off Chester Road to service the 
neighbourhood and new podium car parking for 
residents of the K-Site development

• Some on-street parking accommodated within main 
routes and occasionally within smaller street typologies

Boundary Treatment

• Sensitive boundary treatments of residential ground 
floors to encourage a sense of ownership and 
appropriation of the semi-private sphere

Trees and Planting

• A mix of native and non-native tree species for both 
streets and spaces

• Rain gardens throughout and planting to encourage 
biodiversity and habitat

Materiality

• Robust materials palette suitable for vehicular, cycling 
and pedestrian movement

• Sustainable drainage incorporated with paving where 
possible.

Birch Avenue

Talbot R
oad

Chester R
oad

Brian Statham
 W

ay

W
arw

ick Road

Botanical Avenue

Old Trafford 
Tram Station

New tree planting along Chester 
Road for improved streetscape

New and upgraded 
crossings to aid 

permeability towards 
Manchester United 
and Salford Quays

UA92

KEY
Wellbeing Route

Processional Route

Exhibition Walk

Greenway

Secondary pedestrian 
route

W
hite City W

ay

New public space around 
historic White City gates

Illustrative Landscape Masterplan

Neighbourhood green 
with adjacent new school
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Lancashire Cricket Club Ground, 1920

5.3 SOUTHERN                      
NE IGHBOURHOOD
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Area Today

Comprising the Cricket Club, Lancastrian 
House, the former B&Q site and large 
areas of surface car parking.

• A number of high defensive metal fencing boundaries to 
the Cricket Club, College and Lancastrian House detract 
from the sense of place.

• The Cricket Club have a longstanding association in this 
area and have plans to extend the east stadium including 
a new museum facing a revitalised pedestrian priority 
Brian Statham Way.

• Lancastrian House provides valuable and popular 
workplace for SME’s fringing Talbot Road which could be 
enhanced.

• A vacated B&Q site to the southern corner lies vacant 
and has significant opportunity for development 
complementing the cricket club’s sporting history and 
centre of excellence.

• Old Trafford tram station has no direct connection to 
Great Stone Road and the communities beyond.

1/ Lancashire Cricket Club
2/ Lancashire Cricket Ground
3/ Lancastrian Office Centre

1

SOUTHERN 
NEIGHBOURHOOD

Cricket          
nets practice

2 3

1

2

3
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Vision

A public centre of excellence for health 
and wellbeing, sport and exercise – using 
the great sporting and educational 
assets to leverage greater potential.

Opportunities

• Activate the Processional Route

•  Improve connections from Old Trafford Tram station 
towards the Quadrant.

• Consolidate leisure offer around the Cricket Club offer.

•  Explore synergies between the Cricket Club and a new 
Leisure Centre

• Remove barriers and fencing

• Create a new public square facing the Town Hall.

• Enhance tree lined avenues and green amenities 
particularly to Talbot Road

• Consolidate surface car parking into active uses

• Define the southern edge of the Sunken Gardens

Height and Scale

• The B&Q site is situated close to suburban housing - 
development is seen to a maximum of no more than 6 
storeys

• In-fill development is seen around Lancastrian House 
and opposite the Sunken Gardens up to 6 storeys.

1/ The Hive, Worcester Library
2/ UTS Alumni Green, Sydney (Australia)
3/ Formby Pool, Merseyside
4/ Avenue Mermoz Et Pinel, Lyon (France)

Existing 
Community

Stretford 
High School

Illustrative Masterplan

SOUTHERN 
NEIGHBOURHOOD

KEY

New Green Route

Heritage Asset

Proposed Landmark 
Buildings

Site Boundary

Health and Well-being Route

Proposed Civic Buildings

Improved Pedestrian 
Junction

Old Trafford 
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Trafford 
College

Trafford 
Town Hall

Stretford 
Police Station

MUFC 
Stadium
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Landscape Design Principles

Opening up the LCC stadium perimeter with 
active frontages to a new circular pedestrian 
route around the Lancashire Cricket Club, 
enabling a direct connection between Great 
Stone Road and the Metrolink tram station. 

