PLANNING & TRANSPORTATION REGULATORY PANEL

PART I

SECTION 1: APPLICATIONS FOR PLANNING PERMISSION
2 June 2011


	APPLICATION No:
	10/59092/FULEIA

	APPLICANT:
	Sky Properties Limited - Mr Anthony Hirsch

	LOCATION:
	Former Mitchell Shackleton Site, , Green Lane, , Eccles, , M30 0RP

	PROPOSAL:
	Erection of an energy from waste gasification plant, turbine generation room, air cooled condensers and associated plant, together with site access, weighbridge and security building, car parking and landscaping

	WARD:
	Eccles


	APPLICATION No:
	10/59093/OUTEIA

	APPLICANT:
	Sky Properties Limited - Mr Anthony Hirsch

	LOCATION:
	Former Mitchell Shackleton Site, , Green Lane, , Eccles, , M30 0RP, 

	PROPOSAL:
	Outline application including means of access for the development of a non-hazardous waste treatment and recovery centre comprising of buildings and ancillary infrastructure for the recycling of up to 100,000 tonnes of waste and the anaerobic digestion of up to 60,000 tonnes of waste; bulking and transfer of waste; the production of refuse derived fuel; the generation of energy together with associated offices, site access, weighbridge, service and parking areas, water treatment, internal roadways, lighting and landscaping

	WARD:
	Eccles


This report provides a joint assessment of two separate planning applications relating to the site of the former Mitchell Shackleton works on Green Lane, Eccles.  The proposals are capable of operating in isolation or independently.  Both applications have been accompanied by a joint Environmental Statement considering the environmental effects of the proposals both individually and collectively.

The appraisal concludes with a recommendation for each application.

Description of Site and Surroundings

The site is located approximately 1.6km north west of Eccles Town Centre.  It lies in the north corner of a long established industrial area that includes the Nasmyth and Lyntown Trading Estate and the Nasmyth Business Centre.

The site itself covers an area of around 3.8ha and is previously developed land that formerly comprised the Mitchell Shackleton Works which specialised in crankshaft manufacturing.  Other site uses included North West Flanges, North West Forgemasters and Gardner Engines.  This site is now largely cleared and comprises both hardstanding and rubble.  Trees and scrub vegetation are present, notably along the northern and eastern site boundaries.  The presence of the industrial areas around the site and the M602 to the north, together with the Manchester - Liverpool railway line further to the south and the Bridgewater Canal to the west, mean that the site is well contained and relatively isolated from residential areas to the north and west.  The nearest residential area is Monton to the north beyond the M602 motorway.

The motorway is elevated above the level of the site by approximately 8m.  The motorway provides no access to the site in this locality.

The site access is off Green Lane which forms the western boundary.  The northern boundary is formed by an embankment and the M602.  Green Lane and its northern extension, Canal Bank links the A57 (Liverpool Road) to the south (which in turn provides access onto the M60 to the west) and the A580 to the north (the East Lancashire Road) and the A6 at Swinton).

To the south of the site on Green Lane is Patricroft Station, which is on the Manchester – Liverpool line.  The rail bridge that crosses Green Lane has a 4.1m headroom restriction which is adequate for conventional lorries but restricts over-sized vehicles.

There are a number of trees along the northern boundary adjacent to the embankment of the motorway.  No trees on the site have been afforded the protection of a Tree Preservation Order (TPO).

Description of Development

Two planning applications have been submitted in relation to waste management on this site.

Detailed Proposal

The first, application 10/59092/FULEIA, relates to the provision of a gasification plant.  This is a full application with all details known.  The full description of the development states:

 “Erection of an energy from waste gasification plant, turbine generation room, air cooled condensers and associated plant, together with site access, weighbridge and security building, car parking and landscaping”
This proposal would include the following:

Vehicular access is taken from Green Lane together with a new internal estate road which would be routed around the southern and eastern boundaries of the site.  This road would link Green Lane to the southern most element of Lansdowne Road (in the vicinity of Lanes for Drains).  The vehicular access to the site is taken directly from the new estate road 70m from its junction with Green Lane.

