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MAIN REPORT

PLANNING AND TRANSPORTATION REGULATORY PANEL

THE LOCAL GOVERNMENT ACT 192-SECTIONS 100A-100K

LIST OF BACKGROUND PAPERS
The “Background Papers” relating to all reports on Planning Applications appearing in this report are: -

1. The appropriate ‘Development Information Folder’ for each planning application on the Agenda.  The contents of the folder include the following documents:

(a) The submitted planning application (forms, plans and supporting documents and Information)

(b) Correspondence with statutory and other consultees;

(c) Letters and other documents from interested parties.

2. Any previous planning applications and subsequent Decision Notices (if issued referred to in each planning application report on this Agenda.

3. Any Tree Preservation Order referred to in each planning application report on the agenda.

4. Any Conservation Area Plan referred to in each planning application report on the agenda.

5. The “Standard Planning Conditions Etc…’Booklet’.

6. Papers specifically listed under a heading “Other Background Papers” in any planning report on the agenda.

These Background Papers can normally be inspected between the hours of 8.30 am and 4.30 pm on any weekday (except Bank Holidays) at Urban Vision Partnership Ltd reception at Emerson House, Albert Street, Eccles.  Whilst background papers will be made available for inspection as quickly as possible, immediate access cannot be guaranteed. It is therefore advisable wherever practical, to make an appointment by telephoning (0161) 779 4851.  Alternatively the planning application forms, plans and supporting information is available on the Council’s web site www.salford.gov/uk/living/planning/planninglist.

Publications
In considering planning applications or legal action, the City Council has regard to a wide range of published documents, although not ‘Background Papers’ for the purposes of the Local Government Act 1972 – Sections 100A-100K, are nevertheless important to the consideration of these matters.

The Government in particular has published a large number of circulars and Statutory Instruments in addition to the primary legislation and these are available form Her Majesty’s Stationery Office, which has a bookshop in Manchester.

The following Local Authority publications are available for inspection at Emerson House, Albert Street, Eccles where, in many cases, copies can be purchased. Also they can be viewed on the Council’s web site

www.salford.gov.uk/living /planningadvice/plan-policies.htm
· Design and Crime – SPD

· Trees and Development – SPD 

· House Extensions – SPD 

· Housing Planning Guidance

· Salford Green Space Strategy – SPD

· Nature Conservation & Biodiversity – SPD 

· Lower Broughton Design Code – SPD 

· Ellesmere Park – SPD

· Hot Food Take Aways - SPD

· Telecommunications - SPD

· Planning Obligations - SPD

· Sustainable Design and Construction SPD

· Design SPD

The following Planning Guidance documents have been adopted by the city council or are being produced at present: - 

· The Exchange, Greengate

· Mediacity:uk & Quays Point

· Housing Planning Guidance

· Claremont and Weaste Neighbourhood Plan

· Salford City Council - UDP Policy E5: Development in Established Employment Areas

· Flood Risk and Development Planning Guidance

· Salford central

· Irwell City Park

· Ordsall Riverside

· Pendleton Planning Guidance

Amendments/Additional Information received after the completion of this series of reports

Any amendment/additional information, such as amendments to planning applications, additional information from applicants or consultees, representations from interested parties, etc…. received AFTER the preparation of this series of reports will be reported at the Panel meeting together with any changes to my recommendation. 
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PLANNING & TRANSPORTATION REGULATORY PANEL


PART I


SECTION 1: APPLICATIONS FOR PLANNING PERMISSION
17 June 2010




		APPLICATION No:

		10/58893/OUTEIA



		APPLICANT:

		Miller Homes Ltd (North West) & ID4 Living Limited



		LOCATION:

		Land Broadly Bounded By The River Irwell, Littleton Road, Levens Street, Lockett Street, Douglas Green, Whit Lane And To The Rear Of Auckland Drive Together With Land Off Langley Road South, , , , 



		PROPOSAL:

		Outline application including means of access and layout for a comprehensive redevelopment comprising of demolition of existing buildings (285 dwellings), site remediation and preparation, construction of up to 626 dwellings  (537 houses/bungalows and 89 apartments/flats), an extension to St Sebastian's community centre (up to 300 sq.m), a retail unit (93 sq.m) (Class A1), public open space (3.88 hectares), access/highway infrastructure works, public realm works, landscaping, improvements to Jubilee Bridge and associated works. Resubmission of planning application 09/58025/OUTEIA (including additional open space information)



		WARD:

		Irwell Riverside





Overview Position

Members will recall that an identical proposal for this site was considered by the panel on Thursday 1st April 2010 and members resolved to refuse planning permission on the grounds that the applicant had submitted insufficient information to adequately demonstrate the qualitative benefits of the open space to be provided within the scheme, as such, the panel considered that the proposal was contrary to policies R1 and H8 of the Unitary Development Plan.


Following the panel meeting the applicant formally withdrew the application before the decision notice was issued to enable additional information to be provided in relation to open space.  The previous resolution of the Panel nevertheless remains material to the consideration of this proposal/


This current proposal is the same scheme which members have considered previously although the submitted information includes an additional document titled ‘Open Space Strategy’.  The appraisal section of this report considered that additional information in relation to open space.


Description of Site and Surrounding Area

The application site comprises 18.1 hectares of land south of the river Irwell and west of Littleton Road, centred on Whit Lane within Charlestown.  The southern boundary lies to the rear of properties on Auckland Drive and to the east by Whit Lane, Douglas Green, Lockett Street and Levens Street.  The site has a main road frontage to Littleton Road and connects with Langley Road South and the site's western edge and along parts of its southern boundary.


The surrounding area is of mixed use.  Industrial premises abut the site to the west and Orchard Street Trading Estate lies further to the south.  There are residential areas to the immediate south.  To the east, across Littleton Road, is Castle Irwell Student Village, a residential campus of Salford University.


To the north of the river Irwell is Littleton Road playing fields and the adjacent Sports Village.


The site as a whole comprises mainly residential areas with large areas of vacant and derelict land, underused open spaces and former educational sites.


The site as a whole can be grouped into the following area types:


· Existing Residential Areas


· Cleared Industrial Sites


· Former School Site


· Commercial Premises


· Community Facilities


· Open Space


Existing Residential Areas  


Within the site there are two distinct area of existing residential provision.  The first comprises mainly Victorian back to back type properties focussed around the Lockett Street area.  The second area is focussed around the Whit Lane area and comprises main of Local Authority owned 1960's/1970's provision on a typical Radburn layout.  There are a total of 285 dwellings within the application site within the two identified areas when the application was submitted there were 168 vacant properties although a large number have recently been demolished. 


Cleared Industrial Sites

Historically, there has been a high industrial presence adjacent to the river Irwell with factory premises immediately backing onto the river.  Within the application site there were extensive mill premises including Britannia Mills, Bleach Works, Cotton Cloth Finishing Works, Dye Works and the Lockett's Factory.  The Pendleton Colliery was also situated within the application site.


All of these industrial sites have been cleared of buildings and are generally unkempt areas of open land that are subject to fly tipping and anti-social behaviour.  There is also evidence of cars which have been burnt out together with uncontrolled fires and litter.


Former School Site

The former Irwell Park High School (previously Pope John Paul High School) lies within the site.  Due to declining numbers, the school closed in 2004 and the buildings have since been demolished.  The grounds, which have an area of 2.13 ha, include the foundations of the former school buildings, the hardstanding of the former playground, a car park and an overgrown playing field.


Part of the school grounds are currently being used as a temporary storage compound to store earth as part of the programme of redevelopment that is occurring in the area.  Members will recall that the storage of earth was the subject of a separate planning approval granted on 30 October 2008 (Ref: 08/56790/COU).


Commercial Premises

Central to the site is Concord Place.  This comprises a parade of 6 retail units built in the mid 1970's with accommodation above.  The only remaining occupied unit (Mo's) is a small convenience store selling newspapers and convenience goods.  Due to the high level of vacancies, the parade currently fails as a social and economic resource.


The Old House at Home Public House (now closed and boarded), is also located within the site on Whit Lane.


Community Facilities

St Sebastian's Community Centre is located on the southern edge of the application site close to Douglas Green.  This is a well-used and successful facility.  Adjacent to this is the Energise Centre, which includes a Doctor's Surgery and Pharmacy.


Oliver's gym is also located on the southern edge of the application site on Langley Road South.  The Amber Project is located on Charlestown Park.


Open Space

There are a number of areas of open space throughout the area including Charlestown Park; Land off Britannia Street (former bleach / dye works); Green triangle (former colliery land); former school playing field (private) and other elements of incidental space.


Description of Proposal

Planning permission is sought for 626 dwellings, open space provision, community facilities, a retail unit and associated highway infrastructure.


The application is outline with access and layout sought at this stage.  


Whilst outline in nature the proposal seeks to bring about the comprehensive regeneration of the area through the:


· Demolition of 285 dwellings and other buildings within the site


· Remediation of the site the address previous contamination issues associated with previously developed sites and to bring them to a standard suitable for the proposed development


· Re-contouring of the land, where required


· Construction of upto 626 dwelling, including a mix of dwelling types and sizes, to be brought forward on a phased basis


· Construction of houses to be built to Sustainable Homes Code Level 3


· Provision of up to 25% of the overall number of dwellings to be affordable homes


· Provision of a retail until (93 sq. m), to be made available for the relocation of the existing shop on Concord Place


· Provision of a Neighbourhood Park (1.27 ha) with a replacement building for the Amber Project


· Inclusion of a riverside walkway with an area of circa 2 ha, over a length of 750 metres providing an area of attractive open space for the development together with other areas beyond the site boundary


· Inclusion of areas of open space


· Inclusion of a high quality public realm combing paved and landscaped area with tree lined roads and a scheme of street lighting


· Extensions and improvements to the St Sebastian's Centre, to include youth facilities and replacement facilities for Oliver's Gym (up to 300 sq.m)


· Infrastructure improvements including the provision of Home Zones


The proposal would be constructed over a phased period of 15 years.  The proposal includes a phasing plan and the application is accompanied by a full Environmental Statement, Planning and Regeneration Statement, Design and Access Statement, Consultation Statement, Site Waste management Plan, Sustainability Statement and additional information in relation to Flood Risk to support the ES.


Site History

Members will recall that the same proposal (09/58025/OUTEIA) was considered by the panel on Thursday 1st April 2010 and members were minded to refuse the scheme.  However, the applicant formally withdrew the scheme following the resolution of the panel to enable additional information relating to open space to be provided.


The following applications for demolition are also considered relevant to this particular proposal:


09/57910/DEMCON - Approved and now demolished


Prior notification for the demolition of 1-41 Reading Street


09/57916/DEMCON - Approved and now demolished


Prior notification for the demolition of 1-25 and 2-30 Wainman Street, Salford


09/57913/DEMCON - Approved and currently part boarded and part demolished


Prior notification for the demolition of 55 - 107 Littleton Road, Salford


09/57911/DEMCON - Approved and currently part boarded and part demolished


Prior notification for the demolition of 20 - 46 Suffolk Street, Salford


09/57909/DEMCON - Approved and now demolished


Prior notification for the demolition of 1-19 and 2-22 Chinley Street


09/57908/DEMCON - Approved and currently boarded


Prior notification for the demolition of 2-54 Levens Street


09/57907/DEMCON - Approved and currently part boarded and part demolished


Prior notification for the demolition of 2-44 and 1-47 Thursfield Street


All of the above applications for demolition consent were determined under the Council's scheme of delegation.


Publicity


Site Notice: Site Env Statement
Date Displayed: 7 May 2010


Reason: Planapp with Env Impact Assessment


Press Advert: Salford Advertiser
Date Published: 13 May 2010


Reason: Planapp with Env Impact Assessment


Neighbour Consultations

The surrounding residents and properties have been notified of the planning application process as have the Whit Lane Residents association.


Representations

In relation to the previous application the following was received:


One letter of objection has been received from a local resident.  They highlight the following issues:


· Where do the residents of Douglas Green count in all this?


· Parking is already a nightmare in the area


· Let Douglas Green have driveways 


· New Deal money should be spent on this.


The Whit Lane residents association have also provided a written response which raise issues of Traffic impact and calming measures together with the provision of local retail.


An objection has also been received on behalf of the Amber Project (a community organisation for the young people of the area set up in memory of Amber Lok).  It highlights the following issues:


· Area relates to a public park and no evidence that there is any intention of replacing the facility that would be lost by the replacing the football pitch on the site.  The park is now under threat due to the destruction of another amenity which has led to the need to impose these plans on this area of public space


· The original footprint of the park has already been eroded from its original size.  The proposal is unacceptable and shows little or no regard for the community whom the park is an important amenity


· The previous use of the park and surrounding areas has involved heavy industry.  Therefore the potential risks arising to the local community need to be robustly and transparently addressed.


· The rights of way across the site have not been properly defined and no regard has been given to these rights of way


· The lack of proper consultation and the inadequate timescale for any consultation.  The application refers to a ‘mixed use’ although the plans for consultation are exclusively residential.


Member should note that the neighbourhood park will incorporate some elements of the existing Charlestown Park and would be centrally located including an Equipped Are of Play and informal areas including seating and a replacement building for the Amber Project.  The detail of replacement provision is considered later in this report.


An objection has also bee received from Morston Assests (location within the site) which raises concerns over the lack of time between the serving of the Notice No.1 (legal requirement for the applicant) and the community event.  All legal requirements in respect of the planning application have been undertaken.


An objection has also been received from nearby 3663 First for Foodservice Ltd (a local distribution depot).  They highlight concerns regarding the proximity of residential development to their premises.  They are concerned that without additional measures of control on this application that the provision of additional residential development will compromise their operational activity in the future.


In relation to this current proposal the following has been received:


1 new letter of objection from a neighbouring resident raising the following issues:


· Overlooking / over development


· Impact upon wildlife


· Loss of open space


The same letter on behalf of the Amber Project was re-sent (issues set out above) together with the objection from 3663 First for Foodservice Ltd.


Two letters of support from Contour Housing and St George’s Primary School


A further detailed letter of objection has been received which is signed on behalf of The Amber Project, Oliver’s Youth Club and the Douglas Green Urban Growing Group.  The following issues have been raised:


· They do not consider that the size of the replacement open space satisfies PPG17


· The believe that Charlestown Park and the Amber Project should be given protection as a community resource


· The football pitch will diminish the available public open space


· The layout of the scheme would result in increased overlooking of the park contrary to PPG17


· Increased traffic flow around the park and Amber Project


· PPS3 advocates preference to brownfield land rather than greenfield land


· Planning permission should be refused due to net loss of open space


· Loss of local heritage / archaeology


· The submitted information highlights the contamination of the site


· The application should be referred to the Secretary of State due to position within flood zone


Given the resolution of the panel previously it is considered that the only issue for consideration in this case relates to the provision of open space.  However, in response to this detailed overview it is considered that the open space issue is fully appraised within the report and new section of the appraisal (although should be considered in the context of all material planning considerations), the dual use of the football pitch within the park will offer statutory protection under section 77 of the School Standards and Framework Act 1998 given that it is a replacement pitch.


PPG17 is not specific in that planning permission should be refused if open space is overlooked.  With regard encroachment, it is considered that the appraisal and additional information carefully considers all material planning considerations including regeneration.


There are no highway objection and the masterplan indicates traffic calming measures at every junction to reduce traffic speeds


A significant proportion of the site is defined as brownfield and its redevelopment accords with the direction given by policy MX3/2 of the UDP.


Archaeology, contamination, and flood risk is considered within the appraisal.  There are no objections in relation to any of these points and therefore, should the panel be minded to grant permission it would not be necessary to refer the application.


Additional consultation exercise undertaken by the applicant

The following is a summary of the event provided by the applicant:


“Following the refusal of planning permission on 1st April, the NDC committed to undertake further consultation on the provision of open space in Charlestown Riverside, in addition to the consultation already undertaken which is detailed in the Statement of Community Involvement.  


The consultation was undertaken on Friday 4th June 2010 as part of a community fun day in Charlestown Park during half term. The event ran from 12.00 -16.00, and the weather was fine and sunny. Attendance of over 100 residents included families with young children as well as teenagers.  Residents came from the immediate area as well as the wider community of Charlestown and Lower Kersal.


The consultation was based around the proposals outlined in the planning application for the Charlestown Riverside Masterplan. The Masterplan proposes 3 main areas of open space consisting of 3.88 hectares in total, with connecting green links. These are: 

· The community park (including a sports pitch and Neighbourhood Equipped Area of Play)


· Green triangle


· Riverside Walkway and other Local Areas of Play  

There are 3 fixed elements or ‘givens’ to the proposals which are:

· the sports pitch (to be shared with St Sebastian’s school), 


· the NEAP;


· and a replacement facility for the Amber Project. 

The aim of consultation was to capture opinions on how residents use the open space currently, and what they value, and what they would like to see provided as part of the overall Masterplan. 


The consultation was structured around 6 boards, which included an aerial photograph showing current formal open space provision and the provision proposed in the planning application. The remaining boards showed images of installations, equipment and ideas around a series of themes. Residents were walked through the boards and asked to provide their opinions on a range of 


· What residents value about the current green spaces and how they use them;


· What don’t they like and what is missing?


· Sport and play;


· Performance space;


· Quiet areas and relaxation;


· Accessibility for all;


· Artwork


· Seating and lighting;


· Safety and security


· Surfacing and planting;


· Signage and interpretation;


· A replacement structure for the Amber Project


Information was captured through a variety of methods, including sticky dots for ‘like’ and ‘dislike’ and stick on comments for older children and adults. 


The results of the information received can be summarised as follows: 


· The park is well used and valued, but there is support for more equipment, particularly for older children and adults such as a climbing frame, out door gym and basketball court;


· There was support for more activity on the riverside such as fishing, as well as facilities such as seating and lighting;


· There were mixed views  for the Amber project with ideas such as  keeping a building similar to one currently in place to looking a developing a more open structure;


· Concerns were raised about litter in the park and the riverside. Young people also expressed concern tat they felt the riverside was not current a safe place for them to walk.


· One participant raised a concern about contamination beneath part of the development site (contamination issues will be dealt with during the development process)


Subject to outline planning approval being given, it is proposed that the detail of the open spaces planned for the new development is worked up with local residents.

A detailed letter of support has been received on behalf of the Charlestown and Lower Kersal New Deal for Communities Partnership Board.  The letter provides a summary of community events that have taken place in respect of the development of the master plan, a recent event following the panel meeting on the 1st April 2010 and concludes their support for the scheme.


In summary, their letter states:


The submission of the this application marks the culmination of a process that began almost 6 years ago with the Board’s approval for the New Deal Development Framework, and:

· It would provide affordable homes to existing and new residents;


· The application reflects the input of the community;

· Community involvement has included, 5 master planning capacity building sessions, two case study trips (attended by 50 residents); followed by  peoples panels attend by 13 residents and questionnaires and newsletters have been distributed;


· This process culminated in a drop in session last August where residents were informed by leaflet after which time residents were notified via the planning application process;

· The board is encouraged by the support from key stakeholders throughout the process;


· Following the panel meeting held on 1st April a meeting was held with a local resident where it was agreed to hold a further event on the 4th June 2010 [summary of which set out above]


· The Board supports the open space and the mixed use nature of the scheme;


· The Board consider that the scheme will build upon the work of the community and its partners already implemented in the area; and


· They consider that an approval will represent a major milestone in the creation of a vibrant and sustainable community

Consultations


Sport England - No objection subject to conditions relating to the delivery of key elements of the scheme which are considered in more detail below 


Government Office For The North West - Do not consider it necessary to comment on the application at this stage 


Highways - No objection.  Advice contained within the appraisal section 


Urban Vision Environment - No objection subject to the inclusion of condition which are detailed in the Noise, Air Quality and Contaminated Land section of this report 


Environment Agency - No objection subject to conditions relating to finish floor levels, surface water drainage, flood resiliance measures to dwellings, Site investigation and remediation, details of the buffer zone adjacent to the river together with a condition to reduce and irradicate Japanese Knotweed and Giant Hogweed 


Design For Security - No objection.  Detailed advice is provided which is considered later in this report 


Greater Manchester Archaeological Unit - Advice provide which is set out in the main appraisal section 


G M Passenger Transport Executive - The site is reasonably well located in relation to public transport, there are a number of existing bus services within walking distance of the majority of the site


Advice is provided regarding existing bus routes through the site which should be retained together with advice on traffic calming measures.  They also highlight the submitted design and access statement which highlights the potential for new bus routes through the site.


The advice highlights the number of bus stops nearby which would benefit from improvement and suggests that S106 monies could be directed towards this area and how Welcome Travel Pack's are available to the developer for future occupiers. 


Greater Manchester Ecology Unit - The unit support the approach taken within the Environmental Statement but suggest further survey work is undertaken prior to demolition regarding bats, the clearance of vegetation outside of bird breeding seasons and conditions are advised regarding invasive species 


United Utilities - "I have no objection to the proposal provided the site is drained on a separate system, with only foul drainage connected to the foul sewer.  Surface water should be discharge into the adjacent watercourse.  No surface water is to be discharged into the public combined sewer.


Land drainage or subsoil drainage water must not be connected in the public sewer system directly or by of private drainage pipe."

They also advise that drainage from the highway must not drain into the waste water network and that there are many public sewers which cross the site and the UU will not permit building over them. 


Natural England - Detailed advice provided 


Peak and Northern Footpaths Society - No comments received to date  


Countryside Agency - No comments received to date  


Ramblers Association Manchester Area - No objection 


The Open Spaces Society - No comments received to date  


Planning Policy Framework 


Development Plan Policy


Regional Spatial Strategy  - Policy DP5 - Manage Travel Demand


Regional Spatial Strategy  - Policy RT2 - Managing Travel Demand


Regional Spatial Strategy  - Policy DP9 - Reduce Emissions Adapt to Climate Change


Regional Spatial Strategy  - Policy DP7 - Promote Environmental Quality


Regional Spatial Strategy  - Policy EM1 - Enhancement and Protection of Assets


Unitary Development Plan  -  Policy MX3  -  Sites for Mix of Open Space, Built Dev.


Unitary Development Plan  -  Policy ST3  -  Employment Supply


Unitary Development Plan  -  Policy ST10  -  Recreation Provision


Unitary Development Plan  -  Policy ST1  -  Sustainable Urban Neighbourhoods


Unitary Development Plan  -  Policy ST5  -  Transport Networks


Unitary Development Plan  -  Policy ST9  -  Retail, Leisure, Social Community Prov


Unitary Development Plan  -  Policy ST13  -  Natural Environments Assets


Unitary Development Plan  -  Policy ST14  -  Global Environmental


Unitary Development Plan  -  Policy DES1  -  Respecting Context


Unitary Development Plan  -  Policy DES2  -  Circulation and Movement


Unitary Development Plan  -  Policy DES3  -  Design of Public Space


Unitary Development Plan  -  Policy DES4  -  Relationship Development to Public Space


Unitary Development Plan  -  Policy DES6  -  Waterside Development


Unitary Development Plan  -  Policy E5  -  Develop. in Established Employment Areas


Unitary Development Plan  -  Policy R1  -  Protection of Recreation Land Facilitie


Unitary Development Plan  -  Policy H8  -  Open Space Provision with New Housing


Unitary Development Plan  -  Policy H1  -  Provision of New Housing Development


Unitary Development Plan  -  Policy H4  -  Affordable Housing


Unitary Development Plan  -  Policy DES10  -  Design and Crime


Unitary Development Plan  -  Policy DES7  -  Amenity of Users and Neighbours


Unitary Development Plan  -  Policy A2  -  Cyclists, Pedestrians and the Disabled


Unitary Development Plan  -  Policy A8  -  Impact of Development on Highway Network


Unitary Development Plan  -  Policy A10  -  Provision of Car, Cycle, Motorcycle Park


Unitary Development Plan  -  Policy EN17  -  Pollution Control


Unitary Development Plan  -  Policy EN19  -  Flood Risk and Surface Water


Unitary Development Plan  -  Policy ST14  -  Global Environmental


Unitary Development Plan  -  Policy EN9  -  Wildlife Corridors


Unitary Development Plan  -  Policy EN13  -  Protected Trees


Unitary Development Plan  -  Policy EN5  -  Irwell Valley


Unitary Development Plan  -  Policy EN9  -  Wildlife Corridors


Unitary Development Plan  -  Policy EN12  -  Important Landscape Features


Unitary Development Plan  -  Policy EN13  -  Protected Trees


Unitary Development Plan  -  Policy EN23  -  Environmental Imporvement Corridors


Unitary Development Plan  -  Policy CH8  -  Local List of Buildings of Archectural I


Unitary Development Plan  -  Policy CH5  -  Archaeology and Ancient Monuments


Unitary Development Plan  -  Policy DEV5  -  Planning Conditions and Obligations


Unitary Development Plan  -  Policy DEV6  -  Incremental Development


Other Material Considerations


Planning Policy Guidance - PPG13 Transport


Planning Policy Guidance - PPG24 Planning and Noise


Planning Policy Statement - PPS1 Delivering Sustainable Development


Planning Policy Statement - PPS3 Housing


Planning Policy Statement - PPS25 Development and Flood Risk


Planning Policy Statement - PPS22 Renewable Energy


Planning Policy Statement - PPS9 Biodiversity and Geological Conservation


Supplementary Planning Document - Design SPD


Supplementary Planning Document - Sustainable Design and Construction SPD


Supplementary Planning Document - Planning Obligations SPD


Supplementary Planning Document - Design and Crime SPD


Appraisal

Given the previous resolution of the panel it is considered that the only issue for consideration in this particular case relates to open space and whether or not the additional information, 'Open Space Strategy', provides sufficient information to overcome the concerns of the panel in relation to the quantity of open space which would be lost to facilitate the development.  The information also reiterates the quantitative aspects of the reprovision and the key regenerative benefits of the scheme within the wider area.


Open Space - Existing

The relevant policies of the development plan relevant to the provision of open space and the allocation of this area are set out below.  This section of the report considers the amount, quality and usage of the existing areas of open space within the application boundary.


There are five areas of open space existing within the application site at present as follows:


Charlestown Park 
1.67 ha


Land off Britannia Street (former bleach / dye works)
1.90 ha


Green Triangle (former colliery land)
0.61 ha


Former school playing field (private)
0.67 ha


Incidental areas (mainly former housing sites)
0.37 ha


Total 
5.22ha


With the exception of Charlestown Park, all have had a previous use either as factory / mill premises, colliery land, part of school grounds or former housing sites.  They are typically 'derelict' sites that have become 'open' by default as a result of the previous economic decline of the area, which this scheme seeks to address.


The submitted information includes an audit of each of the five main areas of open space.  A summary of which is set out below:


Charlestown Park

This is the principal area of formal recreational space and is centrally located within the site.  It includes a children’s play area with equipment for young children and toddlers, area of informal space, kick-about area and some seating.  The park used to include a bowling green but this has now been relocated to a club north of the River Irwell with funding from the NDC.


The park is also home to the Amber Project, which provides a focus for youth activities and a place for young people to meet.  The proposal would relocate the Amber Project within the new park area and a condition has been suggested which would ensure the continuity of the project throughout the development of proposal.


Beyond the central area of the park, the surrounding spaces suffer from poor quality boundaries, lack of surveillance and have a negative relationship with adjacent cleared sites.  Recreational uses are limited and much of the spaces are grassed verge maintained to a basic standard.  There are also areas of hard surfacing which show the signs of vandalism (e.g. broken glass).


The new park has been designed in line with the CABE publication ‘Green Space Strategies – a good practice guide’ with the involvement of public consultation events and high levels natural surveillance through the layout of the development.


It is clear that the Charlestown Park is used particularly around the formal park area and Amber Project.  However, the peripheral hard landscaping areas are of poor quality and this area does lack natural surveillance.


Land off Britannia Street (former bleach / dye works)

Historically, there has been a high industrial presence adjacent to the River Irwell with factory premises immediately backing onto the river.  Within the application site there were extensive premises including Britannia Mills, Bleach Works, Cotton Cloth Finishing Works, Dye Works and the Lockett’s Factory.


