Part 1: Open to the Public – Item No.

REPORT OF THE LEAD MEMBER FOR PLANNING AND SUSTAINABLE
DEVELOPMENT
TO Council
ON Wednesday 18 November 2020

TITLE: Greater Manchester Spatial Framework (GMSF)
RECOMMENDATIONS:
It is recommended that Council:
1. Subject to the City Mayor in consultation with his Cabinet approving the
GMSF: Publication Draft 2020 and supporting background documents for
publication, agrees that the GMSF: Publication Draft 2020 and supporting
background documents are submitted to the Secretary of State for
examination pursuant to Regulation 19 of the Town and Country Planning
(Local Planning) (England) Regulations 2012 following the period for
representations between 1 December 2020 and 26 January 2021; and
2. Delegates authority to the Lead Chief Executive, Housing, Homelessness and
Infrastructure, in consultation with the Portfolio Leader for Housing,
Homelessness and Infrastructure to approve any minor or non-material
changes to the GMSF: Publication Draft 2020 and background documents
following the period for representations and prior to their submission to the
Secretary of State for examination.

EXECUTIVE SUMMARY: The Greater Manchester Spatial Framework (GMSF) has

been under preparation for a number of years. The GMSF will provide a city region
plan for homes, jobs and the environment, and will be a blueprint for a sustainable
Greater Manchester. It is now at the stage when it is proposed to be Published and
then subsequently Submitted to the Secretary of State for Examination.
Support for the Publication GMSF and supporting documents was sought at a
meeting of the City Mayor in consultation with his Cabinet on 10 November 2020.
Council is asked to approve that the GMSF: Publication Draft 2020 and supporting
background documents are submitted to the Secretary of State for examination
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following the period for representations. Approvals are being sought across all 10 of
the individual districts.
Subject to all of the necessary approvals being received, a formal period of
representations will start on 1 December 2020 and run for 8 weeks until 26 January
2021. Further details of the GMSF, the key implications for Salford, and details of site
allocations in the plan that are within Salford are detailed within the main body of this
report. Recommendations are shown at the start of this report.

BACKGROUND DOCUMENTS: See Appendix 1 of this report for full details of the
Publication GMSF background documents.
The following documents are appended to this Council Report:
•
•

Publication GMSF
Topic Papers for each of the 4 development allocations within Salford; these
summarise relevant parts of the evidence base and provide justification for each
of the allocations

KEY DECISION: Yes
The Publication Greater Manchester Spatial Framework is the version of the plan that
the city council (and the other 9 Greater Manchester districts) would like to adopt. It
cannot be adopted until the planning inspector(s) appointed to examine the plan have
issued their report at the end of the examination. It clearly has the potential to have a
significant impact on communities in two or more wards. For this reason, the decision
to approve the Publication GMSF for publication and a period of representations has
been published on the city council’s Forward Plan.

DETAILS:
1.

Introduction

1.1

Salford City Council has been working alongside the other nine Greater
Manchester councils and the Greater Manchester Combined Authority to
prepare the Greater Manchester Spatial Framework (GMSF). The GMSF will
be the overarching strategic Development Plan Document for Greater
Manchester.

1.2

The purpose of the GMSF is to:
• Identify the amount of new development that will come forward across
the 10 districts, in terms of housing, offices, and industry and
warehousing, and the main areas in which this will be focused

2

• Identify the important environmental assets across the conurbation
which will be protected and enhanced
• Allocate sites for employment and housing outside of the urban area
• Support the delivery of key infrastructure, such as transport and utilities
• Define a new Green Belt boundary for Greater Manchester
1.3

The plan also includes thematic policies that set standards for development,
for issues such as design, environmental performance and biodiversity. In
addition, it sets out policies to deliver an integrated transport network that
drives prosperity whilst protecting the environment, improving air quality and
transitioning to a zero-carbon future.

1.4

The GMSF is the spatial expression of the Greater Manchester Strategy. It sits
alongside the Local Industrial Strategy, Housing Strategy, 5 Year Environment
Plan, Digital and Cultural Strategies. Each of these plans is part of a coherent
set of measures that will seek to meet the overall objectives for Greater
Manchester.

1.5

The GMSF is supported by the Transport 2040 Delivery Plan, which will
outline the interventions required to achieve the transport vision for the city
region. At the same time, consultation on the Clean Air Plan will seek views on
how Greater Manchester plans to tackle air pollution, harming health and the
economy.

1.6

The GMSF is clearly key to creating the foundations for the scale of growth
and ambition for Greater Manchester. Although it will be part of the
Development Plan for each Greater Manchester local authority, it is a high
level strategic plan and does not cover everything that a district local plan
would. In this regard, the city council is well progressed with its Local Plan
(with consultation taking place on the Publication Version in January to March
2020).

Implications of Covid-19 pandemic
1.7

A report to the AGMA Executive Board meeting on 9 September 2020 outlined
the Greater Manchester approach to the delivery and implementation of long
term strategies in the light of the Covid 19 pandemic. While Covid 19 will
undoubtedly impact on the way GM delivers its ambitions it may also make
delivery of that ambition more challenging. There will be some difficult choices
and tensions that need to be managed in an integrated and balanced way.

1.8

Within this context, the need for a bold spatial plan to provide certainty and
guide development, investment and infrastructure has never been stronger.
Government has sent a very strong message that Covid-19 should not be a
reason to delay either the preparation of statutory plans or the determination of
planning applications through the publication of emergency guidance to enable
local authorities to continue to exercise their planning functions in a Covid-19
compliant way. The GMSF is an essential building block of the city-region’s
long term recovery.
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2.

GMSF - Process

2.1

In November 2014, the AGMA Executive Board recommended to the 10
Greater Manchester local authorities that they agree to prepare the GMSF as
a joint Development Plan Document (DPD).

Draft GMSF
2.2

Over the course of 2014/15, the 10 districts secured the approvals required to
enable the GMSF to be prepared. The first draft of the GMSF Joint DPD was
published for consultation on 31st October 2016, ending on 16th January
2017. The consultation generated significant interest and over 27,000
responses were received.