The entrance to the site would include a security lodge and weighbridge system.

The main building would provide a gasification facility.  A description of a gasification facility is set out below.  It would be sited 118m from Green Lane and 92m from the embankment of the M602.  The footprint is irregular but would have a maximum length of 71m and a maximum width of 50m.  In essence, the building becomes wider as it moves further from Green Lane.

The body of the gasification facility is split into two heights, 15.5m and 19.5m.  The main body of the building is 19.5m in height and the stack would be a maximum of 55m in height.  The layout of the building is influenced by operational issues, with raw material entering the reception hall, being processed and the residuals withdrawn at the rear of the plant.

In design terms the building would include a slight change visually through its design at the southern most part of the western elevation (facing Green Lane) where the associated offices are located.

The building would be clad in horizontally laid profiled material.  The massing of the building would be broken down by the colour arrangement of the panelling system.  The office section to the corner of the plant, again aids in breaking down the massing in its shape as well as colour arrangement.

The ancillary buildings to the rear of the site would include air cooled condensors, a turbine generator room, a building for Combined Heat and Power (CHP). 

Aspects of application 10/59093/OUTEIA would overlap aspects of this scheme.  The areas of overlap would enable both or either of the applications to be brought forward independently.  The implications of each scenario will be fully appraised later in this report.

Outline Proposal

Application 10/59093/OUTEIA is an outline proposal.  Access is the only matter which is sought at this stage although the submission includes indicative layout details and parameters of the likely size and scale of the components required to facilitate the proposed development including a visitor centre which would front Green Lane.  The description of the proposal:
 “Outline application including means of access for the development of a non-hazardous waste treatment and recovery centre comprising of buildings and ancillary infrastructure for the recycling of up to 100,000 tonnes of waste and the anaerobic digestion of up to 60,000 tonnes of waste; bulking and transfer of waste; the production of refuse derived fuel; the generation of energy together with associated offices, site access, weighbridge, service and parking areas, water treatment, internal roadways, lighting and landscaping”

Scale, appearance and landscaping are reserved for future consideration.

Combined Matters

Both proposals would operate on a 24 / 7 basis but waste deliveries to and from the site would be restricted to the hours of 07:30 to 18:00 hours on Monday to Friday and 08:00 to 13:00 on Saturdays. A total of 18 staff would be employed on the site (12 full time and 6 part time) although the ES indicates that a total 77 jobs would be created when taking account of the indirect job creation.

It is considered prudent to consider both applications at the same time.  As such, given that the supporting information appraises the implications of both aspects of the development (i.e. both applications), this report considers the scheme as a whole albeit providing two recommendations with two sets of planning conditions.

The proposed developments would have a shared access from Green Lane and there would be an estate road around the southern and eastern boundaries.  This estate road would be available for use by companies in the industrial estate to the east of the site – the James Nasymth Business Park.  Access to this industrial estate is currently gained via an extension to Lansdowne Road under the M602, which is a traditional, primarily terraced, residential street with on street parking.

Description of Proposed Processes

The proposed development is aimed at contributing to sustainable waste management and targets the commercial and industrial waste sector.

The proposed developments would have a combined capacity of 240 00 tonnes per annum (tpa), with the recycling facility having a capacity of up to 100 000 tpa and the AD facility having the capacity of up to 60 000 tpa and the gasification facility (explained in detail below and referred to as Energy From Waste (EfW) having the capacity to manage approximately 80 000 tpa of residual waste.  Should both applications be approved and implemented then there would be movement of wastes between these complementary facilities thus reducing overall movements of waste to and from the site.  The facility will not accept hazardous or clinical waste and it is anticipated that the vast majority of waste arriving at the site would come from the Greater Manchester Area.

The proposed Anaerobic Digestion (AD) and EfW facilities would generate around 8-10MW of electricity for export to the national grid and the EfW would have the potential to operate as a Combined Heat and Power (CHP) facility subject to compatible development within the locality .  This would have wider climate change benefits by providing an alternative to fossil fuels as well as offering a decentralised energy source close to centres of population and industry.