Land off Britannia Street used to form the site of Britannia Mills and is a brownfield demolition site that became available when the mill was demolished and the site cleared.  It is an area that was not strategically designed as open space and is inadequate in terms of quality, safety and functionality.  It is also subject to fly-tipping and is significantly overgrown in parts with large areas that are inaccessible to the general public.


Notwithstanding the mixed use allocated of the area this site is also identified in the Strategic Housing Land Availability Assessment as a potential housing site.  There are also issues of ground contamination.


Whilst this part of the site offers excellent views over the river, its isolation from the rest of the estate and no obvious use makes it a magnet for anti-social behaviour.  This route provides a key link over the river, leading to the Littleton Road playing fields and Sports Village to the north via a public right of way across Jubillee Bridge.


The community has raised issues regarding the current safety of this link.


Green Triangle (former colliery land)

The green triangle with an area of 0.61 ha is a grassed area of land that was formerly part of Pendleton Colliery.  It forms a key entry into the estate and its trees form a distinctive landmark on Langley Road South.  


Whilst the site is maintained there are some examples of litter and vandalism it is considered to have limited usage at present given its key location to the MX allocation.


Former school playing field (private)

The former Irwell Park High School (previously Pope John Paul High School) lies within the site. Due to declining numbers, the school closed in 2002 and the buildings have since been demolished.  The grounds, which have an area of 2.13ha, include the foundations of the former school buildings, the hardstanding of the former playground, a car park and overgrown playing field (0.067 ha).


Part of the school grounds are currently being used as a temporary storage compound to store earth as of the programme of redevelopment that is occurring in the area.  This is subject of a separate planning approval granted in October 2008 (Ref. 08/56790/COU).


The former Irwell Park High School playing field has not been used since the school closed in 2002.  It is now an area of overgrown vacant land.  When in use the playing field was not accessible to the public and therefore never served a public open space function.


Incidental areas (mainly former housing sites)

There are other areas of open space within the Whit Lane Estate.  These are generally clearly residential sites.  Together these amount to 0.37 hectares.


The areas of general greenspace are particularly poor quality, with no community facilities or obvious use.  Most are basic grass verges, relying on private gardens to provide any form of diversity or richness.  Whilst there are houses in close proximity to these areas there are issues of surveillance due to high boundary fences and the external areas showing no sign of community stewardship or expression.


These sites are not of sufficient size to provide any formal sports provision.


Open Space - Proposed

The proposal includes significant improvements to the quality of open space and public realm and would be provided through the following areas:


Community Park (Douglas Green) 
1.27 ha


Riverside Walkway (adjacent River Irwell) 
2.00 ha


Green Triangle 
0.61 ha


Total 
3.88 ha


The design and layout of the areas of open space within the masterplan have emerged as a result of the MX policy direction, through consultation with the community and stakeholders such as Sport England and Children’s Services.


Each of the spaces has the following themes which run through the design:


Access: 
Well located, defined accessible entrances that will meet all access needs with signage


Landscape Quality: The layout of the open space has been design to the standards contained in CABE publications.  The detailed design would be considered at future reserved matters


Facilities: 
The submission includes indicative elements detailing well designed street furniture and, as above, the detail of which would be considered at future reserved matters stage


Maintenance: 
A good quality of maintenance to keep the areas clear from litter, well maintained planting and grassed areas, and management areas of wildlife habitat


Management: 
Details of the management will be worked up with the community and Environmental Services to ensure a high management standard. As elsewhere in the area, a ‘Friends Group’ would be established which would include representatives from the existing community and new residents to the area


Safety and Security: Improvements through development design to provide personal security through lighting and the input of the Police Liaison Officer and through a high quality of public realm to give community ownership to deter vandalism and anti-social behaviour


Natural Heritage: 
Habitats to be managed in line with the recommendations of the Environmental Statement


These design themes have been includes in the design of the following:


Community Park

The park will form a community hub focused on Douglas Green.  The MX3/2 directs this approach.  The park would be delivered early within Phase 1b of the scheme.


The park will incorporate some elements of the existing Charlestown Park and will be centrally located within the development. Its shape and location will ensure that it is accessible to all residents and naturally surveyed. The park will include an Equipped Area of Play and informal areas, to include seating. Features within the park will be designed to be of high quality and end users are anticipated to comprise existing and new residents. The park will also have physical and visual links to the river and the riverside walkway, providing access to a further 2 hectares of connected open space. Existing trees within the park will be retained wherever possible to continue to provide areas of shade and visual amenity. 


A new playing field is to be sited within the park adjacent to St Sebastian’s School. This is a replacement for the unused and inaccessible playing field at the former Irwell Park High School that is to being redeveloped as part of the scheme for housing to accord with the requirements outlined by Children’s Services during pre-application discussions. This will be of at least the same size as the existing unused playing field (0.67 hectares) and will be made available for dual use so that the community has access to it. This will be an improvement on the previous situation where the playing field was only for use by the school. It will also be significantly larger than the informal kick-about areas currently located in Charlestown Park. 


As part of the scheme and close to the park, St Sebastian’s Centre is to be extended and improved to include an extension (up to 300 sq.m). The proximity of the pitch to the centre and school is thus a positive benefit of the scheme. 


The Amber Project will have a new home in the park. This is shown in the location identified on the plan at Figure 12. The detail of this will be discussed with representatives from the Amber Project. The applicants will ensure that a new facility will be provided before the existing one is required as part of the scheme to ensure that there is continuity in the service it offers to the community. The future details of the proposals for the park will also be drawn up in consultation with the community and a workshop is shortly to be organised to facilitate this. 


Riverside Walkway

A further objective of the scheme is to open up the River Irwell and create an attractive frontage and riverside walkway corridor. This is encouraged by the MX3/2 allocation. This is in strong contrast to the current situation where development has historically turned its back onto the river and where now exist numerous cleared factory/ school sites providing limited points of access to the riverside e.g. Britannia Street.


The proposed scheme will create a network of links throughout the site in order to maintain and increase pedestrian connectivity to the river. The scheme will also significantly improve the environment to the Riverside Walkway with an area of circa 2 ha along the bank of the River Irwell. This in part will incorporate the SUSTRANS Cycle Route 6, which will link to other cycle routes within the development. Surveillance of the riverside will be improved through the location of residential properties that will overlook it, thus encouraging increased usage of the national cycle route and footpath along the river. Information Boards are proposed along the length of the river that will describe the historic context of the site, to add further interest. 


As part of the improvements, the Jubilee Footbridge link will be improved and its natural surveillance increased. This will form a green area that will connect to the main distribution routes within the site. The Jubilee Bridge improvement will enhance the link to the Littleton Road Playing Fields and Sports Village, which include many grass pitches, two third generation synthetic pitches and changing facilities. There are further plans to improve Sports Village, which will benefit new and existing residents of the area. This will include new and improved facilities, including additional changing rooms. The green link will include an area for children?s play.


Green Triangle

The green triangle is to be retained and will form an area of open space. It will continue to have an area of 0.61 ha. 


Improvements will be made to this area of open space to include boundary treatment to secure the area adjacent to Langley Road South. There are also opportunities to create a different type of open space, in contrast to the park and the riverside walkway, providing for a quieter uses to include natural planting and ecological pathways with a seating area to meet the needs of older people. Taken together, the various areas of open space will meet the needs of different sectors of the community. 


The green triangle is also important in connecting the application site with the balance of the MX3/2 allocation, which is also to be brought forward for development.


Green Links and Homes Zones

The proposed areas of open space within the site will be linked by green links, to include tree lined roads and home zones. 


As part of the scheme design a Tree Assessment was commissioned to identify in general terms what is present on site, the location of the trees and tree groups. This found that collectively the trees provide a reasonable amenity to the surrounding area, although the majority of the trees are not considered to be worthy of individual note, with most found to be in a poor to fair condition. Some trees are in poor condition and are recommended for removal. A large number of new trees are therefore to be planted, including those along highways to provide a green environment linking key spaces within the development. 


Home Zones have been incorporated aimed at reducing the dominance of cars on local roads. The concept will promote the use of these areas by pedestrians and cyclists and will promote road safety, as cars are forced to slow down. This will enable the use of these areas in a naturally surveyed environment. The concept is also intended to create a sense of place, with each area being individually designed to reflect the character of the local area, which in turn will encourage community ownership as part of a wider sustainable community. The zones will provide valued public spaces within the scheme, and maximise the use of the whole area by local residents of all ages. 


Overall, the objective is to create a development with a high quality public realm, which will be an asset for both residents and the local community alike.


Conclusion of Additional Open Space Position

Thus, whilst in purely quantitative terms there will be a reduction in the overall area of public open space, in quantitative terms the provision will be significantly improved. Furthermore, in contrast to many of the former properties in the Lockett Street area the new houses will have areas of private open space/gardens. There will also be a marked improvement in the overall quality of the public realm throughout the development. 


There is also a balance to be struck between ensuring that sufficient open space is provided and achieving all of the other requirements of the development such as: providing affordable homes, family homes and homes for older people; ensuring that a sufficient density of development is achieved; meeting policy requirements; meeting the requirements of the many consultees; taking on board the comments of the community, whilst at the same time not repeating the previous failings of the area by re-providing large tracts of underused and unattractive open space, which arose in the first place as a result of the economic decline of the area. 


It is considered, therefore, that the additional information provided by the applicant in relation to open space is sufficient to overcome the concerns raised previously by the panel.  However, whilst members were minded to refuse the scheme previously in relation to open space, it is appropriate that this section of the report in considered in conjunction with the following main report taken from the previous panel report.


Main Report

The following is the main appraisal from the previous panel report.  It is not considered that there are any new material planning considerations in relation to these issues although members may be aware that the Secretary of State for Communities and Local Government has written to all Local Planning Authorities highlighting the governments commitment to rapidly abolish Regional Strategies.  The advice states that a formal announcement will be made soon but at this stage the advice is a material planning consideration.  However, without a formal announcement, RSS still forms part of the development plan for Salford.


Notwithstanding the additional information in relation to open space it is important that the other key material planning considerations are carefully considered.  Having carefully considered all aspects of the scheme , all relevant material planning considerations and the additional information provided by the applicant relating to open space, it is considered that the scheme accords with the provisions of the development plan and provides sufficient information to demonstrate that the qualitative replacements proposed (a good range of functional open space areas with community access, connectivity and natural surveillance) should outweigh the net loss


Development within Established Employment Areas

Part of the allocation which covers this site includes an established employment area and the western proportion of the allocation (which is not subject of this application) does form part of a wider employment area. It should also be noted that part of the application boundary lies outside of the allocation defined by MX3/2.  However, the majority of the site boundary which lies outside of the MX allocation contains terrace properties which have either already been demolished or have demolition consent fro their demolition.  


Therefore, whilst it is not necessary to consider this proposal against the full context of policy E5 as there are no employment uses within the application boundary, it is necessary to consider criteria 1 of Policy E5 which states that development (non employment provision) would only be allowed where it would not compromise the operating conditions of other remaining employment uses.


Members should also be aware of policy EMP 7 of the draft Supplementary Planning Document: Established Employment Areas which states that within the area covered by UDP Policy MX1 the mixed-use aspirations of this policy will take precedence over the protective guidance under criterion 2 of UDP Policy E5.  Paragraph 8.5 of the reasoned justification to this policy states that applicants must demonstrate compliance with amongst other things "...any other relevant planning guidance /strategy documents."  Whilst this document has been out to consultation, as it has not yet been adopted, it can only have limited weight, but it does give an indication of the proposed relative weight the city council feels should be given in circumstances when both E5 and MX1 apply.


Urban Vision Environment have appraised the scheme in relation to aspects of noise which are considered later in this report together with the objection from a local employment use.  However, that aspect of the report concludes that, subject to appropriate conditions, residential amenity would be safeguarded notwithstanding established employment / commercial operations and therefore the operational activities of the employment uses outside of the application boundary would not be compromised.


Therefore, it is considered that the development of this site for this mixed use scheme would not compromise the operating conditions of employments uses within the area and therefore accord with criteria 1 of policy E5 of the development plan for Salford.


Mixed Use Allocation

As stated earlier the majority of the application site is within policy MX3/2 which allocates 15ha of land for mixed use development, of which at least 9ha should be developed for housing and the remainder for open space and community facilities. The size of the application site is 18.12ha, of which 10.5ha is within the MX3/2 allocation. The appropriate approach with regard to the delivery of the mixed use allocation, recognising that it comprises development sites across a number of ownerships, is that each development site within the allocation delivers a proportionate contribution with regard to the quantum of land to be developed for housing and open space. This is to ensure that the delivery of one site does not prejudice the viability of developing the remaining sites, and ensures that the overall quantum of development set out in the site allocation is delivered.  Furthermore, consideration of incremental development is considered later in this report.


Portioning the housing requirement across the allocation would require that at least 6.3ha (60%) of the application site should be developed for housing. The policy does not identify a minimum area for open space, however recognising that it requires at least 6.3ha to be developed for housing, there would be a balance of up to 4.2ha available for open space and community facilities. The application proposes the provision of 3.88ha of open space as part of the redevelopment. 


Whilst the details of each of the proposed uses are discussed in more detail below, it is considered that this mix be in line with the requirements of policy MX3/2. 


Open Space Provision

Policy R1 states that the development of existing recreation land or facilities will not be permitted unless one of four criteria can be satisfied. The existing open space within the application site for the purposes of Policy R1 totals 5.22ha, comprising Charlestown Park (1.67ha), Land off Britannia Street (1.90ha), Green Triangle (0.61ha), the former school playing field (0.67ha) and additional incidental areas (0.37ha). The amount of open space on site proposed through the redevelopment scheme would be 3.88ha, comprising a Neighbourhood Park (1.27ha), a Riverside Walkway (2.00ha) and the Green Triangle (0.61ha). In quantitative terms, this would therefore result in a net loss of 1.34ha of recreation land. This level of replacement provision is not in line with Policy R1 but given that the proportion of housing required by Policy MX3/2 necessarily limits the quantity of open space that can be provided on the parts of the site within the allocation to a maximum of 4.2ha, it is accepted that equivalent replacement provision could not practically be delivered on site and be in accordance with Policy MX3/2.  


Criteria ii) of Policy R1 allows for the development of existing recreation land or facilities where adequate replacement recreation provision, of equivalent or better accessibility, community benefit and management, is made in a suitable location. Whilst the scheme proposed would result in a net loss of recreation space, it is considered that the new open space proposed would represent a significant enhancement in qualitative terms. The existing open space across the site is generally of poor quality, with the Land off Britannia Street being a brownfield site where former industrial uses have been cleared. This site was not strategically designed as open space and is inadequate in terms of quality, safety and functionality. It is also subject to fly-tipping and is significantly overgrown with large areas that are inaccessible to the general public. It is considered that the new open space proposed would represent a significant qualitative improvement to the existing provision, and would clearly be more accessible to the community it serves and of a greater community benefit through the facilities it would provide.  As this is an outline application for access and layout only, an informative is suggested to influence the submission of future reserved matters for landscaping.


Policy H8 requires that appropriate provision is made for formal and informal open space associated with new housing development. It requires new housing development (the net increase only) to provide new facilities, or contribute to the improvement of existing recreation facilities, to address the additional demand that new housing places on recreation facilities. The standard open space requirement of this policy is in addition to the requirements associated with Policy MX3/2 and Policy R1. Based on the methodology set out in the Greenspace Strategy SPD in relation to the net increase in bed spaces as part of the development, this generates an open space requirement of 2.22ha.


In the first instance the open space requirement should be provided on site, or where this is not practical, as a financial contribution via a commuted sum calculated using the standard approach set out by Policy OB1 of the Planning Obligations SPD. It is recognised that given the proportion of housing land required by Policy MX3/2, this necessarily limits the quantity of open space on site to a maximum of 4.2ha. It is therefore accepted that on site provision of the proposed 3.88ha together with the additional 2.2ha required by Policy H8 is not practical. It would generally be expected that this would therefore be addressed via financial contribution of a commuted sum towards off-site provision or improvement. 


Paragraph 4.5 of the Planning Obligations SPD recognises that there will be some circumstances where it may be appropriate for the value of any planning obligation to be lower, or for there to be no obligation at all. It cites that examples could include where a new residential development is to be located in an area that already has exceptional access to high quality open space provision or where the viability of development would otherwise be compromised and the benefits of development outweigh any negative impacts that would normally be addressed through a larger commuted sum. It confirms that the latter situation may arise where development is considered essential to delivering regeneration in the local area.  The regenerative benefits of the scheme are set out later in this report.


However, Paragraph 4.16 (of the Planning Obligations SPD) also highlights that there may be circumstances where a development would secure major benefits for the local area beyond what might normally be expected, such as through the provision of new transport infrastructure, large-scale public realm, or major new open space. It recognises that in such circumstances, those additional benefits may be balanced against any mitigation that would normally be sought through a planning obligation, and the need for a contribution to other infrastructure and services may be reduced or waived accordingly.


Notwithstanding that the application would not provide a financial contribution for off-site provision / improvement of open space in line with the standard requirement of UDP Policy H8 and Policy OB1 of the Planning Obligations SPD, it is considered that there are significant other material considerations which must be balanced against this. This development forms a key part of the wider regeneration of the Charlestown and Lower Kersal area which will deliver transformational change across the area. The key regeneration benefits that the scheme will deliver are set out later in this report. 


This includes the provision of up to 626 new homes that will increase the residential population and deliver a broad housing mix to meet the needs of the community, the provision of 3.88ha of high quality public open space across the site, the improvement of physical links with the surrounding area including improvements to Jubilee Bridge, and the improvement of community facilities at St Sebastian's Centre. In relation to the housing proposed, up to 25% of housing provision (156 units) will be in the form of affordable housing, with a mix of two, three and four bedroom houses, apartments and bungalows, that reflects the mix across the wider development. The standard affordable housing provision as required by Policy HOU3 of the Housing Planning Guidance is 20% of the total number of units. The application scheme proposes that up to 25% of housing provision would be in the form of affordable housing, thereby exceeding the standard requirement. Taken cumulatively, it is therefore considered that this application scheme would secure major benefits beyond what might normally be expected, and is considered essential to delivering regeneration in the local area. The approach with regard to the Planning Obligations SPD is therefore acceptable in relation to the application scheme, as there are clearly significant material circumstances that outweigh the need for this standard contribution over and above what the scheme will itself deliver.


The existing Oliver's Gym lies within the application red-line boundary. Policy R1 affords policy protection to this as an existing recreation facility. The application scheme proposes the extension and improvement of St Sebastian's Centre to include replacement facilities for Oliver's Gym. Subject to this constituting adequate replacement provision of equivalent or better accessibility, community benefit and management, this replacement would satisfy the requirements of Policy R1 in this regard. However, it will be important that the approach to replacement has clear regard to phasing. It can be observed from the submitted Phasing Plan that the improvements to St Sebastian's Centre are within Phase 2 (June 2014 to January 2015). The housing that will be developed on the site of Oliver's Gym is identified within Phase 8 (June 2025 to December 2025). This would ensure that the replacement recreation facility at St Sebastian's would be constructed and in operation well in advance of the closure and clearance of Oliver's Gym.  A condition relating to the phasing development is recommended.


Furthermore the National Cycle Network 6 (NCN6) which runs from Lancaster to Manchester follows an on-highway route in close proximity to the site, running north/south along Littleton Road. A spur of NCN6 has recently been laid out which provides an off-highway alternative on this stretch of the route, where it leaves Littleton Road and follows the north bank of the Irwell alongside Littleton Road Playing Fields, then crosses Jubilee Bridge and follows the south bank of the Irwell through the application site where it then rejoins Littleton Road.


The application scheme will enhance the setting of the NCN6 spur by providing new points of access to the route, together with introducing a degree of casual surveillance of the route from the new dwellings fronting the riverside route. Lighting along the riverside route will enable its wider usage and enhance safety for users.  It is also noted that the application scheme proposes the extension of the riverside route running north west from where Jubilee Bridge lands on the south bank of the Irwell.  As the remaining elements of the MX3/2 allocation which lie to the north of the application site are developed out, this will enable the creation of a continuous pedestrian / cycle route of the same standard.   


Conclusion

Therefore, whilst the total provision of open space does not strictly accord with the requirements of policy R1 and H8 it is accepted that the strict implement of these policies on this site, in terms of open space, would be at odds with the requirements of the mixed use allocation for this area.  However, it is also accepted that the masterplan provides for open space which would be focused around Douglas Green, would be accessible to the existing and proposed community and would, through consideration of future reserved matters and conditions recommended in this case, represent a significant qualitative improvement from that which currently exists in the area.


As such, it is considered that the open space provision would accord with the provisions of policy MX3/2 and the thrust of policy R1 and H8 in that it would provide accessible and qualitative provision within the community and would link directly to the national cycle network in the area.


Loss of Playing Fields - Sport England

Sport England have been involved in the pre-application process and the production of the masterplan for the area.


The new playing field would be available for community use, and also for use by pupils of the adjacent St Sebastian's school.  Changing facilities would be made available to the users of the playing field: pupils of the school would use the school changing facilities whereas community users would utilise changing facilities within St Sebastian's Community Centre.


In terms of phasing of the development, the Neighbourhood Park (which would contain the new playing field) would be delivered early in the regeneration scheme.  Drawing CRS/004 identifies the playing field as part of Phase 1a which would take place between March and September 2012.  


In light of the information above, the proposal would be consistent with exception E4 of Sport England's playing field policy, i.e.


The playing field or playing fields, which would be lost as a result of the proposed development, would be replaced by a playing field or playing fields of an equivalent or better quality and of equivalent or greater quantity, in a suitable location and subject to equivalent or better management arrangements, prior to the commencement of development.

Taking all of the above into account, Sport England does not wish to raise an objection to the application subject to conditions.  Conditions have been recommended and therefore it is considered that the scheme accords with the provisions of R1 of the development plan.


Housing Provision

Policy H1 of the UDP states that all new housing will be required to amongst other things: contribute towards the provision of a balanced mix of dwellings within the local area in terms of size, type, tenure and affordability; and be built at an appropriate density, which will be no less than 30 dwellings per hectare (net) throughout the city, and no less than 50 dwellings per hectare (net) on sites within or adjoining the mixed use areas, town and neighbourhood centres and major transport nodes along good quality public transport corridors.


In determining whether the proposed mix and density of dwellings on site is appropriate and acceptable, regard will be had to the following factors:


A.
the size of the development;


B.
the physical characteristics of the site;


C.
the mix of dwellings in the surrounding area;


D.
any special character of the surrounding area that is worthy of protection;


E.
the accessibility of the site, and its location in relation to jobs and facilities;


F.
any specific need for, or oversupply of, residential accommodation that has been identified;


G.
the strategy and proposals of the Housing Market Renewal Initiative; and


H.
any other relevant housing, planning or regeneration strategies approved by the city council.


The application scheme proposes the development of up to 626 new dwellings (537 houses / bungalows and 89 apartments). Development of the site will require demolition of 285 existing dwellings on the site, resulting in a net increase of 341 dwellings.


Type of New Dwellings

The application site lies within Central Salford for the purposes of definition within the Housing Planning Guidance. Policy HOU1 of the Housing Planning Guidance requires that for housing development within this location, new developments should provide a broad mix of dwelling types with apartments only being the predominant form of provision on sites in the most accessible locations. Paragraph 4.13 of the Reasoned Justification confirms that within those parts of Central Salford outside the Regional Centre, houses should normally be the predominant building form in new residential developments, typically accounting for 50-60% of the units or 70-80% of the land area. The application scheme sets out an indicative housing mix at Paragraph 7.4.2 of the Planning and Regeneration Statement. Of the 626 new dwellings proposed, 85% would be in the form of houses / bungalows, with 15% in the form of apartments. This is clearly in accordance with the requirements of the Housing Planning Guidance, and the provision of a significantly higher proportion of family housing than the minimum policy requirement is strongly welcomed as it will ensure that the development meets the housing needs of the existing community, as well as attracting new families to the area. 


Size of New Dwellings

Policy HOU2 of the Housing Planning Guidance requires that the majority of new dwellings have at least three bedrooms. It also requires that where apartments are proposed, they provide a broad mix of dwelling sizes, with a significant proportion of three bedroom apartments provided wherever practicable. Paragraph 4.31 of the Reasoned Justification confirms that the majority of apartments in new developments should have two or three bedrooms, with a floospace and layout that makes them adaptable to changing needs (typically 57sqm or above).


Of the 529 houses / bungalows proposed, 418 would have three or more bedrooms. 79% of houses / bungalows would therefore have at least three bedrooms, significantly exceeding the minimum 50% requirement set out in Policy HOU2. Again, this is strongly welcomed as it will ensure that the new housing meets the needs of the existing community, as well as attracting new families to the area. In relation to the apartment provision, it is noted that these would have a floor area ranging from 51sqm to 57sqm. There would also be no provision of three bedroom apartment units. Whilst this is not fully in accordance with the detailed requirements of Policy HOU2 of the Housing Planning Guidance, it is recognised that the smaller sized apartments are specifically aimed at contributing to the mix of dwelling types through providing smaller units for single person households and the elderly. As the development as a whole is providing a broad mix of dwelling types, with a proportion of family housing that is far in excess of the requirements of Policies HOU1 and HOU2, applying the detailed requirements in terms of the size of apartment units is not considered appropriate in this particular instance, as the apartments comprise part of a much larger scheme which will clearly deliver a broad housing mix.


Affordable Housing

Policy H4 of the UDP states that in areas where there is a demonstrable lack of affordable housing to meet local needs, developers will be required, by negotiation with the city council, to provide an element of affordable housing, of appropriate types, on all residential sites over 1 hectare, irrespective of the number of dwellings, or in housing developments of 25 or more dwellings.


Policy HOU3 of the Housing Planning Guidance requires that on all residential schemes over 1 hectare or in developments of 25 or more dwellings, 20% of the total number of dwellings should be in the form of affordable housing provision as defined by Policy HOU4. The application scheme proposes that up to 25% of housing provision would be in the form of affordable housing, thereby exceeding the standard requirement. This level of affordable housing beyond the minimum requirement is strongly welcomed and is an important material consideration, given the opportunity it presents to assist in meeting the city's housing needs. It is noted that the applicants are working with the City Council, the New Deal for Communities team, Salix Homes and Contour Housing to deliver the affordable housing element. It is also noted that the affordable housing provision will reflect the dwelling mix of the whole development, as set out in Paragraph 10.6 of the Planning and Regeneration Statement where it confirms that up to 25% (156 units) of the overall number of dwellings are to be affordable homes with a mix of two, three and four bedroom houses, apartments and bungalows.


A significant proportion of the affordable housing provision will be associated with the housing re-provision from those properties that will be demolished as part of the redevelopment. It has to be recognised that it will be difficult at this stage to have any degree of certainty with regard to the number of households that will require re-provision housing with the new development, but any information on this would be useful to give an approximation of whether the site would deliver any affordable housing above what is required through re-provision. The precise quantum of affordable housing required will be assessed at each phase of development having regard to re-provision needs together with an assessment of both housing need and commercial viability at each phase of the development. A condition for the requirements of affordable housing provision is suggested. Given that the provision of a level of affordable housing beyond the minimum policy requirement is a material consideration being used to offset the non-provision of a commuted sum for off-site provision of recreation and open space enhancements, it is considered appropriate to condition the level of affordable housing as set out in the Planning and Regeneration Statement.  


Having regard to the above it is considered that the proposal would exceed the requirements for affordable housing provision as defined by the development plan.  


Therefore, in conclusion, it is considered that the proposal accords with development plan policies with regard to type, tenure and size of provision as set out above.  However, a condition has been recommended requiring the details of the affordable housing provision to be agreed and that 25% be provided.


Regeneration Case

The provision of up to 626 new homes will increase the residential population and deliver a broad housing mix to meet the needs of the community together with the provision of 3.88ha of high quality public open space across the site, the improvement of physical links with the surrounding area including improvements to Jubilee Bridge, and the improvement of community facilities at St Sebastian's Centre. 