Revised Draft GMSF
2.3

Subsequent to the Draft GMSF, a Revised Draft version was published, and
this was consulted upon from January to March 2019, with over 17,000
responses being received.

Publication GMSF
2.4

Following the end of consultation on the Revised Draft GMSF, work has taken
place to analyse the responses (with a consultation summary report being
published in October 2019).

2.5

Key issues that have been raised during the preparation of the GMSF are as
follows:
•
•
•
•
•
•

Scale of Greater Manchester’s ambition – for both employment and
homes.
Credibility of evidence base – Local Housing Need Methodology,
economic forecasts in period of uncertainty
Brownfield preference/viability of the baseline land supply
Green Belt release for development – the case for exceptional
circumstances
Sustainability/viability of carbon proposals in the plan
Infrastructure required to support scale and pattern of growth

2.6

These issues have helped to inform the scope of the further evidence that has
been undertaken since March 2019 and which has influenced this final version
of the Plan (see below for more details of the evidence base). Given the
importance of the plan to the range of communities, organisations and
interests across Greater Manchester it is not surprising that the comments
received in relation to these issues were often divergent.

2.7

A Consultation Final Report accompanies the GMSF 2020, which outlines how
these issues have been considered and how the plan has been changed as a
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result of comments made, or why some comments have not resulted in
changes.
Consultation on the Publication GMSF
2.8

The Publication GMSF will be published on 1 December 2020, and comments
invited on it until 26 January 2021 (a period of 8 weeks) 1. This will be the last
opportunity to make comments on the GMSF before the public examination of
it. The purpose of this ‘publication stage’ is to enable people to make any
comments that they want to be considered at the public examination. It is not
intended to be another ‘consultation’ stage that results in amended version of
the document being produced

2.9

Whilst anyone can make a representation on any point relating to the
Publication GMSF, only those pertaining to the 4 tests of soundness will be
considered by the Inspector(s) at the public examination. In accordance with
paragraph 35 of the National Planning Policy Framework the plan must be
“sound”; plans are sound if they are:
a)
b)
c)
d)

Positively prepared
Justified
Effective
Consistent with national policy

2.10 Consultation will be carried out in line with the requirements of each district’s
Statement of Community Involvement. As noted above, the government has
been clear that the challenge posed by Covid 19 is not a sufficient reason to
delay local plan preparation. Equally however, all members of society are
required to adhere to guidance to help combat the spread of coronavirus
(Covid 19). The guidance has implications for how the public are engaged and
the ability of the districts to comply with policies including those set out in their
Statements of Community Involvement. Government (SCI) issued emergency
legislation (expiring 31 December 2020) to remove the legal requirement for
hard copies of the plan to be available in town halls/libraries and advised local
authorities to review their SCI to ensure that consultation can take place in a
Covid compliant way 2. Having regard to this, the city council has recently
adopted an updated SCI.
2.11 However, effective community engagement must be promoted by means
which are reasonably practicable. Government guidance strongly encourages
the use of online engagement methods. Engagement strategies are being
prepared which consider the potential use of methods, including virtual
exhibitions, digital consultations, and video conferencing.
2.12 In addition, consideration is being given as to what steps are reasonable to
ensure sections of the community that don’t have internet access are involved
Note that the Publication GMSF and background assessments and evidence have been in the public
domain since Friday 23 October given they were part of the papers for a meeting of AGMA Executive
Board on 30 October 2020.
2 Discussions are ongoing with MHCLG regarding the position with the emergency legislation.
1
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and consider alternative and creative ways to achieve this. Given the
uncertainty around the type of local/national lockdown which may be in place
at the time the consultation, different scenarios are being developed to
respond to different levels of social distancing/public interaction which may be
possible.
2.13 Notwithstanding the above, the Publication GMSF and supporting background
documents and evidence will be published on the GMCA website, and there
will be a link to this from the city council’s website. It is proposed that copies of
the GMSF itself will be available in each of the city’s libraries and gateway
centres (if this is possible at the relevant time having regard to Covid-19
guidance). An interactive map on MappingGM will enable people to view the
proposed allocations and designations. All stakeholders on the city council’s
planning consultee database will be notified at the start of the consultation and
there will be an article on the GMSF in Life IN Salford, and a press release.
Integrated assessment
2.14 As part of the development of the GMSF 2020, an Integrated Assessment (IA)
has been undertaken incorporating the requirements of:
•
•
•
•

2.15

Sustainability Appraisal (SA): mandatory under section 19 (5) of the
Planning and Compulsory Purchase Act 2004.
Strategic Environmental Assessment (SEA): mandatory under the
Environmental Assessment of Plans and Programmes Regulations 2004
(which transpose the European Directive 2001/42/EC into English law).
Equality Impact Assessment (EqIA): required to be undertaken for plans,
policies and strategies by the Equality Act 2010.
Health Impact Assessment (HIA): there is no statutory requirement to
undertake HIA, however it has been included to add value and depth to the
assessment process.

The IA contributes to the development of the GMSF through an iterative
assessment, which reviews the draft policies and the discrete site allocations
against the IA framework. Stakeholder consultation is a significant part of the
IA, and opinions and inputs from stakeholders have been sought on previous
iterations and will be sought on this 2020 IA, as part of the consultation on the
Publication GMSF.