Materials Recovery Facility – Part of the outline proposal

A Materials Recovery Facility (MRF) is a facility for separating mixed waste (typically paper, glass, cardboard, plastics, metals, etc).  The processes would occur within a single building with a maximum height of 15 m.     

Typically, the process begins with the dry recyclables being off-loaded to a tipping floor within the MRF building before being introduced into the processing system via a loading shovel or other similar equipment. Recyclables are transferred onto a conveyor system that moves the materials toward the sorting stations. The conveyors carry the recyclables over sorting screens and other sorting mechanisms which divide the components of the dry recyclables and pass them over magnetic and eddy current separators. The spinning of the eddy current rotor creates a field of energy around non-ferrous items and these items are repelled from the rest of the waste. Any non-recyclable materials will be removed from the process.  

Normally, larger items are separated out at the front end of the process and smaller items toward the back end.  Typically the primary sorting step separates fibre (newsprint, magazines, office paper and cardboard) from containers.  Advanced sorting steps may then be used to segregate paper by fibre grade and containers by material type.  The techniques will be driven by the materials to be sorted.  
After the sorting of the materials there is a bulking and storage function whereby balers are normally used to compress some of the recyclables into dense bales for transport to the materials reprocessors off site (which turn the recyclables into products to be re-used).  Materials that cannot be recycled may be used as a fuel in the proposed EfW building or taken off-site for disposal.  

Anaerobic Digestion - Part of the outline proposal

Anaerobic digestion (AD) is a series of processes in which micro-organisms break down biodegradable material, such as food waste, in the absence of oxygen.

Food and other biodegradable waste is first delivered to the reception area on site.  This would be in a single building (12 m in height) which would be held under negative pressure – this is like a vacuum which ensures that odours are not released.  Within the building the material to be processed can be shredded to increase the surface area available to microbes and hence increase the speed of digestion.  Other processes can include materials separation.  

In simple terms, the material is then transferred from the reception area to a sealed building where it is ground up and mixed with water, producing a porridge like material, and then pumped into temperature controlled sealed vessels known as digesters.  The digesters would be at a maximum height of 23 m and typically the processed material would be in the digesters for around 20 days.  It is here that bacteria feed on the food waste and produce biogas. Biogas is typically made up of 60% methane and 40% carbon dioxide and is captured and used as a fuel in a CHP (combined heat and power) unit which can provide energy recovery.   During the process no methane is released into the atmosphere. 

The stack height assessment concludes that a 55m stack for the gasification and 37m for the AD process would ensure adequate dispersion and be sufficient to have a negligible effect upon air quality.  Furthermore, should both processes be approved only one combined stack would be necessary which would be the 55m stack.

Within the application provision has been made for a maturation or drying shed depending on whether the final digestate is used on-site as a fuel in the EfW facility or taken off site.   

Gasification – Contained within the detailed application

The EfW facility at Green Lane will be a based on ENERGOS’s gasification technology. Gasification is a process by which waste is subjected to heat under oxygen deficient conditions to produce a low energy synthetic gas or ‘syngas’, which can be used as a source of fuel in a turbine or combustion engine to produce electricity.  The facility will be housed in a main building (with a maximum height of 19.5 m) with a stack at a maximum height of 55 m.  It should be noted that the Environmental Statement has modelled the impact of the development on the basis of a 55m high stack.  There will also be various silos and other infrastructure.  The maximum height of the silos would be 23m.

Waste will arrive into the reception area which is held on negative pressure to ensure odours are not released.  Waste is normally sorted and shredded, with recyclables such as glass and ferrous metals removed. The recovered metal and glass is collected in separate skips and could be taken to the proposed Materials Recycling Facility.  The remaining waste is transported to the fuel bunker. 