The result of this development is considered important in regenerative terms because:


•
It will lever significant public and private investment into an area of housing market renewal, consequently assisting in stabilising and re-structuring the local housing market and addressing decline;


•
The development will significantly extend the quality and choice of housing within the neighbourhood, injecting more families into the area;


•
It will improve the quality, attractiveness and safety of the urban environment due to the high quality of the development which is architecturally designed;


•
It will promote the social and economic well-being of the local people by having usable attractive areas of open space and enhanced community facilities;


•
It will build a sustainable community comprising family homes that will support local services and families;


•
As a result of the provision of up to 626 households) (compared to 285 at present) the development will introduce a new population to the locality, consequently increasing population density;


•
As it is close to the regional centre it will have a pool of available jobs and will link to the HMRF pathfinder objectives of providing the type of living enjoyed within the regional centre but in this case offering predominantly family accommodation;


•
It will link with the rest of the community and will significantly improve the quality of life for the existing communities as well as potential new residents.  Improvements will be made to the physical links to Whit Lane and Littleton Road and across Jubilee Bridge.  It will also provide an environment that can be enjoyed by the community as a whole, such as the riverside walkway and areas of open space and community facilities;


•
It will provide improved community facilities at St Sebastians's Centre; and


•
Related to the above it will reveal and exploit the natural and neglected assets, in particular the River Irwell.


Design and Layout

Policy DES1 requires developments to respond to their physical context and to respect the character of the surrounding area. In assessing the extent to which proposals comply with this policy, regard will be had to a number of factors, including the relationship to existing buildings and the quality and appropriateness of proposed materials.


UDP Policy DES2 (Circulation and Movement), DES3 (Design and Public Space) and 


DES9 (Landscaping) provide criteria on how the public realm should connect to the wider network of open space and interface with private realm. 


DES6 (Waterside Development) states that all new development adjacent to the River Irwell, the Manchester Ship Canal, Salford Quays, the Bridgewater Canal, and the Manchester, Bolton and Bury Canal will be required to facilitate pedestrian access to, along and, where appropriate, across the waterway by the provision of: 


1.
a safe, attractive and overlooked waterside walkway, accessible to all and at all times of the day, where this is compatible with the commercial role of the waterway; 


2.
pedestrian links between the waterside walkway and other key pedestrian routes; and 


3.
where appropriate, ground floor uses that generate pedestrian activity, and larger waterside spaces to act as focal points for public activity. 


Where the commercial role of the waterway makes it inappropriate to provide a waterside walkway, an alternative route shall, where possible, be provided. Such a route should be well designed and effective; accessible and safe for users and, so far as practicable, near to the waterside; and linked to any existing waterside walkways and other key pedestrian routes. 


Development will also be required to:


1.
where possible, protect, improve or provide wildlife habitats; 


2.
where possible, conserve and complement any historic features; 


3.
maintain, and preferably enhance, waterside safety; and 


4.
not affect the maintenance or integrity of the waterway or flood defences. 


All built development along the aforementioned waterways will be required to: 


1.
face onto the water, and incorporate entrances onto the waterfront, where appropriate; 


2.
be of the highest standard of design, creating a positive addition to the waterside environment and providing an attractive elevation to it; 


3.
be of a scale sufficient to frame the edge of the waterside; and 


4.
enhance views from, of, across and along the waterway, and provide visual links to the waterside from surrounding areas.


Planning Policy Statement 1 (PPS1) is concerned with ensuring that development is well designed and adopts the Governments principles of sustainable development.


Paragraph 34 states that "Planning authorities should plan positively for the achievement of high quality and inclusive design for all development, including individual buildings, public and private spaces and wider area development schemes. Good design should contribute positively to making places better for people. Design which is inappropriate in its context, or which fails to take the opportunities available for improving the character and quality of an area and the way it functions, should not be accepted".

Planning Policy Statement 3 (PPS3): Housing (2006) identifies under paragraph 12 that good design is fundamental to the development of high quality new housing, which contributes to the creation of sustainable, mixed communities. Paragraph 16 goes on to note matters to consider when assessing design quality in new developments, including, along with other things, whether the proposal:


•
Is well integrated with and complements the neighbouring buildings and the local area more generally in terms of scale, density, layout and access;


•
Takes a deign-led approach to the provision of car parking space that is well integrated with a high quality public realm and streets that are pedestrian, cycle and vehicle friendly; and


•
Creates or enhances, a distinctive character that relates well to the surroundings and supports a sense of local pride and civic identity.


By Design: DTLR (2001) helps implement the Government's commitment to good design. It reinforces the Urban Task Force's report "Towards an Urban Renaissance" for better-informed urban design. Page 20 of the document notes that it is important to integrate new development into its setting. It goes on to address the importance of ensures that adjacent buildings relate to one another. "Integrating existing buildings and structures into new development can maintain the continuity of the built fabric as well as retaining buildings of local distinctiveness, historic or townscape merit". Proposed buildings scale, massing and height should be considered in relation to that of adjoining buildings, views and landmarks. "The character of townscape depends on how individual buildings contribute to a harmonious whole, through relating to the scale of their neighbours and creating a continuous urban form".

Urban Design Compendium: English Partnerships and the Housing Corporation (2000). The guidance provides a comprehensive review of how to deliver good quality density, form, architecture and design of both public and private realm. It promotes the creation of ample open space that is well connected to the existing space network.


For the avoidance of doubt the application seeks consent for access and layout.  However, the applicant has provided a parameters plan which indicates the storey heights across the site.  Three storey provision would be the maximum.


Whilst the appearance of the buildings are unknown at this stage the masterplan production includes the following design principles:


•
Public open space provision and position;


•
River frontage opportunities;


•
Clear principle routes;


•
Retention of the Amber Project;


•
Feature buildings required in prominent positions;


•
Views through and easy access to the river frontage;


•
Secure design promoting high levels of natural surveillance;


•
Provision of affordable housing throughout the development; and


•
Need for a local shop.


The design and access statement explains the masterplan principles in detail and how strong visual routes through the site aid permeability, river frontage and natural surveillance.  The open space provision is focused around Douglas Green as required by policy M3/2, the link to the Jubilee Bridge and retention of existing open space (green triangle).


A strong building line has been formed along the river frontage.  This line is made up of three differing angles that address the river frontage and explain the rhythm of the river from the riverside walkway.  Those built alongside the river walkway are three storey in order to give presence to the river and to help provide a greater degree of natural surveillance over the walkway.


Furthermore, the properties fronting the river will have their vehicular access from either the front or rear to ensure that the area's along the river are not overly dominated by car parking provision.  In each event (i.e. parking to the rear or to the frontage) pedestrian access is also provide to the frontages of those properties.


Vertical massing has been provided to provide suitable framing, surveillance and landmark presence in key areas such as Littleton Road, Riverside, Primary Routes and Public Open Spaces.


The appearance of the buildings is reserved for future consideration.  However, it is considered that the design principles explained within the design and access statement and shown on the masterplan drawing (drawing no. CRS/002) sufficiently demonstrates good urban design principles which can appropriately be taken forward through consideration of future reserved matters.


In conclusion, it is considered that the layout of the scheme relates appropriately to the surrounding properties, principles of good design and the River Irwell.  Therefore, at this stage, it is considered that the proposal accords within the provisions of the development with regard to design.


Crime Prevention

UDP Policy DES10 (Design and Crime) does not permit development unless it is designed to discourage crime, anti-social behaviour and the fear of crime. The Design and Crime SPD (2006) considers a range of issues in policies that are relevant to this development. These include, footpaths, walkways and dedicated cycle routes, frontage of buildings, private spaces behind buildings, natural surveillance, building entrances, lighting, boundary treatment and perimeter gates.


A Crime Impact Statement has been prepared for the proposed development. Advice has been provided by the Design for Security and subsequently incorporated into the design of the proposal. 


Design for Security have been involved in the evolution of the design of the scheme.  In response to the application publicity that state:  


Thank you for the opportunity to comment on the above application. I have had discussions with another architectural practice regarding this site some time ago. I am pleased to see that the current architect has embraced several the principles that I discussed with the previous architect. My comments on this scheme are as follows:


Positive Points


•
The outward facing blocks of development are very positive. A greater number of dwellings facing the street will increase the levels of natural surveillance on those streets.


•
The mix of residential development. A dominance of small apartments, for instance, is more likely to lead to a more transient population within the development. The more transient the population the less likely that residents will display a sense of ownership of the external environment, and the less likely they will be to intervene if others behave in an anti-social manner.


•
The provision of secure, dedicated parking spaces for residents. The parking courts could be a secure location for cars if access controlled and maintained to a very high standard. A reliance on natural surveillance only for courtyard parking is likely to lead to problems as rear boundary fences generally preclude surveillance. In curtilage parking is the preferred approach. 


•
The inclusion of defensible space in front of each block.


•
The riverside walkway and other areas of open space within the estate are well overlooked but sufficiently distant from the front of houses that it is less likely to cause a nuisance to residents.


•
There is a clear route through the site rather than a series of truncated roads."

The advice then highlights other points which could be considered.


Issues to Consider


•
I would like the provision of rear access roadways and footpaths to be looked at more closely - the fewer the better. I am particularly concerned about the blocks of housing, which face the river but have parking provision at the rear. Where unavoidable, the entry gates should be positioned in areas with good surveillance. Ideally there should only be one gate, which deals with both entry and exit.


•
The location of the retail provision should be carefully considered. It is not clear on the masterplan where it will located but is likely to be a focus for youths congregating. There should be no conflict with adjacent residential accommodation. 


I have no objections to the proposal at this stage but suggest that a 'must achieve Secured By Design' condition be imposed should the application be approved.

A condition requiring such provision is recommended.


The proposed replacement retail provision for the existing shop located within Concord Place would be provided on the corner of Gerald Road and Douglas Green.  It has been located in this position to benefit from a high level of natural surveillance whilst providing appropriate separation to both exiting and future residents.


A key element of the design to strengthen safe access to the riverside for pedestrians and cyclists.  Therefore, whilst some concerns are raised it is accepted that the need to provide properties which are orientated to the riverside walkway is paramount to ensuring that the longevity of the area and to ensure the physical delivery of regeneration in this area.


Notwithstanding the points of concern raised by the Design for Security team there are measures,  imposed by condition, to ensure the scheme as a whole accords with the provisions of the development plan with regard to design and security.  Therefore, it is considered that the proposal would accord with Policy DES10 of the development plan and that consideration of further reserved matters can appropriately address other elements of concern and further improve natural surveillance of the area.


Amenity of Neighbouring Occupiers and Future Residents

UDP Policy DES7 requires that developments respect sunlight, daylight, aspect and privacy and general amenity of future occupiers and surrounding occupiers.


The proposal is outline in nature although access and layout are sought at this stage.  Whilst the scale and appearance of the buildings are reserved for future consideration the submitted information does include a parameters plan of the proposed storey heights.  Across the site the scale of the buildings are indicated as, one, two, two and half and three storey.  The main use of three storey accommodation would front Littleton Road and the River Irwell although three storey provision is included elsewhere within the scheme to articulate corners and create interest within streetscapes.


Relationship to Existing Residents

Relationship to existing properties on Auckland Drive


The proposed properties which would back on the existing properties on Auckland Road would be mainly two storey in height although there would be some single storey garages.  Auckland Drive comprises of two storey dwellings with main with habitable outlooks both to the front and to the rear.


Where two storey dwellings are proposed 21m separation distances between the existing dwellings would be maintained as a minimum and in places would increase to 25m.  Where proposed dwellings would result in a blank gable to the rear of existing properties a minimum distance of 13m (to rear of 4 Auckland Drive) would be provided.  This is the closest such relationship and would accord with the minimum distances advocated by the Council's normal separation distances.


Therefore, it is not considered that the proposal would result in a loss of privacy to the existing residents on Auckland Drive having regard to the Council's normal separation distances.


Relationship to existing properties on Whit Lane

The existing properties which would be retained are two storey in height.  The proposal in this area of the site (opposite 1 - 39 Whit Lane) would be a mixture of two and two and half storey in height.  The intervening separation distance would be 25m.


Therefore, it is not considered that the proposal would result in a loss of privacy to the existing residents on Whit Lane having regard to the Council's normal separation distances.


Relationship to existing properties on St George's Place

St George's Place comprises of two storey residential provision.  To the rear of those properties would be the replacement retail provision from Concorde Place which would front the corner of Gerald Road and Douglas Green.  The proposed retail provision is indicated as two storey on the parameters place.


In terms of separation the retail element of the proposal would be 21m where it would front the rear of the existing residents and where the building would be angled, and therefore not directly facing the rear of the existing properties the separation would reduce to 16m.  However, given the relationship, orientation and proposed use, it is not considered that the proposal would result in a loss of privacy to the residents of St George's Place.


Relationship to existing properties on Littleton Road

As stated earlier the proposed properties on Littleton Road would be three storey in height and would maintain 50m of separation across Littleton Road to the existing student provision.  The corner unit (corner of Littleton Road and Levens Street) would be 21m to gable of 53 Littleton Road.


Relationship between proposal - Future Residents

Whilst the appearance of the proposal is reserved for future consideration the layout and provision of habitable rooms within proposed dwellings is unknown at this stage.  However, the layout of the scheme is sought at this stage and therefore consideration of the separation is necessary.


As discussed earlier the separation to existing residents maintains the Council's normal separation distances.  Across the site separation between future occupiers accords with or is close to the Council's normal separation requirements.  Where it would be less than the normal distance it is generally 20m rather than 21m and 12m to a blank gable rather than 13m.  Therefore, subject to appropriate design, it is considered that future residents would be afforded appropriate privacy and that the proposed layout would accord with the provisions of policy DES7.


In terms of the proposed equipped play provision, it is considered that the detailed siting can maintain 30m to future occupiers whilst still visible.  Therefore, it is not considered that this aspect of the development would result in unacceptable disturbance to future occupiers in the future.


Consideration of noise in relation to residential amenity is discussed later in this report however it is not considered that noise would result in an unacceptable loss of amenity to existing or future residents.  Therefore, in conclusion, it is considered that the proposal would accord with the provisions of the development plan with regard to residential amenity.


Transportation, Parking and Highway Safety

Planning Police Guidance 13 (PPG13 2001) provides strategic guidance on matters of transportation with aims to discourage dependency on the private car and encourages development within settlement boundaries, where the use of local centres, community facilities and commerce can be sustainable accessed.


RSS Policy DP 5 (Manage Travel Demand; Reduce the Need to Travel, and Increase Accessibility) and Policy RT 2 (Managing Travel Demand) reiterates central government policy and seeks development in locations so as to reduce the need to travel, especially by car, and to enable people as far as possible to meet their needs locally.


Policy A2 requires development proposals to make adequate provision for safe and convenient access by the disabled, pedestrians and cyclists through the protection and improvement of key routes.


Policy A8 states that development will not be permitted where it would compromise highway safety by virtue of traffic generation and access.


Policy A10 requires development to make adequate provision for disabled drivers, cyclists and motorcyclists, in accordance with the council's maximum standards. It also states that the maximum car parking standards should not be exceeded.


The acceptability of the proposed development in highway terms has been examined in terms of traffic impact on the adjacent highway network, sustainability and transport planning policy requirements.


The analysis of the peak hour trip generation of the proposed development has demonstrated that the increase in traffic as a result of the development would not result in a material impact on the operational performance of the local highway network.  In assessing the junctions of Langley Road South / Whit Lane, Langley Road South / Owen Street, Langley Road South / Douglas Green and Littleton Road / Levens Street it has been demonstrated that the addition of the development traffic these junctions operated well within their practical capacity.  This position is accepted by the Council's highway engineer.


Improvements have also been identified at the junction of Langley Road South and Whit Lane by upgrading the junctions operation to a signal control in order to incorporate crossing facilities.  It is also proposed to include a pedestrian crossing on Littleton Road to the north of the junction with Levens Street.  Whilst the principle of a crossing facility at this point is agreed, the Council's highway engineer, considers that unless additional cycle facilities are to be provided on Littleton Road a Puffin may better than a Toucan crossing.  The detailed design of the crossing and possible cycling facilities on the highway would be secured by a S278 agreement.  All junction improvements and crossing facilities would be secured by a S278 agreement.


The masterplan includes a number of traffic calming measures and elements of home zones throughout the scheme.  Most junctions would be treated in a different material from black top tarmac and these would also be elements of the traffic calming.  There is no highway objection to these elements although the Council's highway engineer has suggested that five additional traffic calming elements be included in the final road layout in order to fully comply with the appropriate highway regulations.  Again, this would be secured by S278 and S38 agreements.


All properties would have off street car parking provision.


The main route through the site, which would provide a bus route between Littleton Road and Langley Road South, would be tree lined within the pavement areas.  Whilst the total tree provision is discussed elsewhere in this report, the provision of trees within the adopted highway is supported and would greatly assist in the improvement of the amenity of the area.  The final details of all landscaping would be considered during future reserved matters although the masterplan demonstrates a significant provision of significant replacement trees.  


There are two definitive rights of way existing within the site from Britannia Street to the Jubilee Bridge and beyond and from Whit Lane to the river Irwell.  Both of these routes would be retained and realigned through the creation of new public space (adjacent to Jubilee Bridge and a new road from Whit Lane to the riverside walkway adjacent to the river).  As stated earlier there are no objections from any of the footpath groups.


A draft travel plan has been submitted with the application.  A condition has been attached which requires a further travel plan following occupation based on the agreed draft plan.


Therefore, subject to appropriate conditions, it is considered that the proposed layout would fully accord with the provisions of the development plan in relation to transportation, parking and highway safety.


Noise, Air Quality and Contaminated Land

Policy EN17 states that development proposals that would be likely to cause or contribute towards a significant increase in pollution to the air, water or soil, or by reason of noise, odour, artificial light or vibration, will not be permitted unless they include adequate mitigation measures commensurate with the scale and impact of the development. 


PPG24: Planning and Noise (DoE, September 1994) addresses mattes concerning the impact of noise which is a material planning consideration. It notes that it must be a consideration, where practical, to mitigate noise levels.


These issues are considered in chapters 7, 8 and 13 of the Environmental Statement.


Noise

An assessment is provided of the current and likely future noise and vibration conditions that may impact on sensitive aspects of the proposed development, such as new dwellings, and the impact of the proposed development on noise and vibration sensitive receptors in the vicinity of the application site.


The assessment also considers the likely noise and vibration levels caused by both the construction and operational phases of the development.


In conclusion, the assessment states that there will inevitably be some disturbance from construction site noise during the construction phase and significant levels of vibration in some local properties will occur. However, the report identifies a number of mitigation measures that should be deployed during the construction phase, including a vibration control strategy and vibration monitoring programme


Whilst there are a number noise sources around the site that will impact on future residents, mainly from road traffic and industrial/commercial sources, none are of such a level to be a constraint to development. However, mitigation measures will be required to residential developments in certain locations such as acoustic glazing and boundary treatment. 


In summary, the findings together with the conclusions of the noise assessment report are accepted. However, in order to ensure that the conclusions of the report are implemented, UVE recommend conditions in relation to : hours of demolition, noise and vibration, noise during demolition,  noise levels (internal and external), noise from fixed plant and noise impact in relation to the proposed community centre.


Turning to the objection raised on behalf of 3663 First for Foodservice Ltd.


The objector has suggested three conditions relating to:


•
A restriction of development upon the open space (existing) and identified on the masterplan bounded by Langley Road South and Whit Lane.


•
A condition requiring the acoustic measures and mitigation measures to be submitted to and approved


•
Provision made within the S106 agreement that should any further mitigation measures be required by 3663 First for Foodservice Ltd that they be provided by the S106 monies


Firstly, the open space referred to in the objection is currently open space and this proposal does not seek to develop this area of land.  Moreover, as discussed earlier the open space provision across the site is an important factor in the appropriateness of this mixed use scheme.  Any future development of the open spaces would require planning consent and would have to be considered in relation to the policies of the development plan and in particular MX3/2 which requires open space provision within this area.  Therefore, it is not considered necessary to attach such a condition to further restrict this area of open space.


Urban Vision Environment have considered the submitted in formation contained within the Environmental Statement and have raised no objection with regard to issues of noise.  However, they have suggested a number of conditions to safeguard residential amenity (both existing and future residents) which have been recommended.  Moreover, the ES specifically considers the noise from employment uses within the locality.  As such, it is considered that the suggested conditions are necessary to secure the long term amenity of the area and therefore the continued operational activity of the neighbouring employment uses in accordance with criteria 1 of policy E5.


With the inclusion of the suggested conditions it is not considered that further acoustic protection measures, outside of this applicants control, would be required.


Air Quality

The EIA assesses the impact of the proposed development on local air quality. In particular, it considers the potential impacts both during the construction and operational phases of the development. During the construction phase the main concern is that of dust and particulate matter being emitted to atmosphere and potentially causing a nuisance to neighbouring residential properties. Once construction has been completed the road traffic generated by the development will have an impact on local pollution concentrations, both within and around the development. For the prediction of dust and particulate matter emissions a qualitative assessment has been used, and for the prediction of emissions arising from road traffic during the operational phase, the air pollutant dispersion model ADMS Roads has been used. This model uses detailed information regarding traffic flows on the local road network and local meteorological conditions to predict pollutant concentrations at specific locations selected by the user.


In conclusion, the report states that dust and particulates will be emitted during construction activities. However, through good site practice and the implementation of mitigation measures, the impact of dust and particulate matter will be reduced from a moderate adverse impact to a minor adverse/insignificant impact.


Whilst the report gives an indication of the mitigation measures that are required, it does not go into specific detail. Therefore, in order to fully comply with the requirements of the development plan as highlighted above conditions have been suggested in relation to the management of dust.


In respect of pollutant concentrations from the additional traffic that will be generated by the development, the report concludes that there will be a small increase in the pollutant concentrations but they will not cause any exceedences of the Air Quality Objectives (national) in either the opening year of 2014 or in 2025. Furthermore, according to the assessment significance criteria referred to in the body of the report the impact of the proposed development is considered to range from insignificant to neutral for both the pollutants NO2 and particulates. Consequently, no further mitigation measures are required.


There is no disagreement with this conclusion from UVE and it is not considered necessary to impose any conditions in relation to the operational phase of the development.


Contaminated Land

The following documents have been provided for review:


1.
Charlestown Riverside Environmental Impact Assessment, WSP ref 12267180-002, August 2008


2.
Charlestown Riverside Contaminated Land and Remedial Options, Appraisal for Former Paint and Engineering Works, WSP ref 12121201-009, 12 March 2008


The Phase 1 Environmental Assessment submitted as part of the Environmental Impact Assessment (EIA) is insufficient to fulfil the requirements of a Preliminary Risk Assessment (PRA) when considering the size and nature of the proposed development area.  In addition, a Conceptual Site Model has not been provided.  The extent of site investigation to date is limited, therefore further site investigation has been proposed.


The Contaminated Land and Remedial Options report discusses likely remediation and reasonable worst case remediation scenarios in the area of the former paint and engineering works to make suitable for residential usage.  


UVE have also considered the site investigation information and raise no objection to the principle subject to an appropriate remediation condition and a condition which also includes a requirement for long term monitoring given the assessments which have been submitted to date.  Conditions have been suggested to this effect.


Urban Vision Environment have appraised the scheme in relation to potential noise, air quality and site remediation and raise no objection.  Therefore, it is considered that the scheme accords with the provisions of the development plan with regard to noise, air quality and contaminated land.


Flood Risk

Policy EN19 states development, including the alteration of land levels, will not be permitted where it would:


1. be subject to an unacceptable risk of flooding;


2. materially increase the risk of flooding elsewhere; or


3. result in an unacceptable maintenance liability for the city council or any other agency in terms of dealing with flooding issues.


PPS25: Development and Flood Risk (CLG, December 2006) is the government's policy document addressing all forms of flooding and their impact on the natural and built environment.  The aims of planning policy on development and flood risk are to ensure that flood risk is taken into account at all stages in the planning process to avoid inappropriate development in areas at risk of flooding, and to direct development away from areas at highest risk


The Environment Agency's flood Zone Maps indicates that the majority of the proposed development site is currently located within Flood Zone 1 with a small proportion (approximately 5%) in Flood Zone 2.


The River Irwell is located to the north of the site and the existing flood defences along this boundary provide flood protection from a 1 in 1000 year flood event.  This flood defence is inspected and maintained by the Environment Agency.  Safe access and egress into the site is therefore achievable.  However, in a breach event, access and egress can be provided via the southern and western routes out of the site.


Surface water run-off from the development will be managed through storage which maintains the existing surface water regime whilst providing some betterment.  A new surface water drainage system will be designed and constructed as part of the development.


Surface water run-off from hardstanding areas and car parks will be discharged to the River Irwell via the new network of surface water sewers.  All foul wastewaters generated on site will be discharged to the sewer.  Water efficiency measures will also be incorporated into the new buildings to reduce the impact on water demand.


Moreover, consideration of landscaping is reserved for future consideration which would also include the materials to be used for the residential driveways.  Therefore, at this stage, an informative has been suggested identifying the need for permeable materials to be used for the hard landscaping areas such as driveways for individual dwellings.


The Environment Agency have been consulted throughout the application process including detailed discussions at pre application stage.  Additional information has also been provided in relation to the existing flood defence along the northern boundary.  Having now reviewed all submitted information the EA raise no objection to the proposal although a number of conditions are recommended which relate to finish floor levels, surface water drainage, flood resilience measures, site remediation, management of the buffer zone alongside the river and control of invasive species.  Conditions have therefore been suggested.


Therefore, it is considered that the proposal would accord with the provisions of the development plan as highlighted above with regard to flood risk with the inclusion of the suggested conditions.


Climate Change

PPS1 sets out the Governments agenda for delivering sustainable development. The Council have adopted the new Sustainable Design and Construction SPD (March 2008), which recognises the aims of PPS1. For major developments such as this, policy SDC1 sets out a full criteria of measures that applicants need to demonstrate they have made full effort to comply with. 


PPS22: Renewable Energy (August 2004) sets out the Government's energy policy, including its policy on renewable energy, is set out in the Energy White Paper. This aims to put the UK on a path to cut its carbon dioxide emissions by some 60% by 2050, with real progress by 2020. The guidance states that development proposals should demonstrate any environmental, economic and social benefits as well as how any environmental and social impacts have been minimised through careful consideration of location, scale, design and other measures.


Policy DP9 of the North West RSS requires applicants and local authorities to ensure that all developments meet minimum sustainability requirements.


Policy ST14 states that development will be required to minimise its impact on the global environment and major development will be required to demonstrate how they will minimise greenhouse gas emissions.


The applicant has advised that the scheme will achieve Code for Sustainable Homes level three and have completed the RSS checklist.  


The North West Sustainability Checklist is comprised of 8 sections with a score out of 100 given for each section. Given that the design of the proposal is not sought at this stage, conditions have been suggested to ensure that the sustainable homes rating is achieved and that the NW Sustainability Checklist is revisited  However, at this stage the scheme scores the following against the checklist:


Climate Change


Rating = Minimum


Place Making


Rating = Best


Community


Rating = Best


Transport


Rating = Good


Ecology


Rating = Best


Resources


Rating = Best


Business


Rating = Best


Buildings


Rating = Good


In consideration of the above, it is considered that the principle of the proposed development would accord with policy DP9 of the adopted RSS and policy ST14 of the UDP subject to appropriate conditions and further detailed consideration of subsequent reserved matters application.


Ecology and Nature Conservation

PPS9: Biodiversity and Geological Conservation sets out the Government's planning policies on protection of biodiversity and geological conservation through the planning system. It encourages local authorities, inter alia, to:


•
Maintain, enhance, restore or add to bio-diversity and geological conservation interests;


•
Prevent harm to such interests; and


•
Ensure networks of natural habitats are protected from development, and, where possible, strengthened by or integrated within it. 


PPS9 emphasises that the aim of planning decisions should be to prevent harm to biodiversity and geological conservation interests. Where granting planning permission would result in significant harm to those interests, it is advised that local planning authorities will need to be satisfied that the development cannot reasonably be located on any alternative sites that would result in less or no harm. In the absence of any such alternatives, local planning authorities are required to ensure that, before planning permission is granted, adequate mitigation measures are put in place. Where a planning decision would result in significant harm to biodiversity and geological interests which cannot be prevented, adequately mitigated against, or compensated for, PPS9 stipulates that the planning permission should be refused.