Evidence base
2.16

It must be demonstrated that the plan has a realistic prospect of being
delivered in order to be found sound. For the GMSF, preparation of a robust
evidence base has been essential in order that the plan is ‘justified’.
Particularly important pieces of evidence relate to transport implications of the
plan and the proposed developments within it, and financial viability. These
have been extensive pieces of work that will be robustly tested at examination.
The transport work reviews the impact of development proposals on the local
and strategic road network and assesses opportunities to improve the use and
provision of sustainable transport modes. The viability work considers whether
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the development and policy proposals in the GMSF can realistically be
delivered, taking account of the market, development costs and the scope for
public support.
2.17 Appendix 1 lists the background papers which have informed the plan and
also provides a link to download the documents. As part of this, technical
assessments that have been produced on behalf of the majority landowner in
support of three of the GMSF site allocations which they are promoting in
Salford were published (Hazelhurst Farm, East of Boothstown, and Port
Salford extension). These documents have not been subject to a
comprehensive review by the relevant departments within the city council or
any relevant external organisations such as the Greater Manchester Ecology
Unit. As such, they are not endorsed by the city council or the GMCA at this
stage, but rather published for information as key pieces of technical work
undertaken on behalf of the majority landowner of the site. It is considered
helpful to publish these documents at this stage, so that people have as much
information as possible in making their comments on the Publication Draft
GMSF. The conclusions drawn in these reports are outlined for information,
where relevant, in Topic Papers for each allocation which are appended to this
Council report.
2.18 Note that the evidence base remains draft until all 10 councils have approved
the GMSF 2020 for Publication, as any potential changes that might be agreed
during the approval process may require some changes to the evidence.
2.19

One key supporting document will be a strategic Statement of Common
Ground. This will set out the key matters between the ten authorities agreeing
on the distribution and quantum of development contained in the Publication
Plan. It will also deal with any matters with other organisations that require to
be agreed to enable the Publication Plan to be submitted next year. There
may be a need for additional Statements of Common Ground to deal with
specific matters linked to the proposed site allocations and these will be the
responsibility of the relevant local authority to draw up if required.

Submission to the Secretary of State
2.20 Upon completion of the consultation on the Publication GMSF in early 2021, a
post-consultation report will be prepared and then the plan will be submitted to
the Secretary of State for Examination in mid- 2021. If major new issues arise
at the Publication Consultation stage it is likely that there would need to be
further consultation prior to any submission of the plan.
2.21 An Examination in Public takes place at which a Planning Inspector will
consider the joint DPD and representations made in respect of it and
determine whether the DPD is capable of being adopted, either with or without
amendments. As noted above, this process will consider the ‘soundness’ of
the plan. Assuming that the document is capable of adoption, whether with or
without amendments, the ultimate decision to adopt must be taken by each of
the 10 Full Councils
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Saved Unitary Development Plan (UDP) policies that will be superseded by
GMSF policies
2.22

In accordance with Regulation 8(5) of the Town and Country Planning (Local
Planning) (England) Regulations 2012, an assessment has been made as to
which saved UDP policies would be superseded by GMSF policies upon its
adoption. The findings of this assessment are shown in the table below 3:
Saved UDP policy
intended to be
superseded by GMSF
adoption
ST1- Sustainable Urban
Neighbourhoods
ST3 - Employment
Supply

GMSF policy (or policies) intended to
supersede saved UDP policy upon adoption

ST5 - Transport
Networks

•
•
•
•
•
•

ST12 - Development
Density
ST13 - Natural
Environmental Assets

•

GM-H 4 - Density of New Housing

•
•
•
•
•
•
•

•

GM-G 1 - Valuing Important Landscapes
GM-G 2 - Green Infrastructure Network
GM-G 3 - River Valleys and Waterways
GM-G 4 - Lowland Wetlands and Mosslands
GM-G 6 - Urban Green Space
GM-G 7 - Trees and Woodland
GM-G 8 - Standards for a Greener Greater
Manchester
GM-G 9 - A Net Enhancement of Biodiversity
and Geodiversity
GM-G10 - The Greater Manchester Green
Belt
GM-S 2 - Carbon and Energy

•

GM-E 2 - Heritage

•

GM-S 1 - Sustainable Development

•

GM-P 1 - Supporting Long-Term Economic
Growth
GM-P 3 - Office Development
GM-P 4 - Industry and Warehousing
Development
GM-N 1 - Our Integrated Network
GM-N 3 - Our Public Transport
GM-N 4 - Streets for All
GM-N 5 - Walking and Cycling
GM-N 6 - Freight and Logistics
GM-N 7 - Transport Requirements of New
Development

•
•

•
•
ST14 - Global
Environment
ST15 - Historic
Environment

Note that should the Salford Local Plan: Development Management Policies and Designations
document (SLP: DMP) be adopted before the GMSF, as currently anticipated, then all of the saved
UDP policies (including those in the table), will have already been superseded by policies in the SLP:
DMP,
3
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EN1 - Development
Affecting the Green Belt
3.

•

GM-G 10 - The Greater Manchester Green
Belt

Overview of the 2020 Publication GMSF

Spatial Strategy
3.1

3.2

The GMSF seeks to maintain a broad spatial strategy that has underpinned
the growth of the city region for the past 30 years. The focus is on supporting a
significantly improved economic performance within a truly sustainable city
region. The strategy seeks to maximise the benefit of Greater Manchester’s
assets, and seeks to deliver sustainable, inclusive growth. It has 3 key spatial
elements:
•

Significant growth in jobs and housing at the core – continuing
development in the ‘core growth area’ encompassing the city centre
(Manchester and Salford) and beyond to the Etihad in the east, through to
the Quays, Trafford Park and Port Salford in the west. In addition, the
GMSF aims to use the potential for investment to address regeneration
challenges and identifies inner areas of Greater Manchester for
regeneration (surrounding inner parts of Manchester, Salford and Trafford)

•

Boosting the competitiveness of the northern districts (identified as Bolton,
Bury, Oldham, Rochdale, Tameside, Wigan and West Salford) – provision
of significant new employment opportunities and a commitment that
collectively the northern districts meet their own local housing need

•

Sustaining the competitiveness of the southern districts (Stockport, most of
Trafford and south Manchester) – supporting key economic drivers, for
example around Wythenshawe hospital and the Airport, Stockport Town
Centre (including the Mayoral Development Corporation) realising the
opportunities offered by national infrastructure investment, e.g. HS2, whilst
recognising the important green infrastructure assets in the area.

In line with the above, Salford is at the heart of the GMSF strategy. The ongoing growth at the core of the conurbation means that continued investment
in the City Centre and at Salford Quays is essential. This both supports the
success of Greater Manchester and enables growth to be maximised in the
most sustainable locations, reducing pressure for development in other areas.

Employment
3.3

Economic prosperity is central to the overall strategy for Greater Manchester.
It is essential to raising incomes, improving health and quality of life, and
providing the finances to deliver better infrastructure, services and facilities.