An overhead fuel crane operated on a pre-programmed cycle moves around the bunker to mix the fuel to create a more homogeneous mixture.  The crane then delivers waste automatically to the fuel delivery chute to the gasification unit.  Drying, pyrolysis (the application of heat to biomass in an absence of air) and gasification of the fuel is then carried out in the gasification unit creating the syngas.  From this, the gas passes to a High-temperature Oxidation Unit where there is a complete combustion of Carbon monoxide (CO), Total Organic Carbon (TOC) with a final production of a flue gas with low Nitrogen Oxide (NOx) content.  The ash is discharged from the gasification unit at the end and taken for off-site disposal. Energy from the flue-gas is recovered in the facility boiler system to produce steam, which is ultimately utilised in a steam cycle for electricity production.

The plant will be equipped with a control-and-monitoring-system that will provide automatic control of the process and gives the opportunity for staff to monitor the different process sections.  Of particular importance will be the logging of process details, including emissions.

Environmental Statement

The nature of the proposal means that it falls within the definition of projects for which an Environmental Assessment must be undertaken under the requirements of the Town and County Planning (Environmental Impact Assessment) Regulations 1999 – SI No 293. The Environmental Impact Assessment (EIA) regulations indicate that the applicant must describe the proposed development and assess the impacts across a range of environmental issues and where appropriate an examination of the mitigation of the identified impacts. This process has been undertaken by the applicant and has been reported in the form of an Environmental Statement (ES). The applicant has submitted the following documents as part of the required ES: -

Environmental Statement (June 2010)

· Introduction

· The Proposed Development 

· EIA Methodology

· Land Quality

· Hydrology

· Noise

· Air Quality and Noise (Include reference to additional technical report)

· Ecology

· Archaeology and Cultural Heritage

· Landscape

· Visual

· Traffic and Transportation

· Socio-Economic Effects

· Cumulative Effects

The ES considers the effects of both proposals cumulatively albeit highlighting that either proposal could come forward independently.

ENVIRONMENTAL STATEMENT NON TECHNICAL SUMMARY 

As required by the Regulations the applicant also produced a Non Technical Summary (NTS). This provides a brief and concise summary of the findings of the Environmental Assessment and is further summarised below: 

Land Quality

This chapter of the ES highlights that the site is underlain by made ground associated with previous industrial development beneath which includes Quarternary Glacial Till, Sherwood Sandstone and Carboniferous Coal measures and historic mine shafts.

In terms of groundwater the southern half of the site is identified as highly permeable whilst the other half is negligibly permeable.  The site is not located within a groundwater source protection zone.  The nearest groundwater abstraction that is used for human consumption is over 1.5km away from the site.

Based on the site history, some soil and/or groundwater remediation may be required and further investigations will be necessary.  

With the adoption of standard mitigation measures during the construction phase, together with the implementation of an appropriate site remediation strategy, the effects are not considered to be significant.  The development proposals will have the benefit of remediating the site and bringing it forward for development.

Hydrology

There are no hydrological features on the site.  The closest watercourses are Folly Brook and the Bridgewater Canal.  The Bridgewater Canal is to the west of the site, on the opposite side of Green Lane.  Folly Brook, at its closest point is 280m to the north before it joins Worsley Brook.  There are no surface water drainage paths to either Worsley Brook or its tributary Folly Brook from the site due to the location of the M602 to the north and the Bridgewater Canal to the west. The site does not lie within an area of potential risk from river flooding.

During the operational phase, there could be a potential risk to the drainage system from increased surface runoff due to increased areas of hardstanding.  The runoff could also have an effect on water quality.  In order to mitigate against these potential effects, a Surface Water Strategy and a Flood Risk Assessment have been produced.  The Surface Water Strategy outlines the design of an appropriately sized attenuation tank for the gasification facility, for which detailed planning permission is sought.  The Strategy also ensures that sufficient attenuation will be achieved on other parts of the site, for which outline permission is sought.  The strategy identifies the need for oil separators at the entry to the drainage system to ensure no contamination.

There is also the potential to incorporate sustainable drainage systems including rainwater harvesting and permeable paving in parking areas.

The ES concludes that, following the implementation of mitigation measures such as controlling runoff and provision of storage areas, there will be no significant adverse effects on surface waters as result of the proposed development.