Many individual wildlife species receive statutory protection under a range of legislative provisions and the development management process plays a critical role in ensuring that the statutory protection of these species is applied. Circular 06/05 states unequivocally that the presence of a protected species is a material consideration when a planning authority is considering development proposals.


RSS Policy DP7 states that environmental quality should be protected and enhanced by, inter alia, maintaining and enhancing the quantity and quality of biodiversity and habitat. 


RSS Policy EM1 encourages local planning authorities to conserve and expand the ecological fabric of the Region and asserts that proposals should seek to avoid loss of or damage to assets, mitigate any unavoidable damage and compensate for loss or damage through offsetting actions.


UDP Policy EN9 stipulates that development that would affect a wildlife corridor or land that functions as an important link between habitats will not be permitted where it would unacceptably impair the movement of flora and fauna.


The overarching goal of Salford's Nature Conservation and Biodiversity SPD (January 2006) is to ensure that there is no net loss of nature conversation assets, and where appropriate there is an improvement in them. The SPD recognises that biodiversity resources are under constant pressure from human activity, and without specific consideration in decision-making they may suffer significant decline. Accordingly, policy NCB1 of the SPD states that development proposals should seek to maintain and enhance biodiversity and the nature conservation of sites. It goes on to state that where significant negative impacts of development on biodiversity cannot be avoided or adequately mitigated, appropriate compensatory provision should be provided as near as practicable to the development site.


Policy NCB2 requires an ecological appraisal to be submitted alongside planning applications for developments that could potentially have a detrimental impact on any designated nature conservation site; locally significant areas of national and/or local priority habitat; or a protected species.


The Greater Manchester Ecology Unit have considered the submitted Environmental Survey and state that:


"Thank you for consulting the Ecology Unit on the above application. I have the following comments


Bats


Large numbers of the properties to be demolished as part of this scheme have been identified as having some potential to support bat roosts, and the River has been identified as good feeding habitat for bats. All UK species of bat, and their roost sites, are specially protected. It is usual in such circumstances to carry out bat surveys before determining a planning application, so that the possible presence of bats can be properly considered during the determination. Although some level of survey for bats has been conducted and is reported in the ES, the surveys were restricted to external building assessments and area activity surveys. No internal building inspections have been carried out to support this application. This was because - 


1.
Many of the houses were still occupied and therefore access was not possible


2.
The large number of properties to be demolished in a phased approach lasting several months (years?) would make interior surveys redundant, since bats are known to change roost sites over time.


In these circumstances I would accept the approach taken so far and would not recommend that further surveys for bats are necessary prior to determining the application, since to insist on full interior inspections at this time would seem to be both impractical and unproductive. Given that further precautions as regards bats can be taken, and that it will be possible to provide compensation for any lost bat habitats as part of the scheme, I would conclude that granting permission to the scheme ought not to significantly affect the local nature conservation status of bats. 


It should further be noted that GMEU has itself carried out bat activity surveys and building inspections for some of the properties in the north east of the application site. Although bats were recoded during activity surveys no bat roosts have been found in houses inspected. 


My recommendation would be to impose a condition on any approval that may be granted to the scheme requiring further bat surveys to be conducted prior to any demolitions commencing. Surveys should consist of activity surveys to identify the houses with the highest potential to support bat roosts, followed by closer inspection of these properties. If bats are found then a method statement should be prepared giving details of how any possible disturbance to bats is to be avoided during the course of the scheme.


Even with full survey, it would be difficult to rule out the presence of bats in all of these properties, since there are very many places that bats could roost. I would therefore recommend that the bat roost potential of the properties to be demolished be retained by insisting that alternative bat roosting provision be provided on or close to the application site (e.g. bat boxes, bat bricks), even if bat roosts are not found by survey. I note that this approach is suggested in the ES submitted by the applicant."

Recent case law highlights that local planning authorities must be satisfied that the same tests which need to be satisfied prior to the grant of a license must also be satisfied before planning consent can be issued.  In this case, given advice of the Greater Manchester Ecology Unit, it is considered those considerations are satisfied sufficiently as not to with hold the grant of planning permission in ecology terms.


Natural England have also provided comment on the ES, they state, "To summarise, Natural England recommends that all mitigation measures identified within the ES be made into enforceable conditions in any determination. 


We suggest that measures proposed as mitigation; particularly regarding trees and associated habitat require more detailed consideration and that there is a need for a long term strategy to manage any such features proposed as mitigation."

Conditions have been imposed and further detailed consideration of the replacement trees and their associated habitats will be undertaken during consideration of the landscaping reserved matter in the future.


The ES highlights the potential of nesting birds and suggest that the timing of the works and mitigation involving exclusion zones would avoid residual impacts upon these species.  GMEU advise "No vegetation clearance required by the scheme should take place during the optimum period for bird nesting - March to July inclusive - unless nesting birds have been shown to be absent by a suitably qualified person."  Appropriate conditions have been suggested.


With regard to trees, policy EN13 seeks to ensure that development does not result in the unacceptable loss of, or damage to, protected trees. 


Firstly, there are no preservation orders which offer protection to any of the trees within the application boundary.  Moreover, given that the proposal seeks to fundamentally redevelop this area a large proportion of trees will be removed to facility the regeneration of the area.  Where existing trees are located on existing greenspace then they would be retained.  Where trees are located on what would be new recreational space they too have been retained as have trees along the riverside walkway.


Secondly, the mixed use allocation supports a residential lead redevelopment and therefore it must be accepted that trees would be lost to facilitate the development.  Notwithstanding this point and that significant remediation would require the removal of trees, substantial replacement provision is identified on the masterplan which would exceed the normal two for one replacements.  The final landscaping details are reserved for future consideration although an informative has been suggested requiring the trees shown on the masterplan to be the basis of further landscaping details.


Landscape and Visual

There is no legislative framework in relation to townscape and visual assessment, although the importance of landscape is recognised at all levels.  However, the ES includes a section on 'Townscape and Visual' impact assessment and accords with the advice and good practice contained in 'Guidelines for Landscape and Visual Impact Assessment' and in accordance with the scoping process agreed with the LPA.


There are no identified important views in this area although there are a number of policies within the development plan which have regard to landscaping and views.


In particular, it is considered that the following development policies are relevant in this particular case:


DES1 - Respecting Context


DES4 - Relationship of Development to Public Space


DES6 - Waterside Development


DES9 - Landscaping


DES10 - Design and Crime


H8 - Open Space Provision Associated with New Housing Development


EN5 - Irwell Valley


EN9 - Wildlife Corridors


EN12 - Important Landscape Features


EN13 - Protected Trees


EN23 - Environmental Improvement Corridors


CH8 Local List of Buildings, Structures and Features of Architectural, Archaeological or Historic Interest


Having regard to the above policies a number of viewpoints are set out appraised against criteria.  The ES demonstrates that the proposal will have few impacts on views into the application site and from resident properties, public highways or public open space to the south, west and east of the site.  This is principally due to the intervening topography. Vegetation and extensive built form, although views from the north are slights more visible due to the flat, open landscape adjacent to the River Irwell.  The overall changes to the impact on the views from across the area are considered to be minor.


It is accepted that during construction the development would be more instrusive than the completed scheme.  However, it is important to have regard to the phased approach of the development and the significant benefits which would arise following completion and that many of the benefits would be realised on a phase by phase approach.  Similarly, the intrusive element in landscape and visual terms would be limited to the particular phase of construction.


Moreover, further to the advice set out above from the GMEU they state [with regard to landscape] "I welcome proposals to implement a new landscape scheme as part of the application, particularly the proposals to retain and improve a landscape strip along the River corridor."

Overall, in terms of landscape and visual impact, it is considered that the proposal would accord with the thrust of the policies highlighted above.  Moreover, whilst reserved for further consideration, landscaping (as a reserved matter) would further enhance the landscape and view(s) of the site from the wider area and would include detailed landscaping measures along the riverside walkway and may include seating and fishing provision although this would need to be considered in the context of possible nuisance at that time.


Lighting

In terms of the control of lighting and light pollution it is considered that PPS1 (Delivering Sustainable Development), PSS23 (Planning and Pollution Control) and policy EN17 'Pollution Control' of the UDP are relevant to this particular case.


The ES gives a detailed appraisal of the sensitive receptors and the likely residual effects it is evident that at this stage no detailed lighting scheme has been prepared for the proposed development.  Therefore, an empirical assessment of the lighting as part of the proposed development has been undertaken.  As part of this process, reasonable assumptions have been made within the ES regarding the type of lighting to be installed.  Such assumptions include the installation of artificial lighting in the following main areas of development:


•
Highway lighting along the access roads;


•
Security Lighting throughout the proposed development; and


•
Lighting along the pedestrian walkways


Given the appraisal within the ES and that a detailed scheme is yet to be designed, it is considered that, subject to a lighting scheme to be secured by condition, that the proposal would accord with the policy objectives highlighted above.


Moreover, an informative has also been attached advising that the lighting scheme required by condition includes the assumptions contained within the ES.  It is also considered that the lighting of the pedestrian walkways (including riverside walkway) would further support the comments made by the Design for Security team.


Archaeology and Cultural Heritage

Policy CH5 states planning permission will not be granted for development that would have an unacceptable impact on an ancient monument, or a site or feature of archaeological importance, or its setting.


Where planning permission is granted for development that will affect known or suspected remains of local archaeological value, planning conditions will be imposed to secure the recording  and evaluation of the remains and, if appropriate, their excavation and preservation and/or removal, prior to the commencement of development.


The site does not include any of the four designed as scheduled ancient monuments which have very high degree of protection.


The Greater Manchester Archaeology Unit have considered the proposal and the Environmental Statement and have been involved in pre-application discussions


"This is a major scheme which will have a significant impact on potential archaeological remains. WSP have produced a chapter of the EIA on Archaeology and Cultural Heritage. This sets out the location of known sites of archaeological interest, based mainly on historic mapping and the Greater Manchester Historic Environment Record (held by GMAU). The report assesses the development impact on these sites and makes recommendations for mitigation. The main sites indicated in the report are Pendleton manorial corn mill (13th to 18th century), Pendleton Old Hall (16th century and probably the medieval manor house site), a late 18th century cotton mill built by William Douglas (one of the earliest in the region), Irwell Bleach Works (mid-19th century), and Pendleton Colliery (19th century). However, I would add the outbuildings associated with Pendleton Old Hall, late 18th and early 19th century workers' housing, and the site of the mid-19th century Whit Lane Print and Chemical Works. 


WSP's report correctly identifies the need to evaluate these sites through trial trenching to establish their archaeological significance and extent, which will lead on to further more detailed excavation should development ground works affect the remains. This site investigation process would then be followed up by post excavation analysis, report production, publication and deposition of an ordered archive with Salford Museum Service. This work should be secured through an archaeological condition following best practice advocated in PPG16. 


However, a great opportunity for public benefit through heritage led regeneration is being missed here. The outline development design shows no recognition of the presence of heritage assets on the site, for instance buildings and roads are placed over the most historic features: Pendleton Old Hall and outbuildings, and Pendleton Mill and Douglas Mill. There is no attempt to preserve these sites in open spaces or make reference to them in the public realm design. At least the colliery site will be a green space, but I would argue that the public realm areas should be revised to take account and show other key heritage features. There is then an opportunity for information boards and heritage trails to link to these and give people a sense of place and history. The river side walk would also benefit from the inclusion of heritage points of interest along and slightly off its route.  


The site of Pendleton Old Hall is identified in a recent UMAU report as the best potential archaeological site in Salford CC for the proposed Dig Greater Manchester community archaeology project. This is due to the fact it has not been built over and therefore has good potential for archaeological survival, it has a rich historical interest, it lies at the centre of a disadvantaged area where a community archaeology scheme could stimulate informal and formal learning, community pride and healthy living, and where there is already a strong community project (the Amber Project). GMAU consider it essential that the potential for a community archaeology project at Pendleton Hall is not compromised by this development.


GMAU recommend that archaeological trail trenching is undertaken at an early stage to inform planning design and help develop a heritage element to the scheme that maximises public benefit. This all follows best practice as set out in the existing PPGs 15 and 16 and their replacement policy document PPS15, on the Historic Environment, which is due out next Spring. I would be happy to advise on the public benefit aspects of this scheme in relation to the archaeology and community participation, which clearly are under-represented at this stage. With regards to the archaeological evaluation, I can provide a brief for the trial trenching scheme with a list of archaeological contractors who could be approached to undertake the work (which should be funded by the applicant), and would monitor the implementation of this work on behalf of Salford City Council.


As this is an outline scheme there is clearly scope to change the design. If this scheme is recommended for outline consent then GMAU suggest the following conditions are attached to secure an appropriate archaeological record and presentation of site's heritage."

Notwithstanding this position the GMAU advise a number of conditions should planning permission be approved.  


Given the advice of the GMAU, there are a number of issues directly relevant to this site in terms of Archaeology and Cultural Heritage that require careful consideration in the context of policy CH8 has set out above and PPG15.  The following section of this appraisal highlights a summary of the issues before discussing each in turn.  A summary of GMAU's issues are set out below:


•
They consider that this scheme would represent a missed opportunity for public led heritage regeneration


•
The proposals show no recognition of the presence of heritage on site (i.e. buildings and roads placed over most historic features)


•
No attempt to preserve these features or to make reference to them in the public realm


•
The public realm areas should be revised to take account and show other key heritage features


•
The site of Pendleton Old Hall is identified in a recent UMAU report as the best potential archaeological site in Salford CC for the proposed Dig Greater Manchester community archaeology project


•
This is an outline scheme and clearly there is scope to change the design


Firstly, whilst the scheme is in outline the layout and access of the proposal is sought at this stage and therefore there would not be scope (should planning permission be granted) for alterations to the layout in the future without a new planning application.


The thrust of the concerns raised by the GMAU relate to the fact that the layout of the scheme has not be influenced by the known heritage on the site.  


However, as stated earlier in this report the majority of the site is allocated by policy MX2/3 of the development plan which identifies the site for a mixture of residential, open space and community use.  The reasoned justification goes on to provide guidance on the amount of open space, residential density and location of community facilities.  The reasoned justification directs community facilities around Douglas Green.  Therefore, whilst the GMAU consider that the design has not had regard to the known heritage on site the layout and mixture of uses is directly related to the development plan allocation of the site.


Moreover, the report has already highlighted the regenerative benefit of the scheme to the wider area and the substantial benefit of providing qualitative enhance to the recreational resource of the area.  In reaching this view the accessibility of the open space, together with its enhanced quality of provision (compared to existing open space provision on the site) and that it would be located adjacent to existing community facilities in the locality was considered important factors.


To revise the scheme so that open space or public realm would be located above known historic features would fragment the total recreational provision and would therefore significantly reduce the benefits set out above.  Furthermore, fragmentation of the open space would make it difficult to provide replacement formal provision required for the replacement sports pitch.  Without such a replacement the response from Sport England would be one of objection as it would not constitute an exception to E4 of Sport England's playing field policy.


Notwithstanding this point the fact that the Pendleton Old Hall site (located in closed proximity to the current site of the Amber Project) has been identified as 'the best potential archaeological site in Salford CC for the proposed Dig Greater Manchester community archaeology project' is a significant material planning consideration.  However, having regard to the submitted phasing plan the site would be located within phases 4 and 7 of the development.  It is anticipated that construction of these phases would be commenced in years 2016 and 2022 whereas the replacement sports provision at Douglas Green would be the joint first phase 2012.  As such, it can be observed that the delivery of the scheme would enable the proposed Dig Greater Manchester community archaeology project to take place prior to the commencement of that part of the development.


The GMAU have also advised that should planning permission be granted that conditions be attached to the decision that would ensure the appropriate recording of elements of historical value.  


Moreover, in response to the consultation response from GMAU, the applicant highlighted how historical issues have and are being taken into account.  New Deal has been working with the Gemini Local History Group and Salford Local History Museum and signage and interpretation boards are due to be installed along the riverside very shortly notwithstanding the requirements of any planning condition. These will make reference to historic sites such as Douglas Mill. 


New Deal also comment that a community archaeology project could certainly be considered if there were sufficient material of interest, and it did not unduly prejudice the development timescale. There will also be other opportunities to acknowledge the heritage of the area through street names, where again we would expect local groups and residents to be involved.   


Therefore, having regard to the practicality and functionality of the policy led regenerative layout of the scheme which, requires the focussing of open space provision and community uses around the existing provision at Douglas Green, it is considered that the development of the site would accord with the provisions of policy CH8 with the suggested conditions that require implementation of a programmed of investigation of archaeological work and condition requiring the display of remains and for public participation of the heritage of the site.  It is likely that these condition could include heritage boards and on site information (although due to be implemented in any event).  Furthermore, the opportunity for further public participation would also be safeguarded for a period of 6 years would is considered appropriate to ensure the potential for the Dig Greater Manchester community archaeology project to be realised in Salford.


Community and Social Economic

The application site is within the NDC regeneration area, sites within the Central Salford regeneration programme and the Manchester/Salford Housing Market Renewal Pathfinder area.  This indicates a number of socio-economic challenges including low demand and lack of choice of housing, high long term unemployment, poor levels of health, lack of useable open space and higher levels of crime than surrounding areas


The NDC has already sought to address these baseline characteristics through a programme of ongoing regeneration initiatives.  This proposal, which is the largest within the NDC area, would bring about major positive regeneration and would link to other sites within the NDC area such as Poets and the former Kersal High School site (known as Unity Quarter).


The new development will transform the area and lead to an increase in population and will tackle many of the baseline housing and socio economic issues.  Whilst this report details how the scheme accords with the relevant provisions of the development plan it is also considered that the proposal would also accord with the overview of the NDC to bring about comprehensive regeneration of the area.


Further detail elements of the betterment of the scheme are highlighted in the regeneration case earlier in this report.


Cumulative Effects

An assessment of the significance of cumulative effects has been undertaken in the context of characteristics of the existing surrounding environment, the nature of the committed developments and potential future changes to local baseline environmental conditions.


The majority of cumulative effects generated in conjunction with other developments have been identified to be of negligible significance.  However, positive socio economic benefits via the regeneration of the area have been identified during both the construction and operational phases.


Planning Obligations

UDP Policy H4 (Affordable Housing) seeks to ensure adequate affordable housing is provided and is supported by further policies within the Housing Guidance document. 


Policy DEV5 (Planning Conditions and Obligations) is now supported by the Planning Obligations SPD (2007) which covers a number of standard areas. Firstly Policy OB1 (Open Space Provision), secondly Policy OB2 (Public Realm Infrastructure and Heritage), thirdly Policy OB3 (Training Programmes for Construction Workers) and finally Policy OB4 (Reducing and Offsetting Carbon Dioxide Emissions).


Given the that scheme would accord with the development plan for this particular site and would bring about significant regeneration, significant qualitative improvements to the openspace in the area, access to the riverside walkway and further implementation of part of the cycle way in this location together with and a higher proportion of affordable housing than that required by policy H4 and the Housing Planning Guidance, it is not considered necessary that the development contribute any additional planning contributions in this particular case.


It is considered that this approach is fully supported by the advice contained in circular 05/05 regarding the use of planning obligations and the Council's adopted Supplementary Planning Document for planning obligations.


Statement of Community Involvement

The Council adopted its Statement of Community Involvement (SCI) in March 2008.  The SCI states that the Council will encourage applicants to undertake pre-application discussions with officers prior to the submission of application where the proposal would meet a number of criteria.  The document also highlights the importance of engagement with the local community which may be affected by a development.


This process is supported by PPS1 'Promoting Sustainable Communities' and PPS12 'Creating Strong Safe and Prosperous Communities Through Local Spatial Planning'


The submission also includes a 'Consultation Statement Charlestown Riverside'.  The Executive Summary states:


•
"Charlestown and Lower Kersal New Deal for Communities (NDC) and Salford City Council, working jointly with a development team led by Miller Regeneration and Inspired Developments have prepared a 'Masterplan' and outline planning application for the area know as Charlestown Riverside. As part of the development Team, Vision Twentyone undertook a programme of consultation on the proposed Masterplan for the area from January 2007. The NDC has continued to liaise with the community and a further exhibition is due to take place on the 20th August 2009.


•
Updating key stakeholders on the progress of the consultation and development in Charlestown was a key consideration alongside the involvement of the local community.


•
This statement sets out Miller Regeneration's approach to public consultation and demonstrates how the requirements laid out in Salford City Council's Statement of Community Involvement (March 2008) have been met.


•
All relevant legislation and planning documentation has been considered in the design and implementation of the consultation strategy for Charlestown Riverside.


•
To ensure that people living and working in the area as well as those from the wider community have had the opportunity t participate in, and shape the Masterplan as part of an inclusive process, the consultation strategy was governed by five overarching principles:


o
include a variety of techniques;


o
utilise independent expertise;


o
'frontload' the consultation programme;


o
seek continuous involvement and feedback; and


o
the production of user friendly materials using plain language.


•
Working with its partners on the Development Team, Vision Twentyone developed a three-stage consultation programme:


o
Stage-one scoping issues


o
Stage-two developing the options


o
Stage-three Masterplan signoff.


•
Building on the outcomes of consultation to inform the development of Kersal Heights, stage one scoping of the issues consisted of three main elements: a consultation newsletter branded 'Riverside Review' a survey and Masterplanning Design Training. The newsletter contained a set of priorities for the area identified during an initial review of previous consultation exercises. The survey tested whether these were correct and asked for additional priorities. Together a baseline of opinion was formed which directly fed into stage two, developing the options.


•
The results of the survey confirmed that the development team were on the right track for nearly two thirds (64%) agreed the priorities identified were right for the area. Nearly three quarters (73%) identified further priorities for the area, which were taken into account throughout the design process


•
The initial Masterplan options exhibition outlined the key issues and priorities emerging from the previous stage of consultation, site opportunities and constraints and set out a number of spatial  options for the regeneration of the area. The options presented  were tested, first by a questionnaire - available at the exhibition, on request from the consultation hotline or via the NDC website - and subsequently through a People's Panel and young people's events. Feeding back to residents, a second edition of the 'Riverside Review' newsletter was produced highlighting key findings from this stage of consultation.


•
Key outcomes from this stage of consultation were:


o
further provision of housing for older people;


o
enhance public transport provision;


o
support for a riverside restaurant, subject to viability;


o
support for additional retail units, with the proviso that they should be easily adaptable to residential use in the event that the demand for retail is not there;


o
support for all community facilities presented to be included in the final plan;


o
open space to be located in the centre of the development;


o
strong support to open up access to the river;


o
improved security, particularly in open areas; and


o
strong support for the refurbishment of the jubilee bridge.


•
For stage three, a public exhibition will take place presenting the final Masterplan for the regeneration of the area, re-emphasising how the views of the community have informed the re-design of the area.


•
From the outset feedback from the local community has been invaluable in establishing the key themes in the development of the Masterplan and ensuring that the broad principles of design meet the community's needs, those being:


o
play and open space;


o
retail and leisure;


o
community and recreation facilities;


o
transport and movement; and


o
safety and security.


•
The Masterplan for Charlestown Riverside will create a mixed community with enhanced facilities and a choice of housing, to include bungalows. It will open up the River Irwell, providing better public access, creating new areas of open space. Key features include the creation of a riverside walkway, improved open space and the retention of the Amber Project.


•
A number of recommendations came from consultation with the local community, which the Development Team kept in mind as the formation of the Masterplan moved forward. It will be important to keep the community informed, with regard to the progress and timescales as the development moves forward.

Other Issues

Additional comments from Sport England:


"Sport England would also encourage a commuted sum to be sought via a planning obligation to meet the increased demand for sports facilities likely to result from a development of this scale.  PPG17 (para 33) states that authorities will be justified in seeking planning obligations where new development increases local need.  The application, here, would result in 341 net additional dwellings within the application site.  This number of dwellings, combined with improved linkages to the Littleton Rd playing field and Sports Village is likely to place greater pressure on existing facilities in the area.  Should a commuted sum be sought, then it could be used to help address issues in the area identified in the Salford City Council Playing Pitch Strategy & Action Plan, ie there are not enough changing rooms to serve the number of pitches on the Littleton Rd playing field."

The report has already provided a position in relation to planning obligations.  However, in relation to the additional comments of Sport England, it is important to have regard to the significant regenerative benefits of this proposal to the wider area and particularly the qualitative improvement to the provision of recreation within the site for the wider community.


Moreover, this site is part of the New Deal proposals to regenerate the wider area in which this, the former Kersal High school site and the former Poets estate are key development site.  Members will recall that S106 monies were provided from the Kersal High School site for improvements to the Littleton Road playing fields.


Given that the proposal accords with the development plan in this instance and would bring about significant regeneration and when considered in the context of the regeneration aspirations of the wider area it is not considered necessary to seek planning obligations for additional changing facilities.


Incremental Development

The land which comprises the Policy MX3/2 allocation within the UDP comprises three key development sites / principal landownerships. Policy DEV6 of the UDP relates to incremental development, and states that on sites adjacent to an area identified for major development, planning permission will not be granted for incremental development that would unacceptably hamper or reduce the development options for that wider area. The approach to calculating the apportionment of land for housing and open space in relation to the application site has been undertaken on an equitable basis, such that the site delivers its contribution to the policy requirements without prejudicing the delivery of the other sites. There are therefore no issues in relation to Policy DEV6, and it is likely that this development would have a positive impact in this regard through encouraging redevelopment on sites to the north as the quality housing and open space infrastructure is developed out on the application site.     


Phasing Details

The application includes a phasing plan which demonstrates that the site would be brought forward in a phased manner.  Nine separate phases are indicated with the first phase covering the eastern side of the side in the area of the terrace properties adjacent to Littleton Road (those identified in the planning history section which are part demolished and part boarded up.  The next phase (which would be built out simultaneously) would be the openspace and recreational facility at Douglas Green.  The remainder of the area would be built out east to west along the rivers edge before returning back towards St George's Primary School.


The development is anticipated to take 15 years to complete with final completion in 2025.


Therefore, the condition requiring the submission of future reserved matters has been suggested and relates to the submitted phasing plan.


Retail Provision

The application scheme includes a small retail unit of 93sqm. Part of the redevelopment of the site will include demolition of Concord Place which is an existing retail parade comprising six units. Of these, all are vacant with the exception of Mo's which is a small convenience / newsagents store. The new retail unit proposed has been designed so that Mo's can be relocated as an existing business within the area, that serves the immediate local convenience needs of the community. Given the very limited scale of the store and that it is a replacement store to accommodate an existing business which would otherwise be displaced by redevelopment, it is accepted that this retail unit will not have an unacceptable impact on the vitality and viability of defined town and neighbourhood centres, and therefore no further justification is required in this regard.


The development has been amended to retain a number of the mature trees which bound Avon Close, which together with additional planting of heavy standard replacement trees, would retain the treescape along this road and therefore the a significant element of the areas character.


Conclusions/Summary 

The proposal would comply with the provisions of the development for this site and would bring about substantial regeneration of the area.  Therefore, it is recommended that the scheme be approved subject to the following conditions.


Recommendation


Approve


1.
Applications for approval of reserved matters must be made not later than the expiration of eight years beginning with the date of this permission and the development must be begun not later than whichever is the later of the following dates:




- the expiration of eight years from the date of this permission; or




- the expiration of two years from the final approval of the reserved matters, or, in the case of approval on different dates, the final approval of the last such matter to be approved.



Required to be imposed in accordance with the provisions of Article 3 (1) of the Town and Country Planning (General Development Procedure) Order 1995


2.
No development shall be started, save for site clearance, on any phase within the development until full details of the following reserved matters, in respect of that phase within the development, have been submitted to and approved in writing by the Local Planning Authority:




a) Appearance;




b) Scale;




c) Landscaping: 



Required to be imposed in accordance Section 92 of the Town and Country Planning Act 1990.


3.
The development hereby approved shall be carried out in accordance with the phasing details shown on the Phasing Plan’ (drawing CRS/004/RevE) unless otherwise agreed in writing by the Local Planning Authority.