3.4

The Greater Manchester Independent Prosperity Review 2019 indicated that
Greater Manchester was the most economically diverse city region economy
with world-class strengths in advanced materials and health innovation.
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However, the Prosperity Review also acknowledged that for two decades
Greater Manchester’s productivity consistently remained at 90% of the UK
level.
3.5

There is a growing body of evidence that the worst effects of the COVID-19
pandemic have amplified pre-existing patterns of not only health, but also
economic inequality. This gap is linked to economic inequality with overall pay
levels and salary growth in Greater Manchester lagging behind UK averages.
The growth in employment in low productivity sectors witnessed in Greater
Manchester over the last decade further explains this, as these sectors are
likely to pay lower wages and invest in lower value business models which
perpetuate the challenges. Furthermore, it is in these sectors of the
foundational economy (retail, hospitality and leisure) in which employees have
tended to be hardest hit during the COVID-19 crisis.

3.6

Growing inequalities have a major impact on quality of life for Greater
Manchester residents such as the ability to afford decent housing, good quality
food and services. As emergency support schemes from government are
withdrawn, a greater focus is needed to support businesses in the foundational
economy in Greater Manchester to adopt a sustainable footing, enabling them
to identify ways to adopt higher value business models while preventing
further employment losses.

3.7

Greater Manchester has the opportunity to lead with the ’levelling up’ agenda
helping to deliver a more successful North of England and aiding the long-term
economic success of the country as a whole. The GMSF supports high levels
of economic growth across Greater Manchester and seeks to put in place the
measures that will enable such growth to continue in the even longer-term.
However, delivering these high levels of growth means that Greater
Manchester will need to continue to invest in the sites and critical infrastructure
that will make it an even more attractive place for businesses to invest,
bringing high-value, well paid jobs, to the city region; invest in skills and
business development to support the foundational economy, and promote the
continued progress towards a low-carbon economy.

3.8

In pursuit of this, the GMSF proposes at least 2.46 million sqm of new office
floorspace and at least 4.1 million sqm of industrial and warehousing
floorspace across Greater Manchester over the plan period. Salford accounts
for around 10% and 12% of the new office and industry / warehousing
respectively. The vast majority of new office floorspace within Salford will be
within City Centre Salford, whilst Port Salford (and its expansion) will be a key
focus for new employment floorspace.

Housing
3.9

The Government has introduced a standard methodology for calculating local
housing needs to provide local authorities with a clear and consistent
understanding of the number of new homes needed in an area. If insufficient
new homes are provided to meet increasing demand, then there is a risk that
affordability levels will worsen, and people will not have access to suitable
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accommodation that meets their needs. The construction of new housing is
also an important part of the economy, providing large numbers of jobs and
often securing the redevelopment of derelict and underused sites.
3.10 Applying the current methodology for calculating local housing need means
that 10,534 homes are required in Greater Manchester per annum, equating to
just under 180,000 net additional new homes over the plan period of 2020-37.
This is based on the 2014-based household projections and an affordability
uplift as required by the national planning practice guidance.
3.11 The individual district local housing need figures (which add up to the 180,000
new homes) has then been redistributed within Greater Manchester having
regard to the plan strategy, availability of land etc. As a result of this, Salford’s
housing requirement over the period 2020-37 is 28,560 dwellings (an annual
average of 1,680) which is nearly 6,000 higher than its own local housing need
figure of 22,848 dwellings (an annual average of 1,344). This redistribution
reflects the strength of the high density apartment market in the conurbation
core (in places like Greengate, Chapel Street, The Crescent and Salford
Quays), and results in Salford providing 16% of the total new housing that will
be provided across Greater Manchester over the period 2020-37.
3.12 The plan also sets out Greater Manchester’s commitment to deliver more
affordable housing - 50,000 dwellings over the plan period, including 30,000
for social or affordable rent. Salford’s Local Plan sets out more detailed
requirements relating to the provision of affordable housing as part of new
developments.
Environment
3.13 GMSF is not solely concerned with accommodating development. It also
includes a range of policies designed to protect and enhance Greater
Manchester’s many and varied green spaces and features which are used in
many different ways and afforded many different values by the people who
live, work or visit the city-region.
3.14 The GMSF supports the important role of Greater Manchester’s natural assets
by:
•
•
•
•

Taking a landscape scale approach to nature restoration
Seeking to protect and enhance Greater Manchester’s network of green
and blue infrastructure
Seeking a significant overall enhancement of biodiversity and geodiversity
Seeking to maintain a new and defensible Green Belt which will endure
beyond this plan period.