Noise

The existing noise sensitive receptors (mainly existing residents) which have the potential to experience significant noise effects are located not only in close proximity to the development site, but also along sections of the highway network predicted to experience a noticeable change in traffic flows due to the scheme.  The scope of the ES was agreed with the LPA and included five locations as a representative of sensitive receptor in the area including Lulworth Road; Scott Avenue; Shackleton Street; Wesley Street and Eccles Fire Station.

Ambient noise levels are heavily influenced by traffic on the M602, local traffic and the industrial areas around the site.

Noise is measured in decibels (dB(A)) and established British Standards and associated guidance set out recommended limits for noise.  British Standard BS5228 Noise and vibration control on construction and open sites (2009) has been used to carry out predictions of noise effects for the construction period of the proposed development, whilst during the operational period noise effects have been assessed in accordance with BS4142 Method for Rating Industrial Noise in Mixed Residential and Industrial Areas (1997).  In addition, operation noise effects are also assessed against the Councils 5 dB(A) below background noise criterion.  An assessment of operational traffic noise effects has also been undertaken.

A number of measures can be employed during construction and the operation of the facility to reduce noise emissions.

The assessment of construction noise demonstrates that predicted construction noise levels would be below guidance criteria.  During operations the assessment has found that noise levels will be 5dB(A) or more below the relevant measured background noise levels indicating compliance with the Council’s recommended criterion.  The traffic noise assessment has taken into account the extra HGV movements, and the car movements generated by the development.  The predicted range in noise levels from traffic using Green Lane/Canal Bank is less than 1dB(A), which the ES concludes to be not significant.

Air Quality

There are a number of individual properties and groups of properties which are located in the vicinity of the site and the ES has considered them as representative sensitive receptors for the air quality assessment.  The ES has particularly examined the potential air quality impacts associated with the gasification plant and anaerobic digestion plant.

The main emissions from the AD are oxides of nitrogen (NOx), and small quantities of other pollutants.

The gasification plant will include technology which cleans the emissions gas before it is released into the air.  After cleaning, the pollutant most likely to affect local air quality is NOx.  Pollutants emitted by the process would be mitigated by a comprehensive exhaust clean up process via a stack.  The stack height assessment concludes that a 55m stack for the gasification and 37m for the AD process would ensure adequate dispersion and be sufficient to have a negligible effect upon air quality.  Furthermore, should both processes be approved only one combined stack would be necessary.

Ultimately the operation of the proposed development will be covered by a valid Environmental Permit issued by the Environment Agency which will cover all aspects of the operation of the process and the potential air emissions.  The plant will be designed to ensure that the emissions are within the emission limit values required by the Environmental Permit.

During construction and operation there is the potential for dust which may effect the local area.  With this in mind mitigation measures would be put in place such as wheel washing facilities; use of water bowsers; minimising handling of materials and covering all containers to prevent escape of dust.

Mitigation will also be put in place to reduce the potential odours such as fast closing doors and the operation of areas at slightly below atmospheric pressure to contain odours.  Air will also be extracted from the gasification waste reception area and used as combustion air for the process which will destroy any odorous compounds by the high temperatures of the process.  Air from other aspects of the process (outline application) would be extracted and then passed through efficient abatement systems.  Under normal operation of the AD plant, biogas will be combusted in biogas engines.

The report concludes that no significant odour effects are predicted.

Ecology

There are five Sites of Biological Importance (SBI’s) and one Local Nature Reserve (LNR) within 2km of the development site.  The nearest of these is the Bridgewater Canal SBI immediately to the west of the site.  The nearest Site of Special Scientific Interest (SSSI) is 6.5km to the west, and is associated with the Manchester Mosses Special Area of Conservation (SAC).  There would be no direct impacts on these sites.

A phase 1 habitat survey of the site and surrounding area has been undertaken and distinct habitats and features of nature conservation interest were identified.  None were found to be significant in nature conservation terms.  The survey works were extended to identify whether other nature conservation features, such as legally protected species, were present or not.

A bat survey found that none of the buildings or trees on site was likely to provide suitable bat roost habitat.  The report concluded that bats will not experience significant adverse effects.  Furthermore, all of the previous buildings on site have now been demolished.