To ensure the comprehensive redevelopment and regeneration of the area in accordance with policies ST1 of the City of Salford Unitary Development Plan


4.
Further to the requirements of condition 2b the submission of future reserved matters shall come forward in accordance with the massing parameters set out on drawing CRS 008 Rev B unless otherwise agreed in writing by the Local Planning Authority



For the avoidance of doubt and to safeguard residential amenity in accordance with policy DES1 of the City of Salford Unitary Development Plan


5.
The development on each phase hereby permitted shall not be commenced until such time as details of the proposed floor and external levels on that phase has been submitted to, and approved in writing by, the local planning authority.  The design must consider overland flow routes in the event of overtopping of the flood banks. The scheme shall be fully implemented and subsequently maintained, in accordance with the timing / phasing arrangements secured by condition 3 unless otherwise agreed in writing by the local planning authority.



To reduce the risk of flooding to the proposed development and future occupants in accordance with policy EN19 of the City of Salford Unitary Development Plan.


6.
The development of each phase hereby permitted shall not be commenced until such time as a scheme for the drainage of surface water on that phase has been submitted to, and approved in writing by, the local planning authority.   The scheme shall be fully implemented and subsequently maintained, in accordance with the timing / phasing arrangements secured by condition 3 unless otherwise agreed in writing by the local planning authority.



To reduce the risk of flooding to the proposed development and elsewhere in accordance with policy EN19 of the City of Salford Unitary Development Plan.


7.
The development of each phase hereby permitted shall not be commenced until such time as details of flood resilience measures for the proposed dwellings in that phase has been submitted to, and approved in writing by, the local planning authority.  The scheme shall be fully implemented and subsequently maintained, in accordance with the timing / phasing arrangements secured by condition 3 unless otherwise agreed in writing by the local planning authority.



To reduce the impact of flooding on the proposed development and future occupants in accordance with policy EN19 of the City of Salford Unitary Development Plan


8.
Prior to the commencement of each phase of development a scheme for the provision and management of a buffer zone alongside the River Irwell shall be submitted to and agreed in writing by the local planning authority. Thereafter the development shall be carried out in accordance with the approved scheme and phasing detailed secured by condition 3 and any subsequent amendments shall be agreed in writing with the local planning authority, in consultation with the Environment Agency.



To safeguard wildlife and habitats in accordance with policies ST13 and EN22 of the City of Salford Unitary Development Plan.


9.
Notwithstanding the requirements of condition 2 and prior to the commencement of each phase of development (including site clearance), a detailed method statement for the removal or long-term management /eradication of Japanese knotweed and Giant Hogweed on that phase of the site shall be submitted to and approved in writing by the local planning authority. The method statement shall include proposed measures to prevent the spread of Japanese knotweed and Giant Hogweed during any operations such as mowing, strimming or soil movement. It shall also contain measures to ensure that any soils brought to the site are free of the seeds / root / stem of any invasive plant covered under the Wildlife and Countryside Act 1981. Development shall proceed in accordance with the approved method statement.



Japanese knotweed and Giant Hogweed is an invasive plant, the spread of which is prohibited under the Wildlife and Countryside Act 1981. Without measures to prevent its spread as a result of the development there would be the risk of an offence being committed and avoidable harm to the environment occurring.


10.
Prior to the commencement of each phase of development, a Preliminary Risk Assessment report, including a conceptual model and a site walk over, to assess the potential risk of land contamination, shall be submitted to and approved in writing by the Local Planning Authority.  Should a potential risk be identified then: 


I.
A Site Investigation report shall be submitted to and approved in writing by the Local Planning Authority.  The investigation shall address the nature, degree and distribution of land contamination on site and shall include an identification and assessment of the risk to receptors focusing primarily on risks to human health and the wider environment; and  


II. The details of any proposed Remedial Works shall be submitted to, and approved in writing by the Local Planning Authority.  Such Remedial Works shall be incorporated into the development during the course of construction and completed prior to occupation of the development; and


III.
A Verification Report shall be submitted to, and approved in writing by, the Local Planning Authority.  The Verification Report shall validate that all remedial works undertaken on site were completed in accordance with those agreed by the LPA.


IV.
Should the remediation strategy require long term monitoring, a monitoring and maintenance scheme to include monitoring the long-term effectiveness of the proposed remediation over an agreed period, and the provision of reports on the same must be prepared, both of which are subject to the approval in writing of the Local Planning Authority. Following completion of the measures identified in that scheme and when the remediation objectives have been achieved, reports that demonstrate the effectiveness of the monitoring and maintenance carried out must be produced, and submitted to the Local Planning Authority.



In the interests of public safety in accordance with policy EN16 of the City of Salford Unitary Development Plan


11.
Prior to the commencement of each phase of the development (including clearance), the developer shall submit a Dust Management Plan for the written approval of the LPA. The Dust Management Plan shall identify all areas of the site and site operations where dust may be generated and further identify control methods to ensure that dust does not travel beyond the site boundary or within the site boundary affecting newly occupied dwellings. Once in place, all identified measures shall be implemented and maintained at all times. Should any equipment used to control dust fail, the site shall cease all material handling operations immediately until the dust control equipment has been repaired or replaced.



Reason: To safeguard the amenity of the neighbouring residents in accordance with policy DES 7 of the City of Salford Unitary Development Plan.


12.
Demolition and construction works shall not be permitted outside the following hours:




Monday to Friday 
08:00 to 18:00 




Saturdays 

08:00 to 13:00




Demolition and construction works shall not be permitted on Sundays or Bank or Public Holidays.



Reason: To safeguard the amenity of the neighbouring residents in accordance with policy DES 7 of the City of Salford Unitary Development Plan.


13.
Notwithstanding the requirements of condition 12 and prior to commencement of each phase a site operating statement shall be submitted for the written of the Local Planning Authority in relation to provision of permitted hours for construction works, delivery of materials and delivery and collection of equipment, provision and use of on-site parking for contractors' and workpeople's vehicles, wheelwashing facilities, street sweeping and no development or activities related or incidental thereto shall take place on the site in contravention of such site operating statement.



Reason: To safeguard the amenity of the neighbouring residents in accordance with policy DES 7 of the City of Salford Unitary Development Plan.


14.
Prior to commencement of each phase of development, a noise and vibration management and monitoring plan relating to the control of noise and vibration from demolition and construction, including any piling operations, of the development shall be submitted to and agreed in writing by the Local Planning Authority.  All approved measures identified shall be implemented and maintained throughout the duration of the demolition and construction works unless the LPA otherwise agree in writing.



Reason: To safeguard the amenity of the neighbouring residents in accordance with policy DES 7 of the City of Salford Unitary Development Plan.


15.
Noise from the demolition and construction phases of the development (specified as Site Noise) shall not exceed a noise level of 70dB LAeq,1hr  at any time on Monday to Friday 08:00 to 18:00 hours and on Saturday 08:00 to 13:00 hours, at any point 1 metre from the boundary of any noise sensitive properties (to be agreed in writing with the LPA) unless otherwise agreed in writing by the Local Planning Authority



Reason: To safeguard the amenity of the neighbouring residents in accordance with policy DES 7 of the City of Salford Unitary Development Plan.


16.
The following noise standards shall be attained with respect to residential accommodation on the site as stipulated in BS8233:1999 "Sound insulation and noise reduction for buildings - Code of practice":


a.
internal noise levels of less than 30dB LAeq,(8hour) within bedrooms between 23.00 hours and 07.00 hours


b.
internal noise levels of less than 40dB LAeq,(16hour) within living areas between 07.00 and 23.00 hours


c.
typical individual noise events not in excess of 45dB LAmax in bedrooms between 23.00 and 07.00 hours


d.
external noise levels of less than 55dB LAeq,(16hour) in gardens, balconies and private communal gardens between 07.00 and 23.00 hours



The use of ventilation measures which obviate the need for future residents to open windows for cooling and rapid ventilation shall be identified and incorporated into the noise assessment report.  The mitigation measures shall be approved in writing by the LPA and installed prior to occupation of each dwelling. Prior to completion of each phase of development a Site Completion Report shall be submitted to the Local Planning Authority for approval.  The Site Completion Report shall validate that all works undertaken on site were completed in accordance with those agreed by the LPA.



Reason: To safeguard the amenity of the neighbouring residents in accordance with policy DES 7 of the City of Salford Unitary Development Plan.


17.
The rating level (LAeq,T) from all fixed plant and machinery associated with the development, when operating simultaneously, shall not exceed the background noise level (LA90,T) by more than -5dB at any time when measured at the nearest noise sensitive premises unless otherwise agreed in writing by the Local Planning Authority.



Reason: To safeguard the amenity of the neighbouring residents in accordance with policy DES 7 of the City of Salford Unitary Development Plan.


18.
Prior to the commencement of the extension to the St Sebastian Community Centre in phase 2, the applicant shall submit to the LPA for written approval, an assessment of the impact of the proposed extension neighbouring existing and future noise sensitive premises. The assessment shall address the potential for noise to occur which may impact upon the amenity of neighbouring sensitive premises during its operation phase. The assessment shall identify fully all control measures which are required to control the impact of noise. All approved measures for the operational stage shall be retained and maintained thereafter. No works shall be permitted on site until the control measures have been agreed in writing with the Local Planning Authority. A verification report shall be submitted for written approval to the Local Planning Authority confirming that all measures recommended by the noise report have been implemented in full prior to the final occupation of the site.



Reason: To safeguard the amenity of the neighbouring residents in accordance with policy DES 7 of the City of Salford Unitary Development Plan.


19.
No development shall take place within each phase until the applicant has secured the implementation of a programme of archaeological work in accordance with a written scheme of investigation which has been submitted by the applicant and approved by Salford Planning Authority unless otherwise agreed in writing.



To make a record of archaeological remains for archive and research purposes and to disseminate the discoveries to the public in accordance with policy CH5 of the City of Salford Unitary Development Plan.


20.
Further to the requirements of condition 19 and in accordance with the approved phasing plan secured by condition 3 the applicant will devise and submit for the approval of the Local Planning Authority a scheme for the display of archaeological remains commemorating the history and archaeology of the development site and for public participation in discovering the heritage of the site.  The approved scheme shall be implemented in full unless otherwise agreed in writing by the Local Planning Authority.



To commemorate the history and archaeology of the site and provide an educational and community amenity in accordance with policy CH5 of the City of Salford Unitary Development Plan.


21.
Prior to commencement of each phase of development a scheme detailing the provision of 25% affordable housing provision shall be submitted to and approved in writing by the Local Planning Authority.  The scheme shall detail the type, tenure and position of affordable homes throughout the scheme and shall be retained thereafter unless otherwise agreed in writing be the Local Planning Authority.



To ensure a sustainable community in accordance with PPS3 the Councils adopted Housing Planning Guidance and policy H4 of the City of Salford Unitary Development Plan.


22.
The gross floorspace of the retail store hereby approved shall not exceed 93 square metres, unless otherwise agreed in writing by the Local Planning.



To accord with the stated intentions of the submitted planning statement in accordance with PPS4 and policy W5 of the Regional Spatial Strategy for the North West


23.
The car park associated to the replacement retail store shall only be used between the hours of 07.30 to 21.00 Monday to Sunday inclusive



Reason: To safeguard the amenity of the neighbouring residents in accordance with policy DES 7 of the City of Salford Unitary Development Plan.


24.
Outside storage of materials/goods associated with the replacement retail store shall not exceed a height of 2 metres (as measured from existing ground levels) unless otherwise agreed in writing by the Local Planning Authority.



Reason: To safeguard the amenity of the neighbouring residents in accordance with policy DES 7 of the City of Salford Unitary Development Plan.


25.
Prior to the commencement of each phase of development a scheme detailing how that phase of development will achieve ‘Secured by Design’ accreditation (or equivalent) shall be submitted for the written approval of the LPA.  The development of that phase shall be carried out in accordance with the approved details unless otherwise agreed in written by the Local Planning Authority.



Reason: To safeguard the amenity of the neighbouring residents in accordance with policy DES 7 of the City of Salford Unitary Development Plan.


26.
No development shall be started on each phase until full details of the location, design and construction of bin stores and recycling facilities for that phase have been submitted to and approved in writing by the Local Planning Authority.  Such approved bin stores shall thereafter be constructed and made available for use before the development is brought into use.



Reason: To safeguard the amenity of the area in accordance with policy DES 1 of the City of Salford Unitary Development Plan.


27.
Prior to commencement of development on each phase a scheme for the provision of secure cycle stores for that phase shall be submitted to and approved in writing by the Local Planning Authority.  The development shall be undertaken in accordance with the approved scheme



In accordance with policy A10 of the City of Salford Unitary Development Plan.


28.
Prior to the commencement of each phase of development an external lighting scheme for that phase has been submitted to and agreed in writing by the Local Planning Authority.  Such scheme as is approved shall be implemented in full in accordance with the approved phasing details.



Reason: To safeguard the amenity of the neighbouring residents in accordance with policy DES 7 of the City of Salford Unitary Development Plan.


29.
The development hereby approved shall be carried out in accordance with the initiatives and timescales contained within the submitted Travel Plan unless otherwise agreed in writing by the Local Planning Authority.



In order to encourage the use of more sustainable modes of transport, in accordance with PPG13


30.
The development hereby approved shall achieve level 3 Eco Homes Rating, as a minimum. A post completion certificate confirming such an outcome shall be submitted to and approved in writing by the Local Planning Authority for each phase of development prior to completion of that phase, unless otherwise agreed in writing by the Local Planning Authority.



To ensure the development accords with policy EN22 of the Unitary Development Plan.


31.
Prior to the commencement (including clearance) of each phase of development, a bat survey that addresses the detailed impact of the development on the presence of bats on the site and any mitigation or compensation measures required to safeguard the legally protected species for that phase shall be submitted to and approved in writing by the Local Planning Authority.  At no time shall any work be undertaken to any of the trees within the site, or demolition of any buildings start, until a scheme of mitigation has been agreed in writing by the Local Planning Authority.  The approved mitigation or compensation measures statement, shall be implemented in full in accordance with the approved timescales.



To identify any threat to the habitat of a protected species and to ensure appropriate mitigation measures are undertaken in accordance with policies ST13 and EN22 of the City of Salford Unitary Development Plan.


32.
No vegetation clearance required by the scheme shall take place during the optimum period for bird nesting (March to July inclusive) unless nesting birds have been shown to be absent by a suitably qualified person



To protect and prevent unnecessary disturbance of nesting birds in accordance with policies ST13 and EN22 of the City of Salford Unitary Development Plan.


33.
Further to the requirements of condition 2C and in accordance with the approved phasing details a scheme detailing of the design, specification and layout of all indoor and outdoor sports facilities shall be submitted in conjunction with the landscaping reserved matters application for phase 1a for the approval of the Local Planning Authority in consultation with Sport England. The sports facilities shall be constructed in accordance with the approved design and layout details in accordance with the approved phasing plan submitted (drawing reference CRS/04 Rev E).



To ensure the development accords with policy R1 of the Unitary Development Plan.


34.
Prior to the commencement of phase 1a of the development, a Community Use Scheme for both indoor and outdoor sports provision (ie the replacement facility for Oliver’s gym and the playing pitch in the Neighbourhood Park) on that phase shall be submitted to and approved in writing by the Local Planning Authority. The approved scheme shall be implemented upon commencement of use of the new playing pitch or within a timescale to be first agreed in writing with the local planning authority after consultation with Sport England unless otherwise agreed in writing with the Local Planning Authority.



To ensure the development accords with policy R1 of the Unitary Development Plan.


35.
The extension, and improvements, to St Sebastian’s Centre necessary to accommodate the relocated Oliver’s gym shall be completed in accordance with the scheme to be approved under condition 33 above, and the facilities made available for use prior to the demolition of the existing building which currently accommodates Oliver’s gym.



To ensure the development accords with policy R1 of the Unitary Development Plan.


36.
The development shall be carried out in accordance with the following plans unless otherwise agreed in writing by the Local Planning Authority:




Master Plan - CRS/002Q




Existing Site Plan – CRS/003D




Phasing Plan CRS/004E




Demolition Plan – CRS/006B




Public Open Space Plan – CRS/007B




Massing Plan – CRS/008B




Sections Location Plan – CRS/011A




Proposed Sections – CRS/021A




Adopted Areas/ Highway Plan – CRS/020A



Reason: For the avoidance of doubt and in the interests of proper planning.


37.
Prior to the commencement of development a scheme demonstrating how the Amber Project will be safeguarded during construction shall be submitted for the written approval of the Local Planning Authority in conjunction with the Amber Project.  The scheme shall link to the phasing details contained on drawing CRS/004 and shall, if necessary, include details of the location and appearance of any temporary structures and fencing needed to ensure the continuity of the Amber Project within the community.



In the interests of the local community in accordance with policy EHC3 of the City of Salford Unitary Development Plan


Notes to Applicant


1.
The applicant is advised that the requirements of all the conditions precedent must be satisfied prior to the commencement of the development. Failure to satisfy the conditions precedent renders all development unauthorised and unlawful and appropriate action may be taken by the Council.


2.
The applicants attention is drawn to the advice of United Utilities dated 15th September 2009 regarding sewer connections.


3.
Further to the requirements of condition 5 the applicant is advised that WSP’s Flood Risk Assessment has been based on the Environment Agency’s existing model for the River Irwell. The Council will be aware that further modelling of the River and Ship Canal is on-going and this may result in changes to our Flood Map. We would recommend that the opportunity is taken to review the FRA in line with any new results from the on-going modelling before construction of new dwellings is commenced. We would suggest this is done at the point of application for discharge of condition.


4.
Further to the requirements of condition 2C and 9 the applicant is advised that the landscaping detailed in respect of the riverside walkway should include:




•
Detailed plans and cross -sections showing the extent and layout of the buffer zone, which must ensure there is no new built development within the 18 - 22m buffer (identified within paragraph 4.3.5 of the Environmental Statement) 


•
Details of temporary protective fencing during construction adjacent to the River Irwell.


•
Detailed plans of extent and type of new planting, including planting schedule, with an emphasis on locally provenanced stock for all new greenspace areas.  


•
Details demonstrating how the buffer zone will be protected during development and managed/maintained over the longer term 


•
Details of any new footpaths, fencing, lighting etc.


•
All new development adjoining the river corridor be front facing, avoiding the sharp division between housing development and amenity area that can lead to long term maintenance and pollution issues.


•
As the river corridor is a key amenity corridor with national cycle network route, any boundary treatment design should ensure car parking be limited on the riverward side, providing a high quality and safe amenity area that is not degraded by parked vehicles, and with a hierarchy preferably dominated by pedestrian or cycle useage.


•
Sensitively designed boundary lighting scheme that protects the existing ecological resource as advocated in ES (Chap 11, ES, Aug 2009).


•
Retention of existing category B & C trees as advocated in Arboricultural report (JCA, 2009) wherever possible


5.
The applicant is advised that under the terms of the Water Resources Act 1991, and the Land Drainage Byelaws, the prior written consent of the Environment Agency is required for any proposed works or structures, in, under, over or within 8 metres of the landward toe of the flood banks of the River Irwell which, is designated a ‘main river’.


6.
The applicant is advised that if any waste is to be used on site, the applicant will be required to obtain the appropriate exemption or authorisation from the Environment Agency. We are unable to specify what exactly would be required if anything, due to the limited amount of information provided


7.
The applicant is advised that should further information be required in respect of condition 5 to 9 or informatives 5 and 6 that they will need to contact the Environment Management Team at our Appleton House office on 01925 543519 or look at available guidance on our website http://www.environment-agency.gov.uk/subjects/waste.


8.
Further to the requirements of condition 10 the applicant is advised to contact Urban Vision Environment 0161 779 7656


9.
Prior to the requirements of condition 14 the applicant is advised that the noise and vibration management and monitoring plan shall:


•
require all construction plant items to be fitted with effective silencers and comply with current EC regulatory noise limits where relevant; 


•
require plant to be located so as to minimise impact on sensitive properties;


•
define the responsibilities for managing noise and vibration emissions;


•
define the methodology of specifying and procuring quiet plant and equipment, for the verification of noise emission levels from plant and equipment and the consultation and reporting processes on matters of noise and vibration between the developer, the LPA and the public;


•
include site notices which advise the public of contact names and numbers both during and out of hours in the event of noise problems;


•
include information exercises such as leaflet drops and public liaison methods to be deployed;


•
include noise and vibration mitigation measures;


•
include a Noise and Vibration Monitoring Protocol detailing the monitoring to be undertaken to show that the agreed LAeq,T levels and vibration levels are not exceeded


10.
Further to the requirements of condition 17 the applicant is advised that the noise measurements and assessments shall be carried out according to BS 4142:1997 "Rating industrial noise affecting mixed residential and industrial areas".  ‘T’ refers to any 1 hour period between 07.00hrs and 23.00hrs and any 5 minute period between 23.00hrs and 07.00hrs.


11.
Further to the requirements of condition 21 the applicant is advised that should 25% affordable provision on a particular phase not be achievable due to abnormal cost then the submitted scheme should include appropriate viability information and justification including whether the additional provision could be provided on another phase.


12.
Further to the requirements of condition 2C the landscaping details shall demonstrate a high quality scheme with cycle way details which match those recently constructed in the locality


13.
The applicant is advised that if bats are present on the site, then they and their roosts are protected from harm, destruction or disturbance under both UK and European legislation. Therefore if bats are found, a European Species Licence will be required from Natural England to carry out the development.  It is also advised that the surveys required by condition 31 are undertaken at appropriate times prior to the commencement of each phase of development.


14.
The applicant is advised that the scheme required by condition 33 should comply with Sport England Technical Design Guidance Notes, including ‘Natural turf for Sport’, ‘Pavilions and clubhouses’ and ‘Access for disabled people’


15.
The applicant is advised that the scheme required by condition 34 should include details of pricing policy, hours of use, access by non-school users/non-members, management responsibilities and include a mechanism for review.


16.
The applicant is advised that the lighting scheme required by condition 28 shall carry forward the assumptions and mitigations measures identified in paragraph 11.5.70 of the accompanying Environmental Statement.


		APPLICATION No:

		09/58131/FUL



		APPLICANT:

		Mr William Leeson



		LOCATION:

		Plot 3, Linnyshaw Trading Estate, Moss Lane, Worsley, M28 3LY, , 



		PROPOSAL:

		Erection of a single storey bulk handling building



		WARD:

		Walkden North





ADDITIONAL OBSERVATIONS

Members may recall that this application was deferred at the meeting of the Planning and Transportation Regulatory Panel on 19th November 2009 for a site visit to take place to understand the context of the site and view current operations. 


The application is again now brought before the Panel for consideration. There are no new issues to report and the original recommendation is attached for information.


*********************************************************************


Description of Site and Surrounding Area 

The site to which the application relates stands within the northern part of the Linnyshaw Trading Estate off Moss Lane in Worsley. The application relates to Plot 2 of Unit 1 of the Linnyshaw Trading Estate. The site is currently used as a waste transfer station following approval of application 01/43281/COU in June 2002.  The site is currently used for the transfer, crushing and screening of inert waste and storage


The Trading Estate itself is accessed via Moss Lane which runs along its southern boundary. Along the southern side of Moss Lane are residential properties. To the south of Moss Lane is an extensive housing estate.


To the north there is a garage which is used for the repair of vehicles. This garage building was approved under 02/44179/FUL. To the north of this is Linnyshaw Moss, which is a designated wildlife corridor and is of greenbelt allocation within the Adopted Unitary Development Plan. 


The trading estate itself is segregated to the north by a linear formation of mature trees running along the existing strategic recreation route. 


To the east of the site is the Blackleach Country Park which is a site of Biological Importance, a Key Recreation Area and also a Wildlife Corridor. 


Access to the site is currently taken from Moss Lane and then from an internal private service road with turning head adjacent to the site. 


The site currently accommodates a crusher and screener and there is open storage of materials stacked in piles on the site. There is an existing building within the very northern part of the site but this does not form part of this application.


Description of Proposal 

The proposal involves the erection of a building with a floor area of 864m2, with an eaves height of 10 metres and an overall ridge height of 12.5m. It is proposed that the front of the building (west facing) is largely open to provide access for tipper lorries and the equipment which is currently used for separation of the waste which is entering the site. The proposed building would be a used a a bulk handing building, within which waste for recycling would be sorted. 


The building which is proposed would be 10 metres to the eaves and 11.8 metres to the ridge. The access to the site is not proposed to be altered.


The upper walls of the building are to be constructed of box profile metal cladding. The applicant has not stated a colour for the cladding. At the lower level there is a concrete push wall to a height of 3m. No alterations to any landscaping or boundary treatments are proposed as part of this development.


Site History 

98/38714/FUL Change of use of part of approved industrial site to open storage of contractors plant etc. - APPROVED 7.1.1999


00/40943/COU - Change of use from B8 storage to industrial use (B2) with associated operation of plant for the crushing and screening of demolition and excavation material soil and hardcore. Formation of access road (re-submission of 00/40500/COU) (Temporary permission - lapsed on 28.10.2008) - APPROVED 19.10.2000


01/43281/COU - Use of site as a waste transfer station, crushing and screening of inert wastes and ancillary storage - APPROVED 20.6.2002


For the avoidance of doubt, Plots 1 and 2 are currently operating  under 01/43281/COU


There is currently an outstanding enforcement issue regarding the hours at which the screener and crusher can be operate and the hours of entry of vehicles into the site. These restrictions were placed on the site through application 01/43281/FUL. In relation to vehicle movements planning permission 01/43281/FUL states that vehicles shall only enter and leave the site between the hours of 7.30am and 6pm Monday to Friday with no movements at weekends or on bank holidays. With regard to the operation of the crusher planning approval 01/43281/FUL stated that the crusher can only be operated between the hours of 8am and 6pm Monday to Friday with no working at weekends or on bank holidays. 