Streets

• Strengthened frontage along Great Stone Road

• Improved connectivity across Talbot Road and Brian 
Statham Way to surrounding neighbourhoods

• Allow for break out space of existing commercial - the 
Lancastrian onto Talbot Road 

Spaces

• Allow 'breathing space' around the LCC stadium by 
encouraging positive edges

• Encourage development adjacent to main square to 
reinforce sense of place

• Clearly defined route in and out of the fan zone, while 
retaining the historic wall

Parking

• Consolidated parking provision within an MSCP on the 
former B&Q site

Boundary Treatment

• Structured planting along boundaries for enforcing 
edges and easy maintenance

Trees and Planting

• Formal and structural planting on edges

• Rain gardens where possible

Materiality

• Level surfaces, smooth and non-slip finishes for inclusive 
access and easy movement  of large groups of people

1/ Festival Square on Albert Square, Manchester 
2/ Anfield, Liverpool 
3/ St. Pancras, London 

SOUTHERN 
NEIGHBOURHOOD

Illustrative Landscape Masterplan

Talbot R
oad Brian Statham

 W
ay

Great Stone Road

Old Trafford 
Tram Station
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Secured fan zone during 
match days and retained 

parking on non-match days

New pedestrian 
crossing to connect the 

new neighbourhood 
with the Gorses

New circular pedestrian route 
will connect the surrounding 

neighbourhoods with the 
Old Trafford tram stop

Improved supercrossing 
at gateway towards the 

Sports Village Talbot Centre

Multiple pedestrian 
crossings along Talbot 

Road to aid permeability

KEY
Wellbeing Route

Processional Route

Greenway

Secondary pedestrian 

1

2 
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Trafford Town Hall

5.4 WESTERN                      
NE IGHBOURHOOD
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Area Today

Dominated by civic buildings to the 
south facing Talbot Road, the northern 
edge to Chester Road remains undefined 
with vacant areas and gap sites.  

• Grade-listed Trafford Town Hall stands as a beacon of 
civic pride for both the local area and wider borough, 
surrounded by verdant gardens and mature trees.

• Trafford College anchors the Great Stone Road corner, 
adjacent to the GMP site.

• Strong communities are housed within quality Victorian 
houses along Hornby and Barlow Roads adding a human 
scale with heritage value.

• Well-used Stretford Leisure Centre lies diminutively to 
the northwest, with facilities at the end of their service 
life.

• Tesco Extra offers a large surface car park and significant 
retail offer facing the busy arterial Chester Road.

1/ Town Hall 
2/ Stretford Police Station 
3/ Trafford College

WESTERN 
NEIGHBOURHOOD
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Leisure 
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Vision

Redefine the civic centre of Trafford with 
public spaces and places fitting to the 
rich heritage and function in the area.

Opportunities

• Consolidate Chester Road fringe built form to protect 
communities to the south.

• Further enhance the setting of the Town Hall, to Warwick 
and Talbot Roads.

• Redevelop the aging Stretford Leisure Centre site.

• Protect and enhance the civic qualities to Talbot Road in 
urban and green space design.

• Encourage permeability green route east-west from 
Stretford High towards Montague Road

• Reach out and connect to surrounding communities and 
greenspace

1/ Docklands City Park, Melbourne (Australia)
2. Ceres CB1, Cambridge
3/ Broadcasting Place, Leeds
4/ Pitt Street Mall, Sydney (Australia)
5/ Plaza de Santa Barbara, Madrid (Spain)
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Illustrative Masterplan
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Landscape Design Principles

Existing civic buildings hold the character fo this 
neighbourhood, with the reinforced Talbot Road 
- the Wellbeing Route - becoming its lifeblood. 