In terms of invertebrates, a total of 53 species were recorded during the survey, none of which were particularly important or scarce species.  The low number recorded partly reflects the limited extent of semi-natural vegetation on the site.  The survey work concluded that there is little evidence that the site support an invertebrate assemblage of notable nature conservation value.

In addition, the assessment looked at a range of other ecology receptors that included sites of importance in the vicinity of the site and the nationally scarce moss Freiburg’s screw-moss, found on sandstone blocks adjacent to the Bridgewater Canal near to the site.  The canal will not be affected by the proposals however the moss could be effected by indirect effects caused by changes in water or air quality.  In terms of water quality, the site will not drain into the canal and will not therefore affect it.  On air quality, the Manchester Mosses SAC and Bridgewater Canal SBI were modelled as part of the assessment in order to assess potential effects on these designated sites.  The ES concludes that the development is likely to have no significant effects on the conservation status of the Freiburg’s screw-moss or other species/habitats within the Bridgewater Canal SBI.  Standard dust control techniques can also limit any effects on the canal during construction.  Therefore, the ES concludes, that the development is likely to have no significant affects on the integrity of this SBI.  It further concludes that the proposed development will have no more negligible effect on the conservation status of habitats within Manchester Mosses SAC.

Archaeology and Cultural Heritage

The nearest scheduled monument is the Canal Tunnel Entrance and Wharf at Worsely approximately 2km from the site.  There are six listed buildings within 500m of the proposed development, the nearest being the grade II Queens Arms (originally the Patricroft Tavern).

Within the site the only feature of cultural heritage interest was the former Mitchell Shackleton office building.  Built in an austere art deco style, this building was locally listed for its architectural interest.  However the building suffered an arson attack in 2007 and subsequently demolished.

The industrial heritage of the area immediately surrounding the site is arguably of cultural heritage significance, although little now survives.  The Bridgewater canal, an important forerunner to the canal networks of the late 18th and 19th centuries, runs adjacent to the western boundary.  The site is also immediately north of James Nasmyth’s Bridgewater Foundry which later became Royal Ordnance Factory Patricoft.

The ES concludes that the proposed development will not result in any significant adverse effects on cultural heritage resources.  This is because there are no significant resources on-site whilst it is considered that off-site resources will not be significantly affected.

Landscape

The assessment has looked at the character of the landscape/townscape, landscape designations in the area and landscape elements within the site boundary.  The assessment concludes that the construction and operation of all of the facilities proposed would result in no significant effects on landscape and townscape character areas or designations within the study area (either directly or indirectly).

In terms of the character of the landscape and townscape the ES does not consider that a development of this scale in an industrial location could impact on the character of the wider area.  The designations which were considered include:

· Monton Green Conservation Area

· Ellesmere Park Conservation Area

· Barton-upon-Irwell Conservation Area 

· Worsley Greenway

The assessment indicates that the intervening built form coupled with vegetation limits outward views to the site from the conservation areas of Ellesmere Park and Barton-upon-Irwell.  In terms of Monton Green and Worsley Greenway, views of the proposed development would be limited towards the site (which would be sporadic and predominately restricted to upper portion of the gasification facility stack in each case).  The report considers that the effects of the proposal upon these designations would not be significant.

With regard to landscape elements that are located within the site boundary, the partial removal of established trees would be required to facilitate the construction phase which would be compensated for through landscape works following construction.

Visual

The ES includes a visual assessment chapter.

Three viewpoints were selected for the visual assessment as representative of the residential receptors and public places which are likely to experience negative visual effects.  Residential areas with properties whose residents would potentially have views of the proposed development were also considered in the assessment.

The assessment concludes that views of the proposed development would be substantially limited in most areas by intervening vegetation and built form, including the M602 embankment and large industrial units within the Nasmyth employment area.

Clear views of the site are primarily limited to receptors in close proximity to the western site boundary which is more open and publicly accessible.  This includes recreational users of the Bridgewater Canal towpath / Regional Cycle Route 82 and also highway users on Green Lane.