Publicity


Site Notice: Not Applicable



Press Advert: Not Applicable



Neighbour Notification 

Neighbours were notified on the 8th October 2009


Earliest Decision Date: 30th October 2009


The following neighbours were notified:


6,5,4 Fernside Grove, Worsley


4A Fernside Grove, Worsley


3 Fernside Grove, Worsley


3A Fernside Grove, Worsley


2 Fernside Grove, Worsley


46-56 Meadowside Avenue, Worsley


46 Meadowside Avenue, Worsley


31 Meadowside Avenue, Worsley


44 Meadowside Avenue, Worsley


44A Meadowside Avenue, Worsley


43 Meadowside Avenue, Worsley


42 Meadowside Avenue, Worsley


42A Meadowside Avenue, Worsley


41 Meadowside Avenue, Worsley


40 Meadowside Avenue, Worsley


39 Meadowside Avenue, Worsley


38 Meadowside Avenue, Worsley


37 Meadowside Avenue, Worsley


36 Meadowside Avenue, Worsley


35 Meadowside Avenue, Worsley


35A Meadowside Avenue, Worsley


34 Meadowside Avenue, Worsley


33 Meadowside Avenue, Worsley


33A Meadowside Avenue, Worsley


32 Meadowside Avenue, Worsley


58 Sportside Avenue, Worsley


56 Sportside Avenue, Worsley


54 Sportside Avenue, Worsley


52 Sportside Avenue, Worsley


50 Sportside Avenue, Worsley


48 Sportside Avenue, Worsley


46 Sportside Avenue, Worsley


21 Springside Avenue, Worsley


23 Springside Avenue, Worsley


10 Springside Close, Worsley


9 Springside Close, Worsley


8 Springside Close, Worsley


7 Springside Close, Worsley


6 Springside Close, Worsley


6A Springside Close, Worsley


5 Springside Close, Worsley


5A Springside Close, Worsley


4 Springside Close, Worsley


3 Springside Close, Worsley


2 Springside Close, Worsley


1 Springside Close, Worsley


39 Springside Avenue, Worsley


37 Springside Avenue, Worsley


35 Springside Avenue, Worsley


33 Springside Avenue, Worsley


31 Springside Avenue, Worsley


29 Springside Avenue, Worsley


27 Springside Avenue, Worsley


25 Springside Avenue, Worsley


6 Stoneyside Avenue, Worsley


6A Stoneyside Avenue, Worsley


5 Stoneyside Avenue, Worsley


Unit 3 And 4, Linnyshaw Industrial Estate, Sharp Street


Kane House Unit 15, Linnyshaw Industrial Estate, Moss Lane


W Leeson, Linnyshaw Industrial Estate, Sharp Street, Worsley


Unit 5, Linnyshaw Industrial Estate, Sharp Street, Worsley


Unit 7, Linnyshaw Industrial Estate, Sharp Street, Worsley


T J Murphy Limited And Ubu Environmental, Moss Lane


F Parks Construction, Moss Lane, Worsley


Unit 6, Linnyshaw Industrial Estate, Sharp Street, Worsley


Vehicle Rescue Service, Moss Lane, Worsley


RTK Grab Hire, Linnyshaw Industrial Estate, Sharp Street, Worsley


4 Stoneyside Avenue, Worsley


22 Stoneyside Avenue, Worsley


4A Stoneyside Avenue, Worsley


3 Stoneyside Avenue, Worsley


2 Stoneyside Avenue, Worsley


2A Stoneyside Avenue, Worsley


1 Stoneyside Avenue, Worsley


20 Stoneyside Grove, Worsley


19 Stoneyside Grove, Worsley


18 Stoneyside Grove, Worsley


17 Stoneyside Grove, Worsley


16 Stoneyside Grove, Worsley


15 Stoneyside Grove, Worsley


14 Stoneyside Grove, Worsley


13 Stoneyside Grove, Worsley


12 Stoneyside Grove, Worsley


11 Stoneyside Grove, Worsley


10 Stoneyside Grove, Worsley


9 Stoneyside Grove, Worsley


8 Stoneyside Grove, Worsley


7 Stoneyside Grove, Worsley


6 Stoneyside Grove, Worsley


5 Stoneyside Grove, Worsley


4 Stoneyside Grove, Worsley


3 Stoneyside Grove, Worsley


2 Stoneyside Grove, Worsley


1 Stoneyside Grove, Worsley


47 Stoneyside Avenue, Worsley


45 Stoneyside Avenue, Worsley


43 Stoneyside Avenue, Worsley


41 Stoneyside Avenue, Worsley


39 Stoneyside Avenue, Worsley


37 Stoneyside Avenue, Worsley


35 Stoneyside Avenue, Worsley


33 Stoneyside Avenue, Worsley


32 Stoneyside Avenue, Worsley


31 Stoneyside Avenue, Worsley


30 Stoneyside Avenue, Worsley


29 Stoneyside Avenue, Worsley


28 Stoneyside Avenue, Worsley


27 Stoneyside Avenue, Worsley


26 Stoneyside Avenue, Worsley


25 Stoneyside Avenue, Worsley


24 Stoneyside Avenue, Worsley


23 Stoneyside Avenue, Worsley


21 Stoneyside Avenue, Worsley


20 Stoneyside Avenue, Worsley


17 Stoneyside Avenue, Worsley


16 Stoneyside Avenue, Worsley


15 Stoneyside Avenue, Worsley


14 Stoneyside Avenue, Worsley


13 Stoneyside Avenue, Worsley


12 Stoneyside Avenue, Worsley


11 Stoneyside Avenue, Worsley 


10 Stoneyside Avenue, Worsley


9 Stoneyside Avenue, Worsley


8 Stoneyside Avenue, Worsley


8A Stoneyside Avenue, Worsley


7 Stoneyside Avenue, Worsley


1 Fernside Grove, Worsley


30, 29,27 ,25 ,23,23A,21, 21A,19, 19A, 17, 17A, 15,15A, 13, 13A 


Representations 

40 letter of objection have been received. The issues raised are summarised as:


-Existing issues regarding work outside of the permitted hours on the trading estate


-Hours should be restricted


-Noise and Disturbance from traffic


-The use should not be allowed to expand due to the impact upon residents amenities


-Dust pollution


Consultations


Urban Vision Environment - There are no sensitive uses in proximity to the proposal and the erection of a building on the site will provide an improvement to any noise or dust that is being created therefore no further comments in relation to noise and air quality.


No comments in relation to contaminated land. 


Main Drainage - No objections. Any vehicle cleaning/maintenence areas must drain to foul sewer via oil interceptors. Maximum discharge to Whittle Brook is 10L/s 


Highways - No comments received to date  


Design For Security - No comments received to date  


Environment Agency - No objections following submission of additional information, but have requested conditions relating to suspended solid materials and surface water drainage. 


Head of Engineering and Highways - No comments received to date  


Planning Policy Framework 


Development Plan Policy


Regional Spatial Strategy  - Policy DP1 - Spatial Principles


Unitary Development Plan  -  Policy EN18  -  Protection of Water Courses


Unitary Development Plan  -  Policy EN19  -  Flood Risk and Surface Water


Unitary Development Plan  -  Policy R4  -  Key Recreational Areas


Unitary Development Plan  -  Policy A8  -  Impact of Development on Highway Network


Unitary Development Plan  -  Policy DES1  -  Respecting Context


Unitary Development Plan  -  Policy DES7  -  Amenity of Users and Neighbours


Unitary Development Plan  -  Policy DES9  -  Landscaping


Unitary Development Plan  -  Policy E5  -  Develop. in Established Employment Areas


Unitary Development Plan  -  Policy A2  -  Cyclists, Pedestrians and the Disabled


Unitary Development Plan  -  Policy EN12  -  Important Landscape Features


Unitary Development Plan  -  Policy EN9  -  Wildlife Corridors


Other Material Considerations


Supplementary Planning Document - Sustainable Design and Construction SPD


Appraisal 

The development involves the erection of one building which is to be used for the bulk handling of material in association with the use of the site as a waste transfer station. The site is currently used as a waste transfer facility with some vehicle repairs taking place on the northern part of the site (known as plot 3). This application refers to part of the entire planning unit, but there is no extant permission for the use of the latter part of the site as a waste transfer station.


It is considered that the main issues associated with the development are whether the principle of development on this site is appropriate, whether the building would have any significant impact upon the visual amenity of the area in general, whether the building would have any specific impact upon the special landscape character of the surrounding area, whether there would be any unacceptable impact upon water resources, whether there would be any loss of residential amenity as a result of the development and whether the development would lead to an unacceptable impact upon highway safety or on street car parking. Each of these issues will be addressed in turn.


Principle of Development


Policy DP1 of the Adopted Regional Spatial Strategy aims to promote sustainable communities and economic development, make the best use of existing resources and infrastructure, manage travel demand, marry opportunity and need, promote environmental quality, mainstream rural issues, reduce emissions and adapt to climate change.


The site to which the application relates is within an established employment area and as such Policy E5 applies. 


Policy E5 of the Adopted Unitary Development Plan states that within established employment areas planning permission should be granted for: the modernisation and refurbishment of existing building, the redevelopment of land for employment purposes; improvements to access, circulation, parking and servicing; the environmental improvement of an area and improvements to personal and property security.


It is considered that the site and the wider Trading Estate is currently an ‘established employment use’ and is brownfield being previously developed land. The erection of the proposed building would assist in the improvements to the site, in that it would constitute an upgrading of facilities that would allow for the bulk storage of materials to be enclosed, thereby reducing the amount of open storage on the site. It is considered that this would also improve the environmental quality of the area by reducing the likelihood of noise and dust pollution. 


Visual Amenity and Landscape Character


Policy DES1 of the Adopted Unitary Development Plan requires that developments respond to the positive physical characteristics of that area, and do not lead to a loss of visual amenity or cause harm to the appearance of that area.


The proposed building is located centrally within the site on the area known by the applicant as plot 2 (one of the three plots located there). The site is surrounded on three sides (east, south and west) by other buildings within the trading estate and to the north by a disused railway and a linear feature of mature trees. The proposed building is proposed to be 10 metres to the eaves and 11.8 metres to the ridge but given the existing backdrop of buildings, it is considered that the building would not appear overly intrusive. The landscape buffer to the northern boundary provides screening for pedestrians walking along the footpath and from Linnyshaw Moss.


It is considered that although this is a large industrial building its design is appropriate within the area and to the general use of the site and would be unlikely to have a significant impact upon the visual amenity of the area and would be in accordance with Policy Des1 of the Adopted Unitary Development Plan.


Policy EN9 of the Adopted Unitary Development Plan requires development which would affect any land that functions as a wildlife corridor will not be permitted where it would impair the movement of fauna and flora.


The proposal site is bounded to the north and west by a wildlife corridor but given that the development is wholly contained within an existing site and does not bound the designated wildlife corridor directly it is considered unlikely that it would have any significant impact upon any fauna or flora or the movement thereof. For this reason it is considered that the development would not be contrary to Policy EN9 of the Adopted Unitary Development Plan.


Impact upon Water Resources


Policy EN18 of the Adopted Unitary Development Plan requires that developments should not be permitted where they would have an unacceptable impact upon surface or ground water in terms of quality, level or flow.


Policy EN19 of the Adopted Unitary Development Plan requires that developments should not be permitted where they would be subject to an unacceptable risk of flooding; materially increase the risk of flooding elsewhere; or result in an unacceptable maintenance liability for the City Council or other Agency in terms of dealing with flooding.


The Environment Agency originally commented that there was insufficient information submitted with regards to contaminated land and also flooding. The applicant has since submitted the outstanding information and the Environment Agency has now lifted their objection subject to two conditions being attached relating to surface water drainage/run off, and surface water solids being attached. These conditions have been attached to the recommendation. Further informatives have been attached relating to oil interceptors and discharge into Whittle Brook. It is considered that the development would be in accordance with Policies EN18 and EN19 of the Adopted Unitary Development Plan subject to these conditions being complied with. 


Impact upon Residential Amenity


Policy DES7 of the Adopted Unitary Development Plan requires that developments provide an adequate level of amenity for users of developments and occupiers of other nearby uses.


The proposed building is to be located within the curtilage of an existing unit and would be surrounded by buildings to three sides. The proposed building would be in excess of 150 metres from the nearest residential property, and other units occupy the space between the development site and these dwellings. The assessment is that the proposed building would not appear prominently when viewed from these houses and the impact upon the outlook of these residents would be minimal. The proposed building is intended to accommodate activity which already occur on site and would create a barrier to noise which may currently affect the amenities of residents. The building will have one open wall but this would be west facing and there are no residential properties to the west of the site. It is considered that the development would be likely to reduce the amount of noise emanating from the site which might currently affect the amenities of nearby residential occupiers.


Neighbours have raised issues in relation to noise and have recognized that the proposals may go some way to alleviate the problems associated with the site, but have requested that the hours of operation are restricted. In practical terms it is possible to restrict only the hours of use of the building and movements in to and out of the site. The permissions previously granted for the site allowed working allowed operations to take place between the hours of 7.30am and 6pm Monday to Friday with no working on Saturdays, Sundays or Bank Holidays. It is appropriate that a condition be applied to reflect this. 


Highway Implications


Policy A8 of the Adopted Unitary Development Plan requires that developments should not be permitted where they would have an unacceptable impact upon highway safety or the ability of the strategic route network to accommodate appropriate traffic flows by virtue of traffic generation, access, parking, servicing arrangements or cause an unacceptable restriction to movement of  high, wide, long or heavy vehicles along abnormal load routes.  


The proposed development would not increase the intensity of use of the site nor would it be likely to lead to a significant increase in the number of vehicles entering or leaving the site. The area where the proposed building is to be located is currently used for storage of materials which are being processed. This building is to be used to accommodate those materials and in effect the use of the land will not change. There would be no loss of car parking as a result of the development and as such it is not considered that the development would lead to an increase in on street car parking outside of the site. For these reasons it is considered that the development would neither have any significant effect upon the strategic route network or impact upon access, servicing or parking and as such would be in accordance with policy A8 of the Adopted Unitary Development Plan.


Conclusions/Summary 

It is considered that the housing of the stored materials within the proposed building would constitute an environmental improvement, an improvement to residential and visual amenity and would have no significant impact upon the character of the area. Subject to compliance with appropriate conditions no water resources would be significantly affected and the development would be unlikely to have any significant impact upon any important landscape character. There would be no significant impact upon highway safety nor would the development lead to a significant increase in on street car parking. Neighbour objections are acknowledged, but it is considered that the development would be in accordance with all of the relevant policies within the Adopted Unitary Development Plan and taking into account all other material considerations is considered acceptable. The application is therefore recommended for approval subject to conditions. 


Recommendation


Approve


1.
The development shall be begun not later than the expiration of three years beginning with the date of this permission.



Reason: Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990.


2.
Prior to the commencement of the development hereby approved, samples and details of the materials for the walls and roof  of the development shall be submitted to and approved in writing by the Local Planning Authority. The scheme shall be carried out using the approved materials, unless agreed otherwise in writing by the Local Planning Authority.



Reason: To safeguard the amenity of the area in accordance with policy DES 1 of the City of Salford Unitary Development Plan.


3.
The development hereby permitted shall not be commenced until such a time as a scheme to drain surface water run-off has been submitted to and approved in writing by the Local Planning Authority.



The scheme shall be fully implemented and subsequently maintained in accordance with the timing/phasing arrangements embodied within the scheme or within any other period as may subsequently be agreed, in writing by the Local Planning Authority.



To prevent flooding by ensuring the satisfactory storage of/disposal of surface water from the site in accordance with Policy EN19 of the Adopted Unitary Development Plan.


4.
The development hereby approved shall not be commenced until such a time as a scheme to treat and remove suspended solids from surface water run off during construction works has been submitted to and approved in writing by the Local Planning Authority. The scheme shall be implemented as approved.



In order to protect the downstream reservoirs which are sensitive fisheries in accordance with Policy EN18 of the Adopted Unitary Development Plan


5.
The building hereby approved shall only be used between the hours of 7.30am and 6pm Monday to Friday and shall not be open for business on Saturdays, Sundays or Bank Holidays.



Reason: To safeguard the amenity of the neighbouring residents in accordance with policy DES 7 of the City of Salford Unitary Development Plan.


Notes to Applicant


1.
Maximum discharge to Whittle Brook is 10L/s


2.
Any vehicle cleaning/maintenance areas must drain to foul sewer via oil interceptors.


		APPLICATION No:

		10/58590/FUL



		APPLICANT:

		Nexen Exploration UK Ltd



		LOCATION:

		Land To The East Of M62, North Of Barton Moss Road, Barton Moss, Irlam, 



		PROPOSAL:

		Drilling of two exploratory boreholes for coal bed methane appraisal and production.  The construction of a new access road off Barton Moss Road.  The installation of wells, production and power generating facilities and the extraction of coal bed methane and the subsequent restoration of the site.    



		WARD:

		Irlam





ADDITIONAL OBSERVATIONS

Members may recall that this application was deferred at the meeting of the Planning and Transportation Regulatory Panel on 20th May 2010 for a site visit to an operational site in Warrington. 


Since the meeting on 20th May 2010, an additional 81 neighbour objections have been received.  These are in the same pro-forma style as previously reported and there are not therefore any new issues raised.


The Councils environmental consultants have recommended an extra condition regarding the requirement for an air quality assessment if Combined Heat and Power is used on site.  The full wording of this condition is below:


'Before the installation of any electricity generating, combined heat and power or other fixed plant at the site the Applicant shall submit to the LPA for written approval, an air quality assessment to assess the existing and future air quality on the site for years 2010, 2020 and opening year with and without the development, for nitrogen dioxide and particles less than 10 microns. The assessment shall identify the worst case exposure, changes in pollution concentration and identify any changes in pollution levels predicted for neighbouring sensitive premises. The assessment shall identify fully all control measures which are required to control the impact of the development on local air quality and to control the impact of poor air quality on neighbouring sensitive premises. All control measures identified shall be approved in writing by the Local Authority, installed prior to the operation any electricity generating, combined heat and power or other fixed plant at the site and retained as such thereafter. A verification report shall be submitted for written approval to the Local Planning Authority confirming that all measures recommended by the air quality report have been implemented in full prior to first occupation of the site.’


Reason - To safeguard the amenity of the neighbouring residents in accordance with policy EN17 of the City of Salford Unitary Development Plan.


There are no other changes to the recommendation previously reported


**********************************************************************************


ADDITIONAL OBSERVATIONS REPORTED ON THE DAY OF PANEL ON THE 20TH MAY 2010

Noise and dust

The Council’s environmental consultants have been involved in ongoing discussions with the applicant regarding conditions relating to noise and dust.  Following this, it is proposed that the wording of condition 13 be amended to ensure that noise emitted from the site during the drilling phases shall not be greater than 5dB less than any equivalent measured background noise level rather than to not exceed 45 dB LAeq as previously recommended.  For clarity the revised condition would read as follows:


‘Unless otherwise agreed in writing by the Local Planning Authority, the level of noise (LAeq,5mins) emitted from the site during the drilling phases shall not be greater than 5dB less than any equivalent measured background noise level (LA90,5mins) between 23:00 and 07:00 Monday to Sunday and not greater than 55 dB LAeq,1hr at any other time, as measured at the nearby potential noise sensitive receptors identified in the submitted noise report by ACIA Acoustic Engineers Ref: 2355.07/ifb or predicted using a suitably thorough methodology as agreed in advance with the LPA.  All mitigation measures required to achieve these limits once the specific details of all equipment associated with with the drilling stage shall be submitted to the LPA for written approval before drilling operations on the site commence.’


Public Exhibition

As detailed within the original report, the applicants held a public exhibition on 12th May.  An overview of the findings has been provided which is detailed below.


The exhibition was designed to enable attendees to meet the project team in an informal setting, raise questions or any concerns they had, and also learn more about coal bed methane, the proposed facility and its impact.


Six representatives from the project team were at the exhibition.  Each team member was assigned a role or specialism for the exhibition to ensure the right people were available to provide information on issues such as coal bed methane as an energy source, aquifer protection, environmental impacts, the planning application process and safety.


The exhibition was attended by between 40 and 50 people over 4 hours.  A range of communication materials provided support to the team members who talked the public through the project.  The materials also enabled the public to spend time learning about the project independently if they did not want to address the team directly.


To supplement printed information, 3 models and a DVD demonstrated what a coal bed methane facility looks like at each phase and large laminated maps provided a better idea of where the proposed site would be located.


On leaving the exhibition, the members of the public were invited to fill out a card if they wanted to comment on the project, had a specific request or a question or wanted to leave their details to be kept informed about future project developments.  The comment cards also provided the project team with an opportunity to gauge the attendees opinions of the proposed development.


A total of 21 comment cards were filled out.  The comments can be summarised as follows:


-
65% of the respondents requested to be kept informed of the progress of the project;


-
14% of the respondents requested a copy of the planning documents;


-
14% of the respondents provided ideas for how a community fund might be spent if one were to be available;


-
10% of the respondents requested images of the activity at Doe Green; and


-
5% of the respondents expressed unease about the project.


During the public exhibition, the community asked many questions, several themes for the questions arose including:


-
safety, primarily because the facility will be unmanned once it is operational;


-
impact, both noise and visual;


-
Aquifer protection;


-
Greenbelt preservation (habitat enhancement); 


-
Nexen’s relationship with Peel Holdings; and


-
Ongoing consultation.


Additional objections

Since writing the original report, a further 17 letters of objection have been received, these are in the form of a pro-forma.  In summary, the additional objections raise the following concerns that were not already summarised in the original report:


-
The exploration will be conducted at the same time as the Port Salford and Salford Reds ground construction works which will add to congestion, noise and pollution;


-
There is no information regarding other drilling exploration sites envisaged in Salford;


-
There are no employment opportunities as the drilling is fully automated;


-
The site will be unmanned after construction without anyone to monitor safety;


-
Unlike other cbm sites, Barton is being sited within 500 yards of homes;


-
The Secretary of State approval has not been granted for mining in a Greenbelt region;


-
There is no indication of many future drilling sites are planned and their locations;


-
If gas is not found, the site will not be returned to its original state especially the road being built across a farm;


-
There is no information regarding what will the site consist of it mining commences;


-
The site currently used for employment purposes as a working field.  Will destroy the tenant farmers livelihood;


-
There is no information about what will be included any form of redress for damage, loss of income and livelihood in the event of emergency;


-
There are no figures regarding will be the costs involved financially to Salford;


-
There are no figures regarding what will be the costs in the event of abandonment of the project;


-
There is no information about what is the likelihood of finding viable amounts of gas that will allow a permanent site to be set up;


-
When drilling is underway, there is no information about what monitoring plan will be in place to ensure geological and seismic safety;


-
There are no projected simulations regarding potential gas output, future production and the overall production period;


-
There is no information regarding the assumptions used for the productivity of development wells / mine vent;


-
There is no information about what will be the effects on flooding and subsidence;


-
There is no information regarding adequate reserves of the mineral in terms of both quality and quantity to justify mining exploration;


-
There is no information regarding which chemicals will be used in the extraction process;


-
There is no information regarding what happens to the water supply;


-
There is no indication of how the gas be transferred to electricity power stations;


-
There is no information regarding how methane gas can be stopped from escaping from fractures once drilling begins;


-
There is no information regarding the potential for workover, re-completion, re-perforation and further drilling;


-
There is no information about the main control systems and their interconnections with other facilities;


-
There is no information regarding the financial maintenance liability be to the council;


-
No scheme of working to minimise subsidence and the risk of damage to buildings, structure and land has been made;


-
No considerations have you given to the impact on the best and most versatile agricultural land of the viability of agricultural holdings in lines with greenbelt policy;


-
No account is taken of the greenbelt policies regarding the need to realise the potential of this landscape to act as a green lung for the urban conurbation by providing innovative interpretation facilities and integrated access improvement; and


-
No consideration has been given to protect and enhance a functional ecological framework supporting the conservation of key priority habitats and species, sites, wildlife corridors and networks to sustain the diversity or urban and rural economy. 


The applicant has provided a response to this pro-forma.  Although received after the public consultation event, the applicant is unclear whether the letters were drafted prior to the event as many of the issues raised in the letter were raised and fully addressed at the exhibition by the Nexen representatives. The applicants have sought below to address each individual bullet point raised by Ms Anderson by grouping them under general headings:


Biodiversity

A detailed ecological survey of the site has been undertaken, this has demonstrated that the proposal would result in minimal harm to the biodiversity of the site and any potential harm to interests of nature conservation importance can be mitigated. It is also relevant to point out that the Greater Manchester Ecology Unit and Natural England have been consulted and have not objected to the proposal.


Amenity issues including noise and air quality

A detailed noise assessment has been undertaken. This demonstrates that the proposal is able to comply with appropriate and reasonable planning conditions. Nexen identified the proposed site as being suitable for a coal bed methane production site on the basis that the site is relatively remote from surrounding residential properties and accessible to existing highways. The existing landform and surrounding motorway will serve to screen the proposed development.


Nexen has also agreed to a dust management plan that will be secured through a planning condition. This plan will ensure that any potential impact in relation to dust is mitigated.


The Planning Application Supporting Statement contains detailed information on issues such as visual impact, traffic, access and hours of operation. The limited impact on visual amenity can easily be seen from the package of drawings submitted with the application.


Consultation

Prior to submission of the planning application, consultation was undertaken with Salford City Council and the Greater Manchester Geological Unit. 


Local residents in the vicinity of the site were notified as part of the statutory planning process by Salford City Council. This demonstrates that local residents were advised of the development.


Nexen have since held a public exhibition at Boysnope Golf Club (on 12 May) at which local residents were given the opportunity to consider the proposals and discuss any issues with the project team, a summary of the public exhibition is provided above.  This shows that only a minority of people who attended were uneasy about this project. 


Nexen have also held discussions with the Irlam and Cadishead Neighbourhood Management Team. Through the management team, Nexen is considering the potential of becoming involved in locally based community projects. 


Nexen can confirm that the appropriate notice was served on the owners of the site and the agricultural tenant.


Planning policy

The Planning Application Supporting Statement considers the planning policy situation in detail. With regard to green belt policy, Planning Policy Guidance 2 (PPG2) acknowledges that minerals can be worked only where they are found and that their extraction need not be inappropriate development. The Council’s Spatial Planning Team has confirmed our view that, given the low-rise nature of the permanent buildings in the scheme, it is an appropriate development in the green belt.


The Spatial Planning Policy Team also considers the proposal to be acceptable in terms of the Statutory Development Plan, including policies EN1 (Environmental Standards), EN11 (Mosslands) and Policy M2 (Mineral Development) of the UDP. 


The proposal also accords with Planning Policy Statement 7 (PPS7) in that it would be temporary development and the existing quality of the agricultural land would be restored following completion of the works.


Ground water, dewatering and aquifer

Further details on the issues of ground water, dewatering and the potential impact on the aquifer, including pictorial representations were displayed and discussed during the public consultation held on 12 May. In summary, the approach proposed, which has been agreed with the Environment Agency, would ensure that there would be no transfer of fluids between different geological formations. With regard to dewatering process, the volume of water extracted will be less than 10 barrels of water per day per seam. This water will be tankered off-site for disposal to an approved wastewater treatment facility. We can confirm that the water will not be discharged directly onto land or into rivers or other watercourses.


The potential for subsidence is non-existent given (a) the depth at which we extract material from the coal seam and (b) the very small volume of material removed from the coal seam. The size of the borehole in the coal seam would be no greater than 150 mm in diameter. The borehole would be circular in form, which provides significant resistance to collapse. In addition, the wellbore in the coal has a steel liner inserted in it that provides even greater strength.


Nexen can confirm that the site does not fall within a flood risk area; therefore, there is no potential for flooding.


Health and safety

With regard to security, Nexen can confirm that the proposal has been discussed with Greater Manchester Police, which has confirmed that it has no objections to the scheme. The organisation has also confirmed that Greater Manchester Police’s Counter Terrorism Security Adviser has no objection to the scheme.


The Supporting Statement to the Planning Application, at Section 9.9, outlines the safety issues associated with the proposed development and confirms that all risks are managed throughout the process. 


Although the site is unmanned, there are several levels of protection afforded within the operating systems. These will automatically shut the plant down in the event of an unplanned outage. 


All of the site operations are subject to extensive risk assessment, and suitable mitigation is put in place in order to keep residual risk as low as reasonably practicable.


Programme

Barton Moss is the only site being considered by Nexen within the City of Salford at this present time. We can confirm that it is not in Nexen’s programme to incrementally to develop wells in this location. Details of the site layout that clearly show the general arrangements at the site, including equipment type and location, were provided for each phase of the operation in the drawings package submitted with the planning application.


In terms of the construction impact of the proposal, the site construction and preparation phase will take place over 20 working days, as indicated in the Supporting Statement to the Planning Application. Given the short timescale and that the anticipated number of HGVs over that period will only be 20 in total. It is felt that the impact on the surrounding highway network will be minimal.


Each coal bed methane site is self-contained and does not rely on the “hub” design (a centrally located processing plant fed with gas from multiple drilling sites) favoured in other parts of the world where large tracts of land are utilised for coal bed methane production. 


Operational issues

With regard to the drilling process, Nexen can categorically state that no chemicals are used “to break the rocks.” The process used to liberate the gas involves drilling into the coal seams to provide a conduit for the gas and water in the formation to reach the surface. The drilling fluid used to cool and lubricate the drill bit, and to remove the cuttings consists of fresh water containing a small proportion of benign, naturally occurring additives (such as baryte), which are used to thickening agents.


In relation to the viability and productivity of the project, the geological records for the area show that there is very good potential for securing high-quality coal bed methane in commercial quantities. This prognosis can only be confirmed by drilling into the coal-bearing formations and production testing the available gas resource. The results of these tests will determine if the site is suitable for further development as a production facility. 


In the event that the volume of gas present at the site is not viable, the operation would cease and the site would be fully restored. This restoration would be subject to a planning condition requiring the agricultural land to be fully reinstated.


With regard to the end use for the gas, as stated in the Supporting Statement to the Planning Application it will be conversion into electricity and export to the National Grid; export directly to the gas transmission system; or export to a local user. Where a connection to the end use is required, the appropriate consents will be sought. We can confirm that, given current arrangements for the distribution of gas in the UK, it will not be possible for local residents to be able to benefit directly from cheaper electricity.


The issue of a potential “workover” or further drilling has also been raised. Nexen can confirm that there are likely to be occasions when this will be required, but this will, however, be subject to further consultation and notification with the planning authority.