Streets

• Improved pedestrian and cycling environment along 
Talbot Road - the Wellbeing Route, including improved 
crossing with Great Stone Road

• New building on corner of Talbot Road and Great Stone 
Road announcing the Civic Quarter with a attractive 
frontage and active ground floors

• Improved pedestrian and cycling environment along 
Brian Statham Way with new supercrossing at junction 
with Chester Road to reinforce connection with 
Manchester United FC stadium

• Encourage dwell and spill-out space on Talbot Road for 
Trafford College 

• Introducing new pedestrian routes which tie into the 
existing north-south pedestrian network

• New east-west pedestrian connection between the civic 
buildings and Tesco - Exhibition Walk - opportunity for 
greening and rain gardens throughout

Spaces

• On Talbot Road improve quality of setting for the Town 
Hall Gardens

Parking

• Where possible, parking will be rationalised, encouraging 
the potential for outdoor amenity spaces

Boundary Treatment

• Soft boundary treatments to reinforce the existing 
character of the historic Trafford Town Hall Gardens and 
the landscape around the modern  extension

Trees and Planting

• New tree planting along Talbot Road to reinforce the 
avenue and green character of the Wellbeing Route

• Rich planting and rain gardens along Exhibition Walk

• Rain gardens where possible

Materiality

• Materials to complement those within Trafford Town Hall 
Gardens and the landscape around the new extension

WESTERN 
NEIGHBOURHOOD

1/ Trafford Town Hall Gardens 
2/ Grey to Green, West Bar, Sheffield 
3/ Kingdom Street, London 
4/ Exhibition Road, London Illustrative Landscape Masterplan
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mature trees

Hornby Road and 
Barlow Road street 

improvements

New strong landmark 
development 
at entrance to 

Neighbourhood

KEY
Wellbeing Route

Processional Route

Exhibition Walk

Greenway

Secondary pedestrian route

1

2

3

4

Introduced pedestrian route

Improved supercrossing 
at gateway towards the 

Sports Village Talbot Centre

CIVIC QUARTER AREA ACTION PLAN

 |  137 



 |  139 



Henshawe's Institution - 1890

5.5 NORTHERN                      
NE IGHBOURHOOD
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Area Today

The GMP Headquarters at Chester House were 
demolished in 2013 and the site lies largely 
vacant as a prime redevelopment opportunity 
facing Chester Road and Exchange Quay. 
Clues to the fascinating history of Henshaw’s 
Blind Asylum Institute can still be found 
and more secrets may still lie beneath.

• GMP call centre building remains on a large cleared site 
with significant potential for redevelopment, formerly 
the Henshaw Institute for Deaf and Blind, the gate posts 
of which remain to the northeast corner.

• Highly visible gateway to Old Trafford, facing the 
Exchange Quay commercial district, Chester Road artery 
and river Irwell.

• Well connected to Trafford Bar, Pomona and Wharfside 
tram stations.

• Wider loss of employment decline in the Old Trafford 
area including the recent departures of Kellogg’s and AJ 
Bell headquarters to Salford Quays and Exchange Quay.

1

1/ GMP Call Centre 
2/ Gateposts to the former Henshawe's Institute 
3/ Aerial View of Site

NORTHERN 
NEIGHBOURHOOD

1

2 3

2

1

1 2 3

2

CIVIC QUARTER AREA ACTION PLAN

 |  143 



Vision

A prime gateway location with opportunities to 
drive forward employment growth opportunities 
within a diverse and mixed-use neighbourhood.

Opportunities

•  Gateway neighbourhood development opportunity

• Capitalise on the potential of the Trafford Bar 
interchange and success of Exchange Quay opposite.

• Opportunity for significant modern workplace 
development offer as part of a mixed-use and vibrant 
neighbourhood.

• Consolidate Chester Road fringe built form to protect 
potential new amenity to the south

• Reveal the history of the Henshaw’s Asylum and ensure 
the remaining entrance posts are protected.

Height and Scale

•  Landmark buildings facing Chester Road can be justified 
if new public realm and workplace can be stimulated.