3.15 The GMSF sets out policy relating to the lowland wetlands and mosslands.
These cover substantial areas within Salford West (Chat Moss primarily but
also Clifton Moss) and extend into Wigan and south west Trafford. All of these
areas have significant green infrastructure functionality and are significant in
terms of their biodiversity and geodiversity resources. There is a focus in the
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GMSF on considerably expanding public access across the areas, including
through the enhancement of recreation opportunities The importance of the
habitats and wider landscape means that there is a strong emphasis on the
retention and improvement of lowland wetlands and mosslands, and the
majority of these areas will see little or no development. Some sections of
undeveloped mossland (such as land to the North of Irlam Station and Port
Salford extension), however, are considered appropriate for future
development as they are well-located to make a notable contribution to
delivering more balanced and inclusive growth. See below for further details of
these two allocations.
3.16 Furthermore, the GMSF supports wider strategies around clean air, walking
and cycling and underpins Greater Manchester’s ambition to be a carbon
neutral city-region by 2038. A key element of this is to require all new
development to be net zero carbon by 2028.
Brownfield land preference
3.17 There is a strong focus in the GMSF on directing new development towards
sites within the existing urban area, which are often in sustainable locations,
close to facilities and served by existing infrastructure. Maximising the use of
land in the urban area reduces the need to release greenfield and Green Belt
land for development. Given this, the land supply identified for development in
the plan is largely on brownfield land within the urban area.
3.18 Specifically, within Salford, the vast majority of new office floorspace will be
located within City Centre Salford, whilst at least 85% of all new housing built
between 2020 and 2037 across the city will be on previously developed land.
In terms of industry and warehousing floorspace there is a significant Green
Belt release associated with the Port Salford Extension allocation, however
this allocation takes advantage of its unique (in a Greater Manchester context)
access to tri-modal connections (water, rail and road).
3.19 There are significant viability issues in parts of the conurbation and there is a
need to continue to press Government for support to remediate contaminated
land, to provide funding for infrastructure and to support alternative models of
housing delivery. The recently announced Brownfield Land Fund is targeted at
Combined Authorities and the £81m allocated to Greater Manchester begins to
help to address viability issues but it is not enough to enable the full potential
of our brownfield land supply to be realised. Greater Manchester and the
districts will continue to engage with government in order to secure the
necessary funding.
Transport
3.20 The vision is that by 2040 half of all daily trips in Greater Manchester to be
made by public transport, cycling and walking. This will mean a million more
trips each day using sustainable and active modes of travel. Analysis suggests
that achieving this will enable Greater Manchester to deliver its economic
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growth ambitions without increasing overall motor-vehicle traffic in Greater
Manchester.
3.21 The Greater Manchester Transport Strategy 2040 4 has been refreshed and
has been published alongside the GMSF. It outlines how significant
investment in sustainable modes of transport will be essential to achieving this
vision. The Strategy is supported by a 5-Year Delivery Plan 5 which sets out
the immediate and longer term programme for transport interventions needed
to support sustainable growth. The 2040 5-Year Delivery Plan will also be
used to incorporate the strategic transport interventions needed for the new
GMSF growth allocations into Greater Manchester’s wider programme and
funding requirements. The 2040 5-Year Delivery Plan is the framework for
transport investment, across Greater Manchester, required to support growth
throughout the GMSF plan period and as such should be read alongside the
GMSF ‘Our Network’ chapter.
3.22 Central Government funding and support from developers, will be essential for
the delivery of some of the required transport interventions. New
developments will also help generate the demand for transport services that
will make new investment viable.
Green Belt
3.23 A considerable focus of the GMSF is ensuring that development outside the
current urban area is as sustainable as possible. However, the limited release
of Green Belt for both housing and employment development is proposed in
order to ensure needs are fully met. The net loss of Green Belt across Greater
Manchester is 1,939 hectares. This represents a reduction of over 60%
(60.3%) from 2016 GMSF. This has been achieved through removing a
number of sites, reducing the extent of Green Belt release within sites, and
proposing a number of Green Belt additions.
3.24 The proposals in GMSF would result in the overall extent of the Greater
Manchester Green Belt reducing by 325%%. The current Greater Manchester
Green Belt covers almost 47% of the land area of Greater Manchester; the
proposals in GMSF 2020 would reduce this by around 1.5% meaning that
45.3% of Greater Manchester land area would remain as designated Green
Belt.
3.25 As explained in more detail below, three sites in Salford are allocated in the
GMSF for housing development and one for employment floorspace. As a
result of these allocations a total 237 hectares of land would be removed from
the current Green Belt as follows:
•
•
•

Port Salford Extension = 124 hectares
North of Irlam Station = 67 hectares
East of Boothstown = 30 hectares

GMCA (2017) Greater Manchester Transport Strategy 2040
Visit http://www.tfgm.com/2040 for the latest version of the Greater Manchester Transport Strategy
2040 Delivery Plan
4
5
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•

Hazelhurst Farm = 17 Hectares

3.26 The Publication GMSF also proposes the designation of 263 hectares of new
Green Belt across the city as follows:
•
•
•
•
•

West Salford Greenway = 184 hectares
Blackleach Country Park = 34 hectares
West of Burgess Farm = 25 hectares
Part of Cutacre Country Park = 15 hectares
Land south of Slack Brook Country Park = 4 hectares

3.27 Having regard to the above, there will be a net gain of 26 hectares of Green
Belt across Salford as a result of proposals in the GMSF. The map below
shows the proposed removals and additions to the Green Belt.