Economic considerations

Although there will be some employment opportunities arising during the initial phases of the development, the site will essentially operate on an unmanned basis once the production phase is reached. Notwithstanding this, Nexen will seek to utilise local suppliers and contractors to support the operator. The supply of local services, materials and other resources would make a substantial input to the local economy.


The proposal involves the development of just 0.72 ha of land, and there will be no adverse affects on nearby farms. Based upon the minimal land take, it is considered that there will be minimal impact on the local farming industry. Following the production phase, the site will be fully restored to its current agricultural use and will be suitable and available for the resumption of farming. 


There would be no costs to Salford City Council arising as a result of this proposal; it is considered that it would be a positive benefit to the local economy and Salford as a whole.


Need for further drilling

Given the length of time that the site will be in operation, there may be instances when the drilling equipment needs to be brought back on site for maintenance or emergency reasons.  For this reason, and following discussions with the applicant, condition 19 has been amended to read:


"Unless otherwise agreed in writing by the local planning authority, there should be no further drilling at the site after the initial appraisal and extraction drilling phase with the exception of the servicing and maintenance of the boreholes and wells or cases of emergency involving situations that could be prejudicial to public health.  On any such occasion, the developer shall provide written notification to the local planning authority within 14 days of the drilling commencing, and the drilling rig shall not be on site for a period exceeding 14 days unless written permission has first been obtained from the local planning authority."


COPY OF REPORT ON THE ORIGINAL AGENDA FOR PANEL ON THE 20TH MAY 2010


Description of Site and Surrounding Area 

The site extends to approximately 0.72 hectares and is currently used for agriculture.  The land is accessed by an agricultural track which runs south to Barton Moss Road.  The site is located within the Green Belt and is bound by the M62 to the west, beyond which is Nursery Farm and arable farmland.  Arable farmland also lies to the south east with grassland and the Manchester to Liverpool railway line to the north.  Barton Aerodrome lies approximately 250 metres to the south.


Background to Coal Bed Methane

During the conversion of organic matter into coal, a proportion of the gaseous hydrocarbons produced are absorbed by the coal or dispersed into the porous spaces around the coal seam.  The broad term used to describe this gas is Coal Bed Methane (CBM).


CBM from the coal seam is an energy source which can be used in a number of applications including power generation and mains gas supply to domestic and industrial consumers.  Where significant volumes of this gas are held in the coal and the coal is suitably permeable (therefore allowing the gas to flow through it), it is possible to drill into the coal and extract the water within the strata thereby reducing the pressure in the reservoir, and allowing the gas to flow through the borehole to be produced.


The Planning and Mineral Practice Guide (2006) accompanies Minerals Planning Statement 1 and paragraphs 132-140 of this document specifically deal with Coal Bed Methane.  Paragraph 133 states ‘the gas extraction process does not detrimentally affect the physical properties of the coal or prejudice it being worked at some later date by conventional mining methods.  Methane can be extracted from coal seams that would be unsuitable or uneconomic for coal mining.  Alternatively, gas can be removed before mining, helping to reduce consequential methane emissions.  Unlike underground coal mining, extraction of the gas does not cause subsidence of the land surface.  Methane is a powerful greenhouse gas, and methane capture can be a useful carbon mitigation measure in climate change terms.’


Licensing

In addition to planning permission, the applicants must obtain a Petroleum Exploration and Development License (PEDL) from the Secretary of State for Energy and Climate Change.  The applicants currently hold this license.


Description of Proposal 

Planning permission is sought for the following:



To layout and construct a surface operations site;



To undertake coal bed methane appraisal drilling operations;



To undertake coal bed methane extraction drilling operations;



To carry out production testing of the CBM; and



To install equipment to process the CBM and where appropriate, utilise the gas as a fuel source for on-site electricity generation and / or combined heat and power (CHP) generation and / or export the gas from the site.


As part of the application a new access road would be constructed from the existing junction with the adopted highway at Barton Moss Road to the operational site along the line of the existing access track.  The access track currently accommodates agricultural traffic and would be upgraded to provided sufficient widths to allow heavy goods vehicles to pass.


The site construction and preparation phase would take approximately 20 working days.  A well cellar would be installed to suit the drilling rig.  A steel conductor pipe would be installed in the cellar through which the boreholes would be drilled.  The site would be surrounded by 2 metre high fencing, this initially would comprise of a ‘Herras’ fence, which would be replaced by a paladin fence with a landscaping / hedgerow planted inside the fence prior to commencing production operations.  A combination of temporary access matting and crushed stone, together with layers of geotextile and geostabilising materials would be laid directly on to the existing ground surface to provide an all weather hard standing.  Car parking for 10 vehicles would be provided to the west of the site.


During the appraisal and extraction drilling phases the site layout would appear the same however vertical boreholes would be drilled during the appraisal drilling phase and horizontal sections (known as laterals) would be drilled away from the appraisal borehole (mother bore) and into the coal measures during the extraction drilling phase.  The site layout would consist of a centrally located 34 metre high drilling rig and ancillary equipment.  To allow the drill rig and ancillary equipment onto the site approximately 30 HGV loads would be required.  The ancillary development would consist of additional service equipment in modular type containers with heights ranging from 3 to 5 metres positioned relative to the rig and well centres using a mobile crane.


During the appraisal drilling phase, two appraisal boreholes would be drilled to an estimated minimum depth of 1,371.6 metres.   The boreholes would decrease in diameter from 500 mm at the top section to 152 mm in diameter at the maximum depth in the coal seam.  Steel pipe would be inserted into each section of the borehole.  This would provide stability and strength to prevent the hole from collapsing and also acting as a conduit for drilling fluids during the operation.  200-300 tonnes of water would be brought onto site by road tanker and held in storage tanks.  This would be used in the drilling fluids.  Appraisal drilling operations would be carried out on a 24 hour a day, 7 days a week basis for an estimated maximum of 30 days.  The well site would be floodlit during hours of darkness by a free standing self powered lighting mast.


The extraction drilling phase would follow immediately from the appraisal drilling phase, given that the rig and equipment would already be in place.  During this phase underground horizontal sections (lateral) would be drilled away from the appraisal borehole (mother bore) and into the coal measures.  The laterals would be approximately 152 mm in diameter and would extend for approximately 1.25 kilometres into the coal seam.  Further drilling operations may take place throughout the production phase to enhance production volumes or to carry out maintenance work.  In this event the rig and ancillary equipment would be moved back to the site.  Extraction drilling operations would operate on a 24 hour a day, 7 days a week basis for an estimated maximum duration of 20 days, which may vary due to progress with the drilling and final total extent of the boreholes.


To appraise the potential resource available following the initial appraisal and extraction drilling phase, the well would be flow tested.  This would take between 30 and 180 days.  Most of the drilling plant and equipment would be taken off site, with the retention of some office and storage units.  The temporary test equipment and associated venting and flare arrangements would be brought onto site.  Flaring takes place in a purpose made combustion chamber which is designed so that no flame is visible while the gas is burning.  The vent stack would be 9 metres high and the flare stack 5 metres high, with a site cabin 2.5 metres high.  The site would operate 24 hours a day but would not require a 24 hour a day manned presence.  Following completion of the production test programme, the well would be shut in and safely isolated.  A decision would then be taken whether to continue with the full production phase of the development or abandon the well.


The full production phase would last for up to 25 years with the preferred option to export the gas either directly to an adjacent user or into the National Transmission system, but this would depend upon gas quality, production volumes, and other factors which would not be evident until the extended well test has been completed.  Alternatively, a Combined Heat and Power facility would be provided.  Water produced from the bore holes (approximately 1 cubic metre per day) would be held on site in storage tanks adjacent to the generator compound and would be tankered off site on a weekly basis.  The site would not be manned but visits would be undertaken for maintenance and inspection purposes.


On completion of operations at the site, the site would be restored in accordance with a restoration scheme to be agreed in writing with the Local Planning Authority.


The following documents have been submitted in support of the application:



Noise Assessment;



Utilities Statement;



Planning Statement; and



Extended Phase 1 Habitat Survey.


A screening opinion has been issued concluding that the proposal does not constitute Environment Impact Assessment development.


The applicant is holding a public exhibition on 12th May 2010 where detailed information on the proposed site will be available and representatives from the project team will be on hand to discuss the project and answer any questions.  Invitation letters have been sent to those people notified as part of the application process, elected Councillors and members of the Irlam and Cadishead Community Committee including the neighbourhood management team.


Any relevant comments raised following the event will be reported through an amendment sheet at the Panel meeting.


Site History 

None.


Publicity


Site Notice: Article 8 site notice
Date Displayed: 18 March 2010


Reason: Wider Publicity


Press Advert: Salford Advertiser
Date Published: 25 March 2010


Reason: Article 8 Standard Press Notice


Neighbour Notification 

The following neighbours were notified by letter on 23rd February 2010:


-
Secure Unit, Park House, Barton Moss Road;


-
Eccles Irlam Pupil Referral Unit, Park House, Barton Moss Road;


-
Nursery Farm, Barton Moss Road;


-
The Stables, Tunnel Farm, Barton Moss Road;


-
Tunnel Farm, Barton Moss Road;


-
Moulders Farm, Barton Moss Road;


-
Moss View Farm, Barton Moss Road;


-
Park House, Barton Moss Road;


-
Brighton Grange Farm, Barton Moss Road;


-
University of Manchester Site, Barton Moss Road;


-
Greater Manchester Police site, Barton Aerodrome; and


-          Plasmet Roofing Supplies Limited Hangers, 14-15 Barton Aerodrome


Representations 

A formal letter of objection has been received from Barbara Keeley, the Labour Member of Parliament for Worsley.  The concerns raised are summarised below:


It is understood that no consultation with local residents was undertaken by the applicant ahead of the submission of this application.  Constituents living near to the proposed site have not been sufficiently consulted on the company’s plans.


Although the planning application is primarily for exploratory drilling, it also contains proposals involving future mining activity such as a new access road and the installation of wells and power generating facilities.  If the drilling uncovers gas in commercially viable quantities, the long term environmental effects of the subsequent mining must be considered when assessing the initial planning application.  The Department for Communities and Local Government’s 2006 Minerals Policy Statement 1: Planning and Minerals makes in clear in Annex 4 page 32 that long term environmental issues should be examined as part of the planning process for CBM projects:


Development of a CBM production area usually involves an incremental approach where groups of new wells will be added to the ‘hub’ of wells already in production…Therefore the design solution for the development of the field as a whole may not have been resolved, or the engineering details finalised, at the time planning permission is sought for the first hub of production wells.  Accordingly, Local Developments Documents should indicate that:


-
Options for the further development of the area should be presented for consideration in principle at the same time, to ensure that immediate and potential longer-term environmental impacts of the development are understood.


Deterioration of the quality of the land – CBM mining involves extracting groundwater from deep beneath the surface, which often contains high levels of salinity and therefore must be disposed of safely.  The International Energy Clean Coal Centre suggests several options for the management of groundwater from coal seams, including discharging the water into rivers and streams, deep-well injection into deep aquifers and using the water for crops or livestock.  The option chosen depends largely on the salinity of the water of the site in question, but the Environment Agency must be consulted and the relevant permissions obtained before any abstraction or groundwater takes place.  One option that is clearly unsuitable is discharging the groundwater into rivers and streams.  In high volumes this groundwater could change stream temperature and hydrology, increase erosion and sedimentation and destroy spawning grounds for fish.


It should also be noted that soil irrigated with this water will accumulate high levels of salt, which can destroy soil structure and inhibit water absorption by plants.  A single well can also lower aquifer levels significantly, affecting wells, seeps, sub-irrigation fields and natural springs, with implications for local landowners.  The long term effect of CBM mining on the quality of the land at Barton Moss would be significant.  It is difficult to see how the land at the site could be fully restored to its pre-mining state very easily.


Health risks - One of the biggest health risk to people living close to the site will be dust from the exploratory drilling and any subsequent mining if permission is granted.  Dust would also be generated from the increased traffic on local roads and could be linked to respiratory problems for some residents.


A 2005 report from the International Energy Agency Clean Coal Centre states that some scientists have expressed concern about local air quality issues related to the toxicity of the chemicals used in the process used to break tight rock formations to unlock the gas.  Although this has not been scientifically confirmed or refuted yet, there are other aspects of the CBM mining process that could also impact the health of local residents.  For instance, generators are necessary to supply electricity to pump methane and power the compressor stations that compress the gas so that it can be transported.  These compressors and generators are known to emit toxins such as sulphur dioxide, nitrous oxide, carbon monoxide and formaldehyde which would be hazardous to the health of local people.  There is also the danger that the toxic methane gas itself could escape into the air through fractures in the coal seam and natural faults.


Noise levels - The compressors may also produce a high level of noise that would be a nuisance to people living near to the drilling site.


Wildlife - No wildlife survey has been undertaken on the Barton Moss site to collect information about the fish, wildlife and plants that already occupy the local area.  The proposed access road off Barton Moss Road as well as the drill pads, pipelines, power lines, transmission stations and compressors that accompany CBM mining will harm local wildlife and their habitat.  Once wildlife and habitat are destroyed it is unlikely that they will be able to be reintroduced to pre-mining levels after work at the site is completed.


2 letters of objection have been received in response to the application publicity.  The concerns raised are summarised below:


Water - CBM produced water is toxic to plants and crops.  As water percolates through the ground, it leaches out salt.  Methane produced water can come from as deep as 700 feet below the surface, and generally contains high concentrations of dissolved salts.  Soil irrigated with this water will accumulate these salts, which destroy soil structure and inhibit water absorption by plants.


Discharging high saline coal bed methane water into rivers and streams is unacceptable.  Even treated, the influx of high volumes of ground water into rivers and streams could change stream temperature and hydrology.  Likewise, the increased erosion and sedimentation from discharges can plug irrigation canals and destroy spawning grounds for fish.


Rivers and streams - CBM production involves withdrawing massive volumes of groundwater from coal seam aquifers.  Every drop of water withdrawn for CBM production simultaneously depletes the precious aquifers.  A single well can lower aquifer levels by 34 feet within 10 feet of the well.  As underground water levels drops, landowners and rural communities can expect to see their wells, seeps, sub-irrigated fields, and natural springs to dry.  Methane water is unsuitable for irrigation because of high concentrations of dissolved salts.  Industry proponents claim that methane discharge water could provide stock water for farmers.


Agriculture - CBM production, like many forms of mineral development, threatens this careful balance between mining land use and farmers land use.  Because mineral owners have a legal right to retrieve their minerals, landowners who do not own their minerals are largely powerless to stop irresponsible development on their land.  Meanwhile, mineral owners have little incentive to develop responsibly because, unlike landowners, they will not have to live with the long term implications of destroyed soils, degraded water, and dried up aquifers.


Wildlife - The access road, drill pads, pipelines, power lines, transmission stations, compressors, and increased traffic that accompany CBM development can chop up wildlife habitat.


Rural life - Most people do not equate methane ‘a so called clean burning fuel’ with air pollution, but production of the gas can seriously degrade air quality.  Generators are necessary to supply electricity to pump methane and power the compressor stations that compress the gas so that it can be shipped to market.  Compressors and generators emit dangerous toxins such as sulphur dioxide, nitrous oxide, carbon monoxide, carbon dioxide, and formaldehyde, a known carcinogen.  Methane itself is a pollutant.  Lowering water pressure not only releases methane into methane wells, but can vent it through fractures in the coal seam and natural faults and allow it to build up in homes, barns, and other structures.


Dust from increased traffic on country roads can cause respiratory problems.  Dust is rarely regulated, and the burden is on local people to complain long enough and loud enough until the owner of the road takes action.  Compressors produce noise levels that can be a serious nuisance to area residents.


Community involvement - Data concerning the quality and quantity of CBM discharges and the quality of the rivers and streams into which they flow come directly from the industry.  This is akin to letting a fox guard the hen house.  The methane industry cannot be allowed to monitor itself and there is no monitoring group set up.


Surface land user consent - There has been no consultation with surface land users, owners and local residents.


Wildlife surveys - There has been no collection of thorough fish, wildlife, and plant inventories before exploration or development proceeds to protect habitat.


It is another intrusion in the Green Belt.  There is already very little open space and the Green Belt should be protected at all costs.


Consultations


Barton Aerodrome Operations Limited - The site of the application falls underneath the safeguarded airspace which protects the safe flight of aircraft using the airport.  No objection is raised provided conditions are met in relation to: the maximum height AOD; that the drilling rig is fitted with Red Obstacle lighting; and that during construction, the erection of any temporary cranes at the site that exceed 10 metres in height above ground level should be notified in advance. 


Design For Security - It is recommended that the facility be robustly secured whilst not in use. 


Main Drainage - No objections subject to satisfactory drainage provision. 


Highways - No objections. 


Urban Vision Environment - No comments in respect of contaminated land.


Conditions are recommended in relation to the level of noise emitted from the site during the drilling phases, total operational time for both drilling phases combined, an assessment of the impact of any electricity generating combined heat and power plant and a dust management plan.


GMGU - The exploration appraisal and development of the potential of CBM production is consistent with the aim of maximising the potential of UKs oil and gas reserves.


The site is located within the Green Belt.  With reference to paragraph 3.11 of PPG2, it is not considered that the proposals are in conflict with National Green Belt Policy.


It may be beneficial to have a restoration plan in place earlier in the sites development.


There may be some concern as to the size of the Combined Heat and Power plant becoming extended if levels of production increase on site.  It may be appropriate to include a condition which details that the CHP plant would only be permitted to utilise methane sourced from the application site and that no other fuels from any other source would be allowed.


It may be appropriate to include a condition which details that the applicant must obtain written permission from the planning authority before any further drilling can take place after the initial appraisal and extraction drilling phases. 


Natural England - The information provided relating to protected species within the Phase 1 habitat survey is noted.  This highlights a small risk particularly to water voles and their habitat in the ditch located at the southern boundary of the site.  It would appear from the development plan drawings that there are some works proposed at this boundary.  It is recommended that as a minimum the mitigation measures as proposed, particularly the requirement to allow a buffer of 5 metres between the perimeter fence and the ditch, are made into enforceable conditions in any permission granted.  Maintaining the buffer is also of potential benefit to great crested newts in providing terrestrial habitat linking populations.


It would be useful to see more technical detail of the proposed plant to be installed and the method of methane extraction.  Given the nature of the proposal, it would also be expected to see presented information regarding:


- Possible impacts of emissions to air during proposed power plant operation;


- Possible impacts to ground water during drilling and during operation;


- Detail on the proposed restoration of the site; and


- Landscape impacts. 


Environment Agency - The proposed development will be acceptable if conditions relating to: the way the borehole must be drilled, operated and decommissioned; a scheme to treat and remove suspended soils from surface water run off during construction works; and a scheme to prevent pollution entering any watercourse or groundwater are attached to any consent. 


Greater Manchester Archaeological Unit - No comments received to date  


Greater Manchester Ecology Unit - No objections in principle subject to conditions to protect features of biodiversity value from adverse impacts during construction.


The Phase I Report is satisfactory and although it was conducted at a sub-optimal time for vegetation and breeding birds, this does not necessarily invalidate the surveys findings or conclusions.


The site supports a ditch which runs along the southern boundary, which was found to support water vole.  The proposals do not indicate that any changes will occur to the ditches on the boundary of the site, but they will need to be adequately protected from any adverse impacts during construction.  It is recommended that a temporary buffer of 10 metres be established during construction, which is fenced with high visibility fencing.  The landscaping scheme proposes a hedgerow along this and other boundaries.  To avoid excessive shading and impact on the low growing vegetation of the ditch, which provides water vole food source.  It is recommended that the hedgerow is established with a set back of 5 metres from the ditch top.


It is considered that the application site supports low quality terrestrial habitat and that there is sufficient habitat in the intervening area to provide for great crested newts should they be present. Therefore, a full amphibian survey is not required in this instance. The Report recommends that a precautionary approach is taken to the clearance of the application site at the commencement of development. It is recommended that this Reasonable Avoidance Measures approach is adopted and implemented via condition.


The Report indicates that the application site is suitable for ground nesting birds such as lapwing, snipe and skylark. If works are to commence during the bird breeding season (March - July inclusive) then the site should be inspected by a suitably qualified ecologist to confirm that no birds are nesting within the area. If birds are found to be present then commencement should be postponed until such time as the young are fledged. If it is essential that works commence during the breeding season, then appropriate measures should be installed in January to prevent birds establishing territories on the site. A condition to this effect is recommended.


Recent records submitted to GMEU indicate that this area is used by brown hare.  It is recommended that the same approach is adopted to this species as recommended for the breeding birds and the development site is therefore, surveyed for dependant leverets prior to any site clearance commencing. Breeding and birth of young can occur at any time during the year although young are usually born between February and October. This should be implemented via a condition.


It is recommended that species and planting details of the hedgerow and other landscape features are agreed via a condition. The use of locally native species of shrub and trees for the hedges is recommended. 


The Highways Agency - No in-principle objection.  Conditions are recommended in relation to: no development on or adjacent to any motorway embankment that would put any such embankment or earthworks at risk; and no drainage from the proposed development shall run off into the motorway drainage system, nor shall any such development adversely affect any motorway drainage.


It is requested that the applicant contact the Agency in the future with any negotiation regarding any infrastructure connections such as gas mains, electricity cable ducts and access roads.  These would require at least a geotechnical overview as the plans develop. 


Lancashire Wildlife Trust - No comments received to date  


United Utilities - No objection. 


Network Rail (LNW) - Nexen have adjusted their drawings to avoid Network Land therefore they no longer require an agreement.   In addition, the Network Rail mining engineer has no concerns.  Network Rail therefore have no objection to the proposal. 


The Coal Authority - The planning application site falls within the Coalfield area, however the Coal Authority have no specific comments to make on the proposal.  To drill a borehole, the applicant will need an interest in the associated Petroleum license for the area and a coal bed methane access agreement from the Coal Authority. 


Planning Policy Framework 


Development Plan Policy


Regional Spatial Strategy  - Policy EM7 - Minerals Extraction


Unitary Development Plan  -  Policy ST17  -  Mineral Resources


Unitary Development Plan  -  Policy DES1  -  Respecting Context


Unitary Development Plan  -  Policy DES9  -  Landscaping


Unitary Development Plan  -  Policy DES10  -  Design and Crime


Unitary Development Plan  -  Policy A8  -  Impact of Development on Highway Network


Unitary Development Plan  -  Policy A14  -  Barton Aerodrome


Unitary Development Plan  -  Policy EN1  -  Development Affecting the Green Belt


Unitary Development Plan  -  Policy EN11  -  Mosslands


Unitary Development Plan  -  Policy EN17  -  Pollution Control


Unitary Development Plan  -  Policy EN18  -  Protection of Water Courses


Unitary Development Plan  -  Policy M2  -  Mineral Development


Other Material Considerations


Planning Policy Guidance - PPG2 Green Belts


Planning Policy Guidance - PPG24 Planning and Noise


Planning Policy Statement - PPS7 Sustainable Development in Rural Areas


Planning Policy Statement - PPS9 Biodiversity and Geological Conservation


Planning Policy Statement - PPS25 Development and Flood Risk


Other - MPS1 Planning and Minerals


Appraisal 

The main planning issues to be considered in the determination of this application are the acceptability of: the duration of the works / site restoration; the principle of development; impact on the Green Belt; impact on the Mosslands; agriculture; noise, dust, air quality and amenity; ground water; ecology; design and crime; traffic and highway safety; and aviation.


Duration of the works / site restoration

The site construction / preparation phase of the proposal is expected to take 20 working days.  During the appraisal drilling operations this would be conducted on a 24 hour a day, 7 days a week basis for a maximum duration of 30 days, but which could be more or less depending upon progress with the drilling and final total depth of the boreholes.  Also, extraction drilling operations would be conducted on a 24 hours a day, 7 days a week basis.  It is expected to have a maximum duration of 20 days, but this could be more or less depending upon progress with the drilling and final total extent of the boreholes.  The duration of the production test phase cannot be predicted since it depends on the results obtained.  The shortest period could be 30 days with the longest up to 180 days.  Following completion of the production test programme, the well would be shut in and safely isolated.  A decision would then be taken on whether to continue with the full production phase of the development or abandon the well.  The full production phase would last for up to 25 years.


The applicant has therefore submitted an application for the total duration of the works over a 25 year period.  However, they have also stated that should the results from the production test phase demonstrate that it is not feasible to continue with the full production phase then the well would be abandoned.  Given this, it is considered that a condition be imposed to restore the site after the production test phase where results demonstrate that the long term production phase of 25 years, is not suitable.  It is considered that, given the duration of the site construction / preparation phase (20 working days), the appraisal drilling operations (30 days), extraction drilling operations (20 days) and the production test phase (180 days), and the restoration of the site, that 18 months of the cessation of the production test phase (when a decision has been taken to abandon the wells) is considered reasonable.  Therefore a condition should be imposed requiring a scheme for the restoration of the site within 3 months of the date of the consent which should be implemented within 18 months of the cessation of the production test phase (when a decision has been taken to abandon the wells) or 25 years from the date of commencement of development, whichever is the sooner.


Principle of development

Policy M2 of the UDP states that planning permission will not be granted for development involving mineral extraction, mineral exploration, the disposal of mineral waste, or the provision of aggregate depots where it:


i.
would have an unacceptable impact on residential amenity or the amenity of other environmentally sensitive uses (such as schools, hospitals, nursing homes and similar institutions, or open space used frequently for recreational purposes), in terms of visual impact, noise, dust, vibration, traffic, access arrangements, air pollution, hours of operation, or other nuisance;


ii.
would have an unacceptable impact or would cause unacceptable harm to, the water environment, water resources, surface or groundwater levels or flows;


iii.
would result in an unacceptable risk of flooding;


iv.
would have an unacceptable impact on the stability of surrounding land (including drift mining and deep mining where this does not incorporate a satisfactory scheme of working to minimise subsidence and the risk of damage to buildings, structures and land);


v.
would have an unacceptable impact on the highway network, in terms of access, traffic generation, safety, of the free flow of traffic;


vi.
would have an unacceptable impact on public rights of way;


vii.
would have an unacceptable impact on the best and most versatile agricultural land or the viability of agricultural holdings;


viii.
would have an unacceptable impact on any listed building or its setting, ancient monument, or conservation area;


ix.
would have an unacceptable impact on sites or features of archaeological, ecological, geological, landscape or recreation value, or on protected species or their habitats;


x.
fails to demonstrate a need for the mineral in circumstances where an Environmental Statement is required, or the benefits of the proposal do not outweigh the planning objections;


xi.
in the case of coal mining, open casting and colliery disposal, does not meet the tests set out in paragraph 8 of MPG3 (1999) or any subsequent guidance;


xii.
fails to demonstrate the presence of adequate reserves of the mineral in terms of both quality and quantity;


xiii.
would prevent the working of other mineral deposits of significant value;


xiv.
does not include a satisfactory scheme for progressive working, where this is feasible;


xv.
makes unsatisfactory provision for the processing of the mineral;


xvi.
makes unsatisfactory provision for the disposal of mineral waste;


xvii.
makes unsatisfactory provision for screening and landscaping whilst working is in progress; or


xviii.
does not include a satisfactory scheme of restoration and after care, including progressive restoration where feasible.


Policy ST17 of the UDP states that known mineral resources will be safeguarded, and their exploitation will only be permitted where:


1.
there are no appropriate alternative secondary sources; and


2.
the environmental impact of mineral workings is minimised.


Policy EM7 (Minerals Extraction) of the Regional Spatial Strategy (RSS) states that plans and strategies should make provision for a steady and adequate supply of a range of minerals to meet the region’s apportionments of land won aggregates and requirements of national planning guidance.


Mineral Planning Guidance Notes and Mineral Planning Statements set out the Government’s policy on minerals and planning issues and provide guidance to local authorities, the minerals industry and others on policies and the operation of the planning system with regard to minerals.


Minerals Policy Statement 1: Planning and Minerals (MPS1).  In dealing with energy policy it is stated that UK conventional oil and gas production offshore will decline significantly over coming years and that by 2020 the UK is likely to be importing around three quarters of its primary energy needs.  Although not specifically referring to CBM, MPS1 does acknowledge the importance of coal derived methane as an energy source and states that the short to medium term the aim is to encourage the capture of methane from coal mines where environmentally acceptable.