•  Lower scale seen to the southern boundary heritage 
neighbourhood with a landmark opportunity to the 
eastern corner entrance to a new green walking/cycling 
route.

1/ Central St. Giles Court, London

2/ Central St. Giles Court, London

3/ Pancras Square, London

4/ Trafalgar Place, London

New 
Community

MUFC 
Stadium

Illustrative Masterplan
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Landscape Design Principles

New active commercial-led neighbourhood 
at the eastern gateway to the Quarter.

Streets

• Encouraging connections back to Talbot Road and 
northwards to Chester Road

• Downgrading of Chester Road and White City Way to 
create more friendly pedestrian and cycle conditions

• Improving the pedestrian experience along Chester 
Road and White City Way with positive edges

• Regular intervals between pedestrian crossings to 
encourage north-south pedestrian permeability

• Start / end of Exhibition Walk to be demarcated

Spaces

• Address to the new commercial square at the centre of 
the scheme

• Potential for private courtyards within commercial 
developments

• Residential courtyards within potential residential 
blocks

Parking

• New multistorey parking proposed off Chester Road, 
taking advantage of turning to White City Way

Boundary Treatment

• Soft boundary treatments to commercial buildings

• Sensitive treatments to residential units to secure 
privacy and allow for appropriation of the semi-private 
spaces

Trees and Planting

• More formal planting around commercial buildings

• Ornamental tree species within green spaces

• Opportunity for green façades in places where there is 
lack of greening

Materiality

• Predominantly natural stone and concrete to suit the 
area's commercial use

1/ The Bar Code, Oslo 
2/ Pancras Square, London 
3/ Commercial Building, London 
4/ Telegraph Works, Greenwich, London

NORTHERN 
NEIGHBOURHOOD

Illustrative Landscape Masterplan
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Gateway space at beginning 
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Former Trafford Public Hall

5.6 EASTERN                      
NE IGHBOURHOOD
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Area Today

A fragmented but rich tapestry of historic 
buildings, trees and boundaries exist in this area 
with around an undefined high street area.

• North Talbot Road includes several underappreciated 
heritage assets starting from Trafford Bar station and its 
Victorian high street, leading to the former Tudorbethan 
Pub bowling club and Victorian Villas including Vryniew 
House, Trafford Public Hall and Ellis Llwyd Jones Hall.

• Lower scale buildings of quality undermined by vacant 
plots and poor developments at the Bingo Hall and 
Garage developments.

• Trafford Bar station serves as a minor interchange to 
both the Altrincham and Airport lines serving millions of 
passengers each year – significant potential to upgrade 
and enhance.

• The high street approach from the east is undefined with 
gap sites in a handful of key locations – urban repair 
required.

1

3

1/ Trafford Bowling Club 
2/ The Ellis Llwyd Jones Hall 
3/ Vyrniew House  
3/ Trafford Public Hall

1

EASTERN 
NEIGHBOURHOOD
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Vision

Repair, reconnect and celebrate  the rich 
fragmented historic fabric as the canvas for 
the identity of the area whilst unlocking the 
potential of the Trafford Bar station area.

Opportunities

• Announce gateway to Trafford Bar station with 
considerate new development between heritage assets.

• Define and expand high street character at Talbot Road 
and Seymour Grove junction.

• Retain and enhance heritage assets to repair and define 
unique urban character to the area.

• Announce gateway to Trafford Bar neighbourhood with 
high quality corner development to Chester / Talbot 
Road junction.

• Careful urban repair required to gap sites between 
heritage assets along Talbot Road.

• New green health and wellbeing route possible parallel 
to tram line

1/ Accordia, Cambridge

2/ Place Saint-Géry, Brussels (Belgium)

3/ Lonsdale Street, Dandenong (Australia)

4/ Aalborg Waterfront, Aalborg (Denmark)

Illustrative Masterplan
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Landscape Design Principles

Reduction in scale of development to 
complement the historic buildings on the site.