14

15

Land currently in the Green Belt proposed for development in Salford
3.28 As noted above, there are four development allocations in Salford that are
currently in the Green Belt. Brief details of these allocations are set out below.
Further details are provided in Topic Papers which have been produced for
each allocation, outlining the key issues and the associated evidence base
(and are appended to this Council Report).
Hazelhurst Farm
3.29 Hazelhurst Farm is a proposed housing site in the ward of Worsley that lies to
the east of the M60 and south of the A580 East Lancashire Road. It is
proposed for 400 new homes and has a site size of 16.7ha. The site benefits
from close proximity to stops for the Leigh-Salford-Manchester bus rapid
transit service, providing good public transport access to the employment and
leisure opportunities in the City Centre. It is important to the sustainable
development of the site that it is designed to maximise the use of those
services, and this is likely to require some off-site improvements to pedestrian
routes to the stops as well as influencing the on-site layout.
3.30 Subject to an assessment of need when detailed development proposals are
prepared, the site may include a new primary school. Half of the new homes
will be affordable with some directed towards off-site provision. 75% of the
affordable homes being social/affordable rent and the remainder shared
ownership. This affordable housing requirement is the same as that in the
Revised Draft GMSF and its viability has been tested through the work of
Three Dragons.
East of Boothstown
3.31 The East of Boothstown housing site is 29.1ha in size and is to the immediate
west of the RHS Garden Bridgewater site, between Leigh Road and the
Bridgewater Canal. It is in the wards of Boothstown and Ellenbrook, and
Worsley. This site is expected be developed for 300 homes, provided in a low
density and very high quality environment, with enhanced green space to
complement the adjacent RHS site. Half of the new homes will be affordable,
with some directed towards off-site provision. 75% of the affordable homes will
be social/affordable rent and the remainder shared ownership. This affordable
housing requirement is the same as that in the Revised Draft GMSF and its
viability has been tested through the work of Three Dragons.
3.32 The site offers one of a small number of opportunities within Greater
Manchester to deliver very high value housing in an extremely attractive
environment, benefiting not only from an established premium housing market
but also a location immediately next to the new RHS Garden Bridgewater
which is due to open in 2021.
3.33 The new evidence base for this site has identified a higher level of flood risk in
this area than that previously assumed. The policy has therefore been
amended to require that development proposals will need to fully consider and
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provide effective mitigation for this flood risk, addressing the outcomes of the
Strategic Flood Risk Assessment, ensuring that the site remains safe from
flooding and does not increase the risk of flooding elsewhere. In addition, the
policy has been updated to require a green buffer along the eastern boundary
of the site, facing RHS Bridgewater.
North of Irlam Station
3.34 The North of Irlam Station site in the Publication GMSF is 58.5ha in size and is
within the Cadishead ward. The site has been identified as being appropriate
for development due to its location next to Irlam rail station, with services that
provide easy access to the huge range of employment and leisure opportunities
in the City Centre and Trafford Park (given this it rates highly in the site selection
process which as identified the allocations across Greater Manchester). There is
also the potential to improve the current services at Irlam Station, given the
increase in local population as a result of new development. The site also
benefits from proximity to Northbank Industrial Park just to the south and bus
routes to Port Salford and Eccles to the east.
3.35 At the revised draft stage, the site was allocated for 1,600 new homes. Since
that time, discussions have taken place with all of the landowners that were
part of the allocated land (there are multiple owners). One of the landowners
has confirmed to the city council that they no longer wish for their land to be
developed and so on this basis around 5ha of land that was allocated at the
Revised Draft stage no longer forms part of the allocation. The removal of this
land means that the capacity of the allocation has reduced to 1,400 new
homes. Although the site can accommodate 1,400 new homes, work
undertaken to date has only confirmed that the local highway network has
capacity to accommodate 1,100. Further work is needed to demonstrate that a
further 300 homes can be accommodated; potentially involving additional
interventions in the surrounding highway network, particularly linked to Port
Salford and the Western Gateway, which will provide additional local and
strategic highway capacity
3.36 Even though there has been a reduction in the size and number of new homes
within the allocation, it is still a significant proposal that will include a new
primary school (if it is demonstrated that there is no capacity in the local area
at the time the allocation comes forward), and considerable enhancements to
green infrastructure and access to wider the Chat Moss area.
3.37 At this stage an indicative layout / masterplan plan has not been prepared for
the site. However, broad assumptions were provided to Three Dragons to
enable work on the financial viability of the site to be completed. This assumed
that apartments would be closest to the areas around Irlam Station at a net
density of around 70 dwellings per hectare (at a maximum of 4 storeys in
height), with houses being provided on the site at a net density of 35 dwellings
per hectare. A two form entry primary school would take up around 2 hectares
of land. Given the above assumptions and a total site area of nearly 59
hectares, around 55% of the site would accommodate built development if
1,100 dwellings were built. The remaining land would provide land for other
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policy requirements, such as open space, allotments and a neighbourhood
park, as identified above. Should 1,400 dwellings come forward, then around
70% of the site would be for built development.
3.38 The proposed development would be on an area of peat. Work has been
ongoing in order to better understand the ground conditions, with co-operation
from the landowners. The following reports have been published:
•
•
•

Preliminary risk assessment (Urban Vision, January 2019)
Ground Investigations report (Capita, July 2020)
Non-technical summary (SCC Environmental Consultancy, August 2019)

3.39 A summary of the findings is set out below:
•
•

•

•

19 boreholes were drilled and analysed and ground gas monitoring
completed.
Peat was found to range in depths between 0.70 metres and 4.45 metres
below ground on the site, with peat depths increasing from the southwest
to the northeast of the site. Peat levels are generally lowest in the
southern parts of the site.
There is currently no reason to conclude the site cannot be developed as
intended, using alternative foundation technologies which exist (for
example soil mixing, vibrated concrete columns and piled foundations).
The most appropriate solutions will be considered at the detailed design
stage.
Whilst it is considered that sufficient information is known about the
ground conditions to determine that the site can be allocated, further
technical assessments will need to be undertaken at the masterplanning
stage including soil testing for contamination, ground gas/ground water
monitoring, further geotechnical testing and a hydrological assessment in
order to consider the impacts on Chat Moss.

3.40 Development on peat has implications for both the potential environmental
impact and financial cost of development. Taking into account discussions with
the GMCA Core Investment Team and Deep Soil Mixing (a specialist ground
remediation / improvement company) at this stage it is estimated that the
additional build costs associated with ground conditions (i.e. the peat) at the
North of Irlam Station site is around £24m and £29m for 1,100 and 1,400
dwellings respectively. These costs are additional to standard build costs
associated with more typical developments. These costs have been used by
Three Dragons as part of their assessment as to whether the site is financially
viable for development. They have concluded that schemes of 1,100 and
1,400 dwellings are viable, including with the provision of 25% affordable
housing (75% of which will be social / affordable rent and the remainder
shared ownership).
3.41 Whilst the site does have value in terms of carbon sequestration and
biodiversity, it constitutes around 1% of the total mosslands. The benefit of
providing family and affordable homes in a location close to high quality public
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transport via Irlam Station is considered to warrant the environmental impact
of the proposal in the overall planning balance.
Port Salford Extension
3.42 The extension of Port Salford is a 108.6ha site and a key commercial
investment opportunity. The first phase of Port Salford to the south of the A57
Liverpool Road has extant planning permission for 150,000 sqm of
employment development, with some of this already having been completed.
The proposal within the GMSF would see Port Salford expand considerably to
the north of the A57, providing an additional 320,000 sqm of floorspace,
primarily for logistics and port-related activity. This floorspace will significantly
boost the competitiveness of Greater Manchester, offering the type of site that
can compete with locations internationally for investment.
3.43 One of the key attributes of Port Salford is its potential to remove freight from
roads and move it more sustainably by rail and water, and it will be vital that
any development of the site takes advantage of this by utilising the
infrastructure delivered as part of the permitted scheme. As a result of this, the
GMSF policy for the expansion of Port Salford requires that development
cannot commence until the rail link, highway improvements, canal berths and
container terminal associated with the permitted Port Salford scheme have
been completed and are operational and there is a clear commitment to the
ongoing maintenance and full operation of this transport infrastructure. In
addition, the policy requires that necessary highway improvements are
delivered to cater for the additional traffic created by the expansion of Port
Salford
3.44 It is recognised that there is a need for further infrastructure investment to
support the expansion of Port Salford. To enable the proposed allocation to
proceed there is a need for further evidence to identify the nature of the most
effective infrastructure scheme to support growth, both of Port Salford and at
other strategic opportunities in this general area. The City Council is engaged
with key partners to progress this work and this will be progressed in the run
up to the examination of the GMSF.
4.