Minerals Planning Statement 2: Controlling and Mitigating the Environmental Effects of Minerals Extraction in England states at paragraph 11 that in the consideration of minerals extraction and associated development, the Local Planning Authority should take into account:



The impacts of the mineral working, such as visual intrusion, de-watering, water pollution, noise, dust and fine particulates, blasting and traffic;



The impacts on landscape, agricultural land, soil resources, ecology and wild life, including severance of landscape and habitat loss, and impacts on sites of nature conservation, archaeological and cultural heritage value; and



The benefits such as providing an adequate supply of minerals to the economy and hence for society, creating job opportunities, and the scope for landscape, biodiversity and amenity improvements through mineral working and subsequent restoration.


The exploration appraisal and development of the potential of CBM production provides an efficient low carbon energy source and is consistent with the aim of maximising the potential of UK’s oil and gas reserves.  The successful production of CBM is nationally important as it can contribute towards the British economy as well as securing domestic supplies rather than having to rely solely on imported hydrocarbons from often volatile foreign economies.  The environmental considerations will be considered below.


Impact on the Green Belt

The site is situated within the Green Belt and the Mosslands.


Planning Policy Guidance 2: Green Belts outlines the protection afforded to Green Belt land and includes guidelines for their proper use.  Paragraph 1.4 states the fundamental aim of Green Belt policy as preventing urban sprawl by keeping land permanently open.  It further states that the most important attribute of Green Belts is their openness.


Para 1.6 states that once Green Belts have been defined, the use of land in them has a positive role to play in fulfilling the following objectives:



To provide opportunities for access to the open countryside and the urban population;



To provide opportunities for outdoor sport and recreation near urban areas;



To retain attractive landscapes, and enhance landscapes, near to where people live;



To improve damaged and derelict land around towns;



To secure nature conservation interest; and



To retain land in agricultural, forest and related uses.


Paragraph 3.15 of PPG2 states that the visual amenities of the Green Belt should not be injured by proposals for development within or conspicuous from the Green Belt which, although they would not prejudice the purposes of including land in Green Belt, might be visually detrimental by reason of their siting, materials or design.


Para 3.11 of PPG2 states that minerals can be worked only where they are found.  Their extraction is a temporary activity.  Mineral extraction need not be inappropriate development: it need not conflict with the purposes of including land in Green Belts, provided that high environmental standards are maintained and that the site is well restored.


Para 3.13 states that when any large scale development of land occurs in the Green Belt (including mineral extractions), it should, so far as possible contribute to the achievement of the objectives of the use of land in Green Belts.  This approach applies to large scale developments irrespective of whether they are appropriate development, or inappropriate development which is justified by very special circumstances.


The proposal is not considered to affect the openness of the Green Belt due to its location next to the M62 which has a large embankment.  It would also not conflict with the purposes of including land in the Green Belt.


In terms of visual impact, some elements of the site equipment, such as the drilling rig, are of a significant height at 34 metres.  These would however be on site temporarily for approximately 50 days.  Long term structures are at a low level and small in scale and the development post-drilling phase would therefore be relatively unobtrusive in visual terms and would have no significant impact on the openness of the Green Belt.


The whole development would be temporary for 25 years with the site being restored to arable farmland after its use.  The applicants have confirmed that landscaping would be provided where appropriate and the plant, machinery and fencing would be finished and coloured to fit in with the surroundings.  Conditions requiring the submission of landscaping and restoration schemes are recommended.


Due to the limited scale of the permanent structures proposed by the application scheme (following the temporary drilling phase) and the mitigation factors which would further minimise its impact on its surroundings, it is considered that the scheme is appropriate development in the Green Belt and therefore in accordance with PPG2 and policy EN1 of the UDP.


Impact on the Mosslands

Policy EN11 (Mosslands (C)) states that development on land that cannot practicably be restored to lowland raised bog habitat will be permitted provided that it would not prevent the restoration of land to that habitat.


The site is situated within the Mosslands, but not within the identified Mossland Heartland.  It is not considered for the purposes of policy EN11 that the site could at this time be practicably restored to lowland bog habitat because of the small size and constrained location of the site next to the M62, and on the opposite side of the M62 from the main body of the Mosslands.  Policy EN11 permits development on such land provided it would not prevent the restoration of other land to that habitat.  The development would not compromise the ability of surrounding land to be restored to lowland raised bog habitat and therefore it is considered to be acceptable under policy EN11.


Agriculture

Planning Policy Statement 7: Development in Rural Areas, states that the presence of best and most versatile agricultural land (defined as land in grades 1, 2 and 3a) should be taken into account when considering planning applications.


The application site is grade 1 agricultural land.  However, the site is very limited in its scale, being bounded by the M62 to the west, it represents a single corner of a larger area of agricultural land.  The development would not compromise agricultural activity on adjacent sites.  Further, the site is temporary in nature for a period of 25 years, and the applicants intend to restore the site to agricultural use following completion of the work.  The site is therefore considered to be in accordance with PPS7.


Noise, dust, air quality and amenity

Policy EN17 of the UDP states that development proposals that would be likely to cause or contribute towards a significant increase in pollution to the air (including dust pollution), water or soil, or by reason of noise, odour, artificial light or vibration will not be permitted unless they include mitigation measures commensurate with the scale and impact of the development.


The appraisal drilling phase would last approximately 30 days and the extraction drilling would last for approximately 20 days.  In each case the drilling would be occurring 24 hours a day, 7 days a week.  The applicant has advised that there may be the requirement for further periods of drilling beyond those outlined above.


An Assessment of Environmental Noise Emissions has been submitted in support of the application.


The noise assessment identifies background and ambient noise levels at local noise sensitive receptors and predicts the noise levels associated with the operation of a drilling rig at each receptor during the temporary appraisal and extraction drilling phases.  The noise assessment makes a case for increasing guideline noise limits from the drilling operations due to the relatively high background noise levels measured at the local residential dwellings due to road traffic on the M62 which runs adjacent to the development site.  However, motorway noise is a steady state noise which residents are used to and expect and when introducing a new noise source, even at the same noise level, because it is as a different frequency spectrum it could potentially be a disturbance to local residents.  Although the drilling operations are proposed to be temporary in nature they are still over a period of almost 2 months, a lower decibel level is therefore recommended, through condition, than that proposed by the applicants noise consultant.


The application and supporting statement also include the potential installation and operation of electricity generating plant or a combined heat and power plant depending on the results of the appraisal and extraction phases.  There is no noise information submitted with regards to the operation of such plant and a condition requiring the submission of a noise assessment prior to the installation of any such plant is recommended.


Due to the possibility of dust emissions from the site as a result of the construction of a new access road and potentially during drilling operations, a condition requiring the submission of a dust management plan is recommended.


The applicants have advised that emissions would not be released in sufficient quantities to raise the concentrations of pollutants above minimum requirements where public exposure occurs.  The City Council's environmental consultants have considered the proposals and given that the purpose of the application is to collect the gas as an end product raising a concern regarding the effect of methane on air quality would not be substantiated.


Methane is an odourless, colourless gas and therefore no odour problems from the site are envisaged.


For the above reasons, the air quality impact which has been recognised relates to dust and the imposition of a dust management plan would mitigate any potential problems.


It is proposed that the well site be floodlit during drilling operations to satisfy safety requirements and for security reasons.  A free standing self-powered mast is proposed and a condition requiring the submission of details is recommended.


To ensure that the proposal would not result in a significant increase in pollution as a result of any further drilling after the initial appraisal and extraction drilling phase, a condition is recommended requiring the applicant to first obtain written permission from the Local Planning Authority.


Ground water

Policy EN17 of the UDP states that development proposals that would be likely to cause or contribute towards a significant increase in pollution to the water, will not be permitted unless they include mitigation measures commensurate with the scale and impact of the development.


Policy EN18 considers that development will not be permitted where it would have an unacceptable impact on surface or ground water in terms of its quality, level or flow.


The applicant has stated that careful management and control measures would be used to overcome any potential risks to ground waters.  The proposed drilling site lies above the Sherwood Sandstone principle aquifer.  Paragraphs 9.3.7 and 9.3.9 of the planning statement states that steel piping (casing) would be inserted into each section of the borehole through the full depth of the aquifer.  This would subsequently be sealed by grouting (cementing) in position.  This would form an impermeable barrier across the depth of the aquifer.  Additional measures include: appropriate storage of chemicals; excavated materials; well arisings; potentially contaminated water; drilling muds at ground level; the use of a bentonite based drilling mud to plaster the walls of the borehole to hydraulically separate the well from surrounding groundwater; and installation of bentonite plugs at aquacludes to prevent the migration of groundwater between different strata.


The applicants have confirmed in paragraph 10.8.3 of their planning statement that there is no intention to abstract water from or discharge water into watercourses or water bodies lying immediately adjacent to the site.


The Environment Agency has reviewed the proposal and has raised no objections subject to a number of conditions which would be attached to any consent.  Furthermore, it is understood that the applicant would be required to seek additional approvals in relation to well design matters from the Department of Energy and Climate Change, and also the Environment Agency under the Water Resources Act.


The proposed operation is technical in nature and involves the use of fuels, oils and lubricants on site, and the concerns of objectors regarding the potential risk of pollution is noted.  However, no objections to the proposal have been raised by the Environment Agency or the Greater Manchester Geological Unit in relation to pollution control issues, subject to the attachment of appropriate conditions.  It is considered that the measures put forward by the applicant to manage site operations, together with the additional controls that would be imposed through planning conditions and the further consents governed by other bodies, would ensure that the proposed operation can be undertaken without adverse risk of pollution.


Ecology

Planning Policy Statement 9: Biodiversity and Geological Conservation states that planning decisions should aim to maintain, and enhance, restore or add to biodiversity and geological conservation interests.


An Extended Phase 1 Habitat Survey has been submitted in support of the application.  The Greater Manchester Ecology Unit have considered the application, and have recommended a number of conditions relating to: water voles; great crested newts; ground nesting birds; dependent leverets; and landscaping.  They have advised that the habitat survey is satisfactory and that although it was conducted at a sub-optimal time for vegetation and breeding birds this does not necessarily invalidate the survey’s findings or conclusions.


Natural England have advised that they would expect to see further information regarding:


-
Possible impacts of emissions to air during proposed power plant operation;


-
Possible impacts to ground water during drilling and during operation;


-
Detail on the proposed restoration of the site; and


-
Landscape impacts.


It is considered that landscaping and restoration can be dealt with through appropriately worded conditions.  As discussed above, impacts on air quality have been considered by the Council’s environmental consultants and impacts to ground water have been considered by the Environment Agency and the Greater Manchester Geological Unit.  These bodies have not raised any objections subject to the imposition of a number of conditions.  It is considered in light of the above, that the proposal accords with PPS9.


Design and crime

Policy DES10 of the UDP states that development will not be permitted unless it is designed to discourage crime, anti-social behaviour and the fear of crime, and support personal and property security.  Crime prevention measures should not be at the expense of the overall design quality, and proposals will not be permitted where they would have a hostile appearance or engender a fortress type atmosphere.


CCTV, fencing, infra-red cameras and periodic manned patrols would be used to secure the site.  In addition, the applicant would have the ability to switch of the wells remotely.


The application has been considered by the Counter Terrorism Security Advisors for the Greater Manchester Police.  They have advised that the proposed plants do not contain materials that are considered precursor chemicals and from a counter terrorism point of view there is no indication that such plants are at specific risk of terrorist attack.  The proposal would therefore comply with policy DES10 of the UDP.


Traffic and highway safety

Policy A8 of the UDP states that development will not be permitted where it would have an unacceptable impact on highway safety.


Throughout the development the following vehicle movements are proposed:


Site Construction Phase


HGV 80 journeys over 20 days


Appraisal Drilling Phase


Drilling rig mobilisation 
- HGV 30 journeys over 3 days



Drilling operations

- HGV 40 journeys over 40 days



Personnel shift changes
- LGV / car 20 journeys per day



Drilling rig demobilisation
- HGV 30 journeys over 3 days


During the actual drilling operations vehicle movements would comprise those required for personnel shift changes and visits by service vehicles associated with ongoing operations, including deliveries of consumables such as water, fuel and cement.


Extraction Drilling Phase


Personnel shift changes
-
LGV / car 20 journeys per day



Drilling rig demobilisation
-
HGV 30 journeys over 3 days



Well site re-instatement

-
HGV 80 journeys over 10 days


Again during the actual drilling operations vehicle movements would comprise those required for personnel shift changes and visits by service vehicles associated with ongoing operations, including deliveries of consumables such as water, fuel and cement.


Production Test Phase

LGV / car - 4 journeys per day


Production Phase

LGV / car - 2 journeys per day.


A distance of 51 metres would be maintained between the drilling rig and the M62, this is 1½ times the height of the mast should it topple.


During the site construction and drilling phases vehicles would use the existing highway infrastructure along Barton Moss Road, with a new site access proposed off Barton Moss Road.  A condition is recommended requiring the submission of further details of the access track relating to materials, specification of works and construction method.


Given the above vehicle movements it is clear that there would be increased levels of traffic but these would be for relatively short periods of time and this is therefore considered to be acceptable.  Sufficient manoeuvring space has been provided within the site and this would ensure that this would not be on surrounding roads or fields. 


The proposal would not have a significant impact upon the existing highway and therefore complies with policy A8 of the adopted Unitary Development Plan.


Aviation

Policy A14 of the UDP states that Barton Aerodrome will be retained and protected for general aviation purposes.  Development at or close to the aerodrome which is not compatible with any existing or potential aviation operation will not be permitted.


The site falls underneath the safeguarded airspace which protects the safe flight of aircraft using the airport.  The City Airport (formally Barton Aerodrome) has reviewed the planning application as part of the Aerodromes Official Safeguarding Procedures and based on the information supplied the City Airport has no objection providing conditions are attached to the consent relating to the maximum height AOD, that the drilling rig is fitted with Red Obstacle lighting and that during construction, the erection of any temporary cranes at the site exceeding 10 metres in height above ground level be notified in advance to the airport.


Other Issues

The applicant has provided a response to the letter received from Barbara Keeley MP.  This responds to the points raised in her letter and is summarised below:


General – There is a requirement within MPS1 to consider the long term environmental issues associated with the proposal.  The applicant contends that within their submission and supporting information with the application, it has been demonstrated fully that the overall impact of the development has been fully considered.


Consultation – Pre-application discussions with Officers of the City Council and GMGU were undertaken; and the application was presented to Members of the Planning and Transportation Regulatory Panel on 10th March.  Following this, a presentation was made to members of the Irlam and Cadishead Neighbourhood Management Team and a public exhibition is being held on 12th May for local residents and members of the Irlam and Cadishead Community Committee.


Ground water

The bore holes would be drilled, operated and de-commissioned in such a way as to prevent the transfer of fluids between different geological formations and to prevent uncontrolled discharge of ground water to surface.  The proposed site lies above the Sherwood Sandstone principal aquifer.  In order to minimise any damage to the aquifer, sell casing is cemented in place within the bore hold to ensure the aquifer is secure.


The Environment Agency have been consulted and have raised no objections subject to conditions.  The applicant is fully content that they are able to satisfy the conditions proposed.


Dewatering

The gas contained within the coal seam is held in place by water within the seam.  To release the gas, the water must be pumped out, this process is known as dewatering.  The naturally occurring water found in the coal seam is mostly rain water which has percolated down through the rock layers.  The quantity of water to be removed from the coal seams can vary enormously, however, it is anticipated that the inseam lateral produces less than 10 barrels of water per day.  The water produced will be tankered off site rather than discharged into rivers and streams.


Restoration

As indicated in the application the disturbance at the surface level will be minimised through the construction proposed, a detailed restoration scheme will be prepared and agreed with the LPA to ensure that the reinstatement of the site is achieved to an appropriate level.


Health Risk

The issue of dust from the proposed development has been fully addressed within the planning application and will be managed through the imposition of a planning condition requiring the submission of a dust management plan as proposed by Urban Vision Environment.  This condition is acceptable to the applicants.  Such a condition will ensure that any potential impact in relation to dust is mitigated


Noise

A detailed noise assessment has been undertaken to accompany the planning application, this demonstrates that the proposal is able to comply with appropriate and reasonable planning conditions and would operate without any impact on the surrounding receptors.


Wildlife

A detached phase 1 habitat assessment for the site has been undertaken as part of the planning application process.  Both GMEU and Natural England have been consulted and have confirmed that any potential harm to the interests of nature conservation importance could be mitigated.


Conclusions/Summary 

The proposal would not give rise to any unacceptable adverse impact on the environment.  The proposal would not compromise the aims and objectives of the relevant policies contained within the development plan and there are no material planning considerations that would justify a refusal of consent.


Recommendation


Approve


1.
The development shall be begun not later than the expiration of five years beginning with the date of this permission.



Reason: Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990.


2.
At least seven days prior written notification of the commencement of development shall be provided to the Local Planning Authority.



To allow satisfactory monitoring of the development in accordance with policy M2 of the City of Salford Unitary Development Plan.


3.
The borehole must be drilled, operated and decommissioned in such a way as to prevent the transfer of fluids between different geological formations, and to prevent uncontrolled discharge of groundwater to surface.



To protect water resources from derogation or pollution in accordance with policies EN17 and EN18 of the City of Salford Unitary Development Plan.


4.
The development hereby permitted shall not be commenced until such time as a scheme to treat and remove suspended solids from surface water run off during construction works has been submitted to, and approved in writing by, the local planning authority.  The scheme shall be implemented as approved.



To ensure a safe form of development which poses no unacceptable risk of pollution in accordance with policies EN17 and EN18 of the City of Salford Unitary Development Plan.


5.
The development hereby permitted shall not be commenced until such time as a scheme to prevent pollution entering any watercourse or groundwater has been submitted to, and approved in writing by, the local planning authority.  The scheme shall be implemented as approved.



To ensure a safe form of development which poses no unacceptable risk of pollution in accordance with policies EN17 and EN18 of the City of Salford Unitary Development Plan.


6.
There shall be no development on or adjacent to any motorway embankment that shall put any such embankment or earthworks at risk.



To ensure that the trunk road network might continue to fulfil its purpose as a national system of routes for through traffic, in accordance with Section 10 (2) of the Highways Act 1980 and policy A8 of the City of Salford Unitary Development Plan, maintaining the safety of traffic on the road.


7.
No drainage from the proposed development shall run off into the motorway drainage system, nor shall any such new development adversely affect any motorway drainage.



To ensure that the trunk road network might continue to fulfil its purpose as a national system of routes for through traffic, in accordance with Section 10 (2) of the Highways Act 1980 and policy A8 of the City of Salford Unitary Development Plan, maintaining the safety of traffic on the road.


8.
Prior to the commencement of the development, a Dust Management Plan shall be submitted to and approved in writing by the Local Planning Authority. The Dust Management Plan shall identify all areas of the site and site operations where dust may be generated and further identify control methods to ensure that dust does not travel beyond the site boundary. Once in place, all identified measures shall be implemented and maintained at all times. Should any equipment used to control dust fail, the site shall cease all material handling operations immediately until the dust control equipment has been repaired or replaced.



To safeguard the amenity of the neighbouring residents in accordance with policy EN17 of the City of Salford Unitary Development Plan.


9.
No development shall commence until a scheme for the provision of external lighting has been submitted to and approved in writing by the Local Planning Authority.  Such a scheme shall include full details of the locations, design, luminance levels, light spillage and hours of use of, and columns for, all external lighting within the site.  The scheme shall be implemented as approved.



To safeguard the amenity of the neighbouring residents in accordance with policy EN17 of the City of Salford Unitary Development Plan.


10.
Prior to the commencement of any development on any phase, the scope of a Construction Environmental Management Plan (CEMP) shall be submitted to and approved in writing by the Local Planning Authority. No development shall commence on any one phase unless and until the CEMP for that phase has been submitted to and approved in writing by the Local Planning Authority and all operations undertaken strictly in accordance with those details throughout the construction period of that phase, unless otherwise agreed in writing by the Local Planning Authority.



To safeguard the amenity of the neighbouring residents in accordance with policy EN17 of the City of Salford Unitary Development Plan.


11.
The site shall be treated in accordance with a landscape scheme, which shall be submitted to and approved in writing by the Local Planning Authority before development is started.  Such scheme shall include full details of trees, hedgerows and shrubs to be planted, walls, fences, boundary and surface treatment and shall be carried out in full accordance with the details of the scheme and implemented in the timescales set out within the scheme.  Any trees or shrubs dying within five years of planting shall be replaced with the same species within twelve months.



Reason: To safeguard the amenity of the area in accordance with policy DES 1 of the City of Salford Unitary Development Plan.


12.
Within three months of the commencement of development, full details of a scheme for the restoration of the site shall be submitted for the written approval of the Local Planning Authority.  The scheme shall outline all steps to be taken including the removal of all buildings and structures and the replacement of all stripped soils.  The scheme shall detail the timescales for implementing and completing restoration works.  These shall provide for the complete restoration of the site no longer than 25 years from the date of the commencement of the development, or within 18 months of the cessation of the production test phase (when a decision has been taken to abandon the wells), whichever is the sooner.  Where site activity ceases the developer shall provide written confirmation of the site’s status to the Local Planning Authority on request, and where that status is that the production test phase has ceased and the wells are being abandoned then the requirement to restore the site shall be triggered.



To ensure the site is restored when the development has ceased and to comply with policy M2 of the adopted City of Salford Unitary Development Plan.


13.
Unless otherwise agreed in writing by the Local Planning Authority, the level of noise (LAeq,5mins) emitted from the site during the drilling phases shall not be greater than 5dB less than any equivalent measured background noise level (LA90,5mins) between 23:00 and 07:00 Monday to Sunday and not greater than 55 dB LAeq,1hr at any other time, as measured at the nearby potential noise sensitive receptors identified in the submitted noise report by ACIA Acoustic Engineers Ref: 2355.07/ifb or predicted using a suitably thorough methodology as agreed in advance with the LPA.  All mitigation measures required to achieve these limits once the specific details of all equipment associated with with the drilling stage shall be submitted to the LPA for written approval before drilling operations on the site commence



To safeguard the amenity of the neighbouring residents in accordance with policy EN17 of the City of Salford Unitary Development Plan.


14.
Before the installation of any electricity generating, combined heat and power or other fixed plant at the site the Applicant shall submit to the LPA for written approval, an assessment of the impact of the proposed development on neighbouring sensitive premises. The assessment shall address the potential for noise to occur which may impact upon the amenity of neighbouring sensitive premises both during the construction phase and the operational phase of the plant. Noise measurements and assessments shall be carried out according to BS 4142:1997 "Rating industrial noise affecting mixed residential and industrial areas".  The rating level (LAeq,T) from all fixed plant and machinery associated with the development, when operating simultaneously, shall not exceed the background noise level (LA90,T) by more than -5dB at any time when measured at the nearest noise sensitive premises.  ‘T’ refers to any 1 hour period between 07.00hrs and 23.00hrs and any 5 minute period between 23.00hrs and 07.00hrs.  The assessment shall identify fully all control measures which are required to control the impact of noise. All approved measures identified shall be implemented and retained throughout the duration of any works during the construction phase. All approved measures for the operational stage shall be retained and maintained thereafter. No works shall be permitted on site until the control measures have been agreed in writing with the Local Planning Authority. A verification report shall be submitted for written approval to the Local Planning Authority confirming that all measures recommended by the noise report have been implemented in full prior to the final occupation of the site. 



To safeguard the amenity of the neighbouring residents in accordance with policy EN17 of the City of Salford Unitary Development Plan.


15.
Unless nesting birds have been shown to be absent as agreed in writing by the Local Planning Authority no site clearance, ground remodelling or other preparatory works including the removal of trees, shrubs and grassland vegetation shall be carried out between the months of March to July inclusive, save in the exception that the entire site has been cleared during the months of August to February and has been subject to inspection and written confirmation by the Local Planning Authority.



Reason: In order to ensure that legally protected species are not unacceptably affected in accordance with the Nature Conservation and Biodiversity SPD and Planning Policy Statement 9.


16.
Unless dependant leverets have been shown to be absent as agreed in writing by the Local Planning Authority no site clearance, ground remodelling or other preparatory works including the removal of trees, shrubs and grassland vegetation shall be carried out between the months of February to October inclusive, save in the exception that the entire site has been cleared during the months of November to January and has been subject to inspection and written confirmation by the Local Planning Authority.



Reason: In order to ensure that legally protected species are not unacceptably affected in accordance with the Nature Conservation and Biodiversity SPD and Planning Policy Statement 9.


17.
Prior to the commencement of development, further details relating to the vehicular access to the public highway, including materials, specification of works and construction method shall be submitted to the Local Planning Authority and approved in writing.  The approved details shall be implemented on site before the development is first brought into use and thereafter retained at all times the site is in operation.



Reason: In the interests of highway safety in accordance with policy A 8 of the City of Salford Unitary Development Plan.


18.
The combined heat and power plant hereby permitted shall only utilise methane sourced from the application site.



To prevent pollution and to comply with policies EN17 and M2 of the adopted City of Salford Unitary Development Plan.


19.
Unless otherwise agreed in writing by the local planning authority, there should be no further drilling at the site after the initial appraisal and extraction drilling phase with the exception of the servicing and maintenance of the boreholes and wells or cases of emergency involving situations that could be prejudicial to public health.  On any such occasion, the developer shall provide written notification to the local planning authority within 14 days of the drilling commencing, and the drilling rig shall not be on site for a period exceeding 14 days unless written permission has first been obtained from the local planning authority.



To allow satisfactory monitoring of the development in accordance with policy M2 of the City of Salford Unitary Development Plan.


20.
The maximum height of the drilling rig hereby permitted shall not exceed 60 metres AOD unless otherwise agreed in writing by the Local Planning Authority.



For aviation purposes in accordance with policy A14 of the adopted City of Salford Unitary Development Plan.


21.
Prior to the commencement of development, specifications for red obstacle lighting to be fitted to the drilling rig, shall be submitted to and agreed in writing by the Local Planning Authority.  The approved lighting shall be in operation at all times the drilling rig is on site.



For aviation purposes in accordance with policy A14 of the adopted City of Salford Unitary Development Plan.


22.
Prior to the commencement of development, a scheme identifying the details, location and timescales for implementation of a temporary buffer zone, high visibility fencing and hedgerow to the wet ditch to the south of the site (identified on drawing number LV10279/D/02 within the Extended Phase 1 Habitat Survey January 2010) shall be submitted to and approved in writing by the Local Planning Authority.  The scheme shall be implemented as approved.



In order to ensure that legally protected species (water voles) are not unacceptably affected in accordance with the Nature Conservation and Biodiversity SPD and Planning Policy Statement 9.


23.
The development hereby approved (including site clearance, ground remodelling and other preparatory works including the removal of trees, shrubs and grassland vegetation) shall be carried out strictly in accordance with the Reasonable Avoidance Measures Approach for great crested newt identified within table 10 (page 20) of the Extended Phase 1 Habitat Survey January 2010 unless otherwise agreed in writing by the Local Planning Authority.



Reason: In order to ensure that legally protected species are not unacceptably affected in accordance with the Nature Conservation and Biodiversity SPD and Planning Policy Statement 9.


24.
Before the installation of any electricity generating, combined heat and power or other fixed plant at the site the Applicant shall submit to the LPA for written approval, an air quality assessment to assess the existing and future air quality on the site for years 2010, 2020 and opening year with and without the development, for nitrogen dioxide and particles less than 10 microns. The assessment shall identify the worst case exposure, changes in pollution concentration and identify any changes in pollution levels predicted for neighbouring sensitive premises. The assessment shall identify fully all control measures which are required to control the impact of the development on local air quality and to control the impact of poor air quality on neighbouring sensitive premises. All control measures identified shall be approved in writing by the Local Authority, installed prior to the operation any electricity generating, combined heat and power or other fixed plant at the site and retained as such thereafter. A verification report shall be submitted for written approval to the Local Planning Authority confirming that all measures recommended by the air quality report have been implemented in full prior to first occupation of the site.



To safeguard the amenity of the neighbouring residents in accordance with policy EN17 of the City of Salford Unitary Development Plan.
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