Streets

• Smaller grain residential character that reflects the built 
heritage of the site

• Positive address of the development onto the upgraded 
Talbot Road

Spaces

• Collection of smaller greenspaces punctuated along 
Talbot Road providing positive address to it 

• Predominance of heritage assets and historic and 
improved Bowling Green - active leisure park

• Maximising the existing amenity fringing the tram line - 
opportunity for creating a linear park with 'green' path to 
the newly proposed school and tram stations

Parking

• Organised on-street parking to animate the street.

Boundary Treatment

• Sensitive treatment to historic buildings and new 
development

Trees and Planting

• New tree planting to extend the Wellbeing Route 
character to this eastern end

• Rich green verges along Talbot Road and main routes to 
announce the Quarter and accentuate softness of the 
neighbourhood character

• Opportunity for individual trees to accentuate key 
corners

Materiality

• Sensitive treatment of surface and street furniture 
materials to complement and build on the historic 
setting and character of the area

1/ Gasholder Park, London 
2/ Outdoor market, York 
3/ Brunswick Park, Manchester 
4/ Poynton
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IMPLEMENTATION 
AND MONITORING

6



6.1 Working in Partnership

The Council does not have the resources to implement the AAP alone. Implementation and delivery of 
the AAP will require the Council to work closely with a range of different partners, including landowners 
and developers, as well as infrastructure providers and Transport for  Greater Manchester, to ensure 
a coordinated framework and approach to delivery. The AAP provides the necessary framework for 
coordinating a large number of development proposals, along with investment in infrastructure, across 
the whole of the Civic Quarter area, over the life of the Plan, and across all partners involved.

6.2 Monitoring and Review

The Council has a statutory requirement to prepare a Monitoring Report on the progress of Development Plan 
documents, the extent to which policies within these documents are being implemented and their effectiveness.

Monitoring is needed to establish 
what is happening now and what may 
happen in the future. By monitoring and 
studying trends it is possible to identify 
key challenges and opportunities for the 
future and enable policy to be adjusted 
or revised where necessary. Monitoring is 
also important to ensure that the aim of 
sustainable development is being achieved.

The Council will prepare an annual 
Monitoring Report on the Civic Quarter AAP 
that will:

•  assess the extent to which policies in 
the AAP are being implemented;

• set out, where a policy is not being 
implemented, the reasons why and 
what steps will be taken to ensure it is 
implemented;

• make available up-to-date information 
collected for monitoring purposes;

• identify the significant effects of 
implementing policies in the AAP and 
whether they are intended; and

• set out whether policies are to be 
amended or replaced.

6.3 Current Consultation

The Council has decided that in order to 
achieve its objectives and ambitions for the 
Civic Quarter area, it is necessary to advance 
an Area Action Plan which would form part 
of the Development Plan for the Borough, 
instead of the previous SPD. It is also noted 
that the AAP has expanded the masterplan 
area to the north east to ensure a more 
comprehensive approach, with further 
brownfield land now included to facilitate 
the delivery of a number of key sites.

Consultation 
Have Your Say

This consultation is on the Council’s 
“Preferred Option” Civic Quarter AAP (also 
referred to as the Regulation 18 Stage). The 
Council are seeking views of all interested 
parties on the vision, objectives and 
policies that will shape the future of the 
Civic Quarter Area.  

The Council is interested to hear the views 
of residents, businesses, landowners and 
other stakeholders on the proposed AAP 
and comments are welcomed on any part 
of the document.  

The Consultation will be open between 
Wednesday 5 February and Friday 20 
March 2020. 
 
The AAP document and all supporting 
information and evidence base documents 
can be found at [insert website]. 

Hard copies of this document will also be 
made available for the following locations:

Comments on the document can be made 
in the following ways: 

Phone xxxx

Envelope xxxx

[insert comments details] 

XXX 
XXX

XXX 
XXX

XXX 
XXX

[insert locations] [insert locations] [insert locations]
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