Next steps in producing the Greater Manchester Spatial Framework

4.1

The stages remaining in producing the GMSF, together with the anticipated
dates are set out in table 1 below.
Table 1: Remaining stages in the production of the GMSF
Stage
Dates
Submission of the GMSF
July 2021
Public examination and Inspector’s report October 2021 to June 2022
Adoption
July 2022

5.

Recommendations
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5.1

Recommendations are found at the front of the report and are repeated below:
It is recommended that Council:
1. Subject to the City Mayor in consultation with his Cabinet approving the
GMSF: Publication Draft 2020 and supporting background documents for
publication, agrees that the GMSF: Publication Draft 2020 and supporting
background documents are submitted to the Secretary of State for
examination pursuant to Regulation 19 of the Town and Country Planning
(Local Planning) (England) Regulations 2012 following the period for
representations between 1 December 2020 and 26 January 2021; and
2. Delegates authority to the Lead Chief Executive, Housing, Homelessness
and Infrastructure, in consultation with the Portfolio Leader for Housing,
Homelessness and Infrastructure to approve any minor or non-material
changes to the GMSF: Publication Draft 2020 and background documents
following the period for representations and prior to their submission to the
Secretary of State for examination.

KEY COUNCIL POLICIES: The GMSF will set out policy that would apply to the

determination of planning applications and will form part of the Development Plan for
Salford. The city council is continuing to progress its Local Plan which will also form
part of the Development Plan and will replace the saved polices of the Unitary
Development Plan.

EQUALITY IMPACT ASSESSMENT AND IMPLICATIONS: The Publication

GMSF is accompanied by an Integrated Assessment, which as noted within the main
body of this report includes consideration of equality impacts having regard to the
protected characteristics in the Equalities Act 2010.

ASSESSMENT OF RISK: The GMSF has been under production for a number of

years. Significant challenges have been made to the 2016 and 2019 draft versions,
from various parties including local residents, landowners / developers and statutory
consultees. It is likely that such representations will also be made to the Publication
Plan. The GMSF needs to found sound at Examination and it is important that the
evidence is robust as part of this. Significant work has been undertaken in relation to
this in order to minimise the risk of the plan being found to be unsound.

LEGAL IMPLICATIONS Supplied by: Stephanie Hall, Principal Solicitor,
Shared Legal Service
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The legislative requirements for the preparation of the GMSF in the Planning and
Compulsory Purchase Act 2004 (“2004 Act”) and the Town and Country Planning
(Local Planning) (England) Regulations 2012 (“2012 Regulations”) have been
complied with.
The draft plan must be submitted to the Secretary of State for independent
examination (s20 of the 2004 Act) along with the documents prescribed by
Regulation 22 of the 2012 Regulations. Prior to submission to the Secretary of State,
the draft plan must be published, and comments invited, pursuant to Regulation 19
and Regulation 20 of the 2012 Regulations.
If the proposed plan is not prepared in accordance with the 2004 Act and the 2012
Regulations, any subsequent attempt by the Council to adopt the plan would be
susceptible to challenge.

FINANCIAL IMPLICATIONS Supplied by: Martin Anglesey, Finance
Officer
No Finance costs associated with the Publication stage of the GMSF.

PROCUREMENT IMPLICATIONS Supplied by: Not applicable
HR IMPLICATIONS Supplied by: Not applicable

CLIMATE CHANGE IMPLICATIONS Supplied by: Michael Hemingway
Greater Manchester aims to be at the forefront of action on climate change and to
make its equitable contribution to climate change commitments.
To support this the GMSF will:
•
•
•
•
•
•

Include policy for carbon neutral new development by 2028
Encourage energy efficiency
Encourage and facilitate renewable and low carbon energy generation
Promote sustainable patterns of development that minimise the need to travel
and improve air quality
Encourage development that reduces car dependency
Facilitate provision of infrastructure for low and no emission vehicles.
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OTHER DIRECTORATES CONSULTED: Not applicable
CONTACT OFFICER: James Shuttleworth (Head of Planning)
james.shuttleworth@salford.gov.uk

WARDS TO WHICH REPORT RELATES: All
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APPENDIX 1
BACKGROUND PAPERS
The following papers have been informed the preparation of the 2020 Publication
GMSF. Copies of these reports can be found on the GMCA website at:
https://www.greatermanchester-ca.gov.uk/what-we-do/housing/gmsf2020/supportingdocuments/
1)
2)
3)
4)
5)
6)
7)
8)
9)
10)
11)
12)
13)
14)
15)
16)
17)
18)
19)
20)
21)
22)
23)
24)
25)
26)
27)
28)
29)
30)
31)
32)
33)
34)
35)