Landscaping along the western site boundary will reduce the visual effects from this location.  However, in all other areas visibility would be more limited and generally restricted to intermittent views of taller elements of infrastructure such as the stack and to a lesser extent the AD digester tanks.

Some residents of the southern proportion of Monton to the north of the site would have some filtered and/or partial views of the upper parts of rooflines of one or more of the three main facilities although this would be influenced seasonal variations to foliage cover.  A small number of residents in properties to the west and south may also have partial views of the upper portions of the proposed facilities through gaps between the intervening industrial / commercial units, although these are most likely to from upper storey window only.

Traffic and Transportation

The application is supported by a Transport Assessment (TA).

The B5231 Green Lane / Canal Bank forms the western boundary of the site. To the south, Green Lane, is a signalised junction with Waterslea and King Edward Street before terminating at the signalised junction with Liverpool Road.

A short distance to the south of the site, Green Lane passes under a railway line, and the bridge formed at this point only provides a clearance of 4.1m.  Whilst the clearance is sufficient for ordinary heavy goods vehicles, unusual loads that have historically originated from the site have been unable to pass under the railway bridge and have therefore been required to travel northwards.

To the north of the site the highway changes from Green Lane to Canal Bank.  It passes under the M602 motorway before meeting a roundabout with Parrin Lane and Stableford, turning west towards Winton and Worsley and east towards Monton.  A second roundabout in close proximity provides direct access to Monton and north to areas including Swinton.

The TA demonstrates the development will generate around 160 HGV movements per day assuming that the site is fully developed and integrated, with a higher level of 185 movements assumed in the TA as a worst case.  The TA demonstrates that this will represent a relatively small addition to total vehicle movements on Green Lane / Canal Bank.  The TA has looked at the proposed routes to be used by HGV’s and concludes that they are acceptable and that the development of waste facilities would have a lesser impact upon the highway network than alternative forms of employment development.

Notwithstanding this a number of measures are proposed that would help to mitigate and potential effects and provide further enhancements, the applicant identifies them as:

· A routing strategy which would acknowledge the height restriction at Patricroft Station; 

· The proposal includes an estate road linking the new access on Green Lane to the north east of the site as an alternative to Lansdowne Road;

· From the pre-application consultation measures to realigning the roundabout at the northern section of Canal Bank and providing safety measures along Green Lane such as signage are also proposed

The TA concludes that the proposal would not have a significant impact upon the highway network.

Socio-Economic Effects

The site is currently a vacant brownfield site with no existing employees.  The ES predicts that the proposal would lead to the creation of approximately 77 permanent jobs through a combination of direct and indirect employment.

The ES also concludes that the proposal is unlikely to prevent other inward investment into the local area.  The report considers that the investment in a brownfield site would act as a positive impact.

Furthermore, the applicant is willing to provide educational facilities and facilitate a Community Liaison Group to address concerns of local residents.  There is also the potential to develop education facilities on-site and the outline application includes provision for offices for this purpose.

Cumulative Effects

Consideration has been given to whether any of the individual effects of the proposed development would combine to create a cumulative effect that is greater than the sum of the individual effects.  This has mainly been done by looking at the cumulative effects on human receptors, although other environmental receptors have also been assessed.  The potential effects of the Green Lane Eco Park working at the same time or perhaps successively with other waste sites have also been considered.  The ES has concluded that there are no such other significant sites in the local area with the potential to cause cumulative effects.

With respect to the potential for the effects from the proposed development to combine to cause cumulative adverse effects, receptors that have been used for the amenity issues (specifically visual, noise, air quality and traffic) have been considered and the ES concludes that none of these would experience significant cumulative effects as a result of the development.

Site History

An outline application 06/52746/OUT was submitted on behalf of Chester Developments in May 2006.  The outline application sought consent for the development of land for residential purposes to include means of access.  Planning consent was refused in December 2006.  The reasons for refusal stated:

1 Insufficient information has been submitted to demonstrate that the development would not compromise the operating conditions adjacent employment uses and that there is no current or likely future demand for the