GMSF Integrated Appraisal Report and Non-Technical Summary
GMSF Integrated Assessment Scoping Report 2020
Integrated Assessment of GMSF 2020 Growth and Spatial Options Paper
Habitats Regulations Assessment of the GMSF
GMSF Statement of Consultation (October 2020)
Land Supply Data (Housing)
Land Supply Data (Industry & Warehousing)
Land Supply Data (Offices)
Site Selection GMSF 2020
GMSF 2020 Growth and Spatial Options Papers
GMSF Strategic Viability Assessment Stage 1
GMSF Strategic Viability Assessment Stage 1 Technical Appendices
GM allocations – Viability Assessment
Carbon and Energy Implementation Part 1 - Technical Analysis
Carbon and Energy Implementation Part 2 - Carbon Offsetting
Carbon and Energy Implementation Part 2 - Fund Size Appendix B
GM Strategic Flood Risk Assessment Level 1 – Report and Appendices
GM Flood Risk Management Framework
GM Strategic Flood Risk Assessment Level 2 - Report and Appendices
Flood Risk Sequential Test and Exception Test Evidence Paper
Carbon and Fracking
Economic Forecasts for Greater Manchester
Employment Land Needs in Greater Manchester
Covid-19 and the GMSF Growth Options
Greater Manchester Strategic Housing Market Assessment
Greater Manchester Gypsy and Traveller and Travelling Showperson
Accommodation Assessment Update 2018
Green Infrastructure Policy Context
Guidance For Greater Manchester – Embedding Green Infrastructure
Principles
Biodiversity Net Gain Proposed Guidance for Greater Manchester
Greater Manchester Biodiversity Net Gain Summary Report
Stage 1 Greater Manchester Green Belt Assessment (2016) Report and
Appendices
GMSF Landscape Character Assessment (2018)
Stage 2 GM Green Belt Study - Cumulative Assessment of Proposed 2020
GMSF Allocations and Additions (2020)
Stage 2 Greater Manchester Green Belt Study – Assessment of Proposed
2019 Allocations (2020)
Stage 2 GM Green Belt Study – Contribution Assessment of Proposed 2020
GMSF Green Belt Additions (2020)
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36)
37)
38)
39)
40)
41)
42)
43)
44)
45)
46)

Stage 2 GM Green Belt Study – Identification of Opportunities to Enhance the
Beneficial use of the GM Green Belt (2020)
Our Case for Exceptional Circumstances
GMSF 1 Historic Environment Assessment Summary Report June 2019
Historic Environment Background Paper
Greater Manchester Transport Strategy 2040 Refresh
Our 5-Year Transport Delivery Plan 2020-2025
Greater Manchester Transport Strategy - 2040 Right Mix Technical Note
Transport Locality Assessments – Introductory Note and Assessments –
Cross-boundary and district allocations
Transport Strategic Modelling Technical Note
Existing Land Supply and Transport Technical Note
Greater Manchester’s Outline Business Case to tackle Nitrogen Dioxide
Exceedances at the Roadside – Strategic Case

District site specific evidence
In addition to the above Greater Manchester / Plan-wide background papers,
additional papers have been produced that are specifically related to each of the
proposed allocations. Copies of all these documents are also available at the link
above.
Specifically relating to the allocations in Salford, the list below identifies the
documents that have been published on the GMCA website. Note that as part of this,
technical assessments that have been produced on behalf of the majority landowner
in support of three of the GMSF site allocations which they are promoting in Salford
were published (Hazelhurst Farm, East of Boothstown, and Port Salford extension).
These documents have not been subject to a comprehensive review by the relevant
departments within the city council or any relevant external organisations such as the
Greater Manchester Ecology Unit. As such, they are not endorsed by the city council
or the GMCA at this stage, but rather published for information as key pieces of
technical work undertaken on behalf of the majority landowner of the site. It is
considered helpful to publish these documents at this stage, so that people have as
much information as possible in making their comments on the Publication Draft
GMSF. The conclusions drawn in these reports are outlined for information, where
relevant, in the Topic Papers for each allocation.
Hazelhurst Farm:
•
•
•

Archaeological Appraisal (November 2018)
Ecology and Green Infrastructure background report (October 2020)
Heritage Appraisal of site allocations (February 2019)

Site promoter documents
•
•
•
•
•

Agricultural Land Classification (RAC – November 2019)
Baseline Air Quality Assessment (Air Quality Consultants – March 2019)
Ecological Assessment (ESL – July 2017)
Education Briefing Note (EFM - March 2019)
High level Archaeological Assessment (Peel - no specified date)
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•
•
•
•
•

Initial Heritage Appraisal (Turley – April 2020)
Noise Review (Cundall – March 2019)
Site Appraisal – Drainage and Flood Risk (WSP – March 2019)
Transport Statement (TTHC – March 2019)
Walkover Habitat Survey (TEP – March 2020)

East of Boothstown:
•
•
•

Archaeological Appraisal (November 2018)
Heritage Appraisal of site allocations (Originally published in Feb 2019)
Water courses and water quality (October 2020)

Site promoter documents
•
•
•
•
•
•
•
•
•

Agricultural Land Quality (RAC – November 2019)
Baseline Air Quality Assessment (Air Quality Consultants – March 2019)
Ecological Representation (TEP - March 2019)
Education Briefing Note (EFM – March 2019)
Flood Risk Letter (WSP – July 2020)
High level Archaeological Assessment (Peel – no specified date)
Initial Heritage Appraisal (Turley – April 2020)
Site Appraisal – Flood Risk (WSP – March 2019)
Transport Statement (TTHC – March 2019)

North of Irlam Station:
•
•
•
•
•
•
•
•
•

Ground Investigations report (Capita, July 2020)
Non-technical summary (SCC Environmental Consultancy, September 2020)
Preliminary risk assessment (Urban Vision, January 2019)
Archaeological Appraisal (November 2018)
Ecological Appraisal (January 2018)
Green infrastructure, landscape, watercourses and water quality background
report (October 2020)
Heritage Appraisal of site allocations (Originally published in Feb 2019)
Build cost implications associated with ground conditions (October 2020)
Salford Landscape Character Assessment (2007)

Port Salford Extension:
•
•
•
•
•

Archaeological Appraisal (November 2018)
Ecological Appraisal (December 2017)
Green infrastructure, landscape, watercourses and water quality background
report (October 2020)
Heritage Appraisal of site allocations (Originally published in Feb 2019)
Salford Landscape Character Assessment (2007)

Site promoter documents
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•
•
•
•
•
•
•
•

Delivering a Sustainable Logistics Hub (Peel – April 2018)
Ecological Representation (TEP - March 2019)
Geo-environment assessment (Shepherd Gilmour – March 2019)
High level Archaeological Assessment (Peel – no specified date)
Noise Review (Cundall – March 2019)
Site Appraisal – Flood Risk (WSP – March 2019)
Transport Statement (TTHC – March 2019)
Utilities Statement (TDS – March 2019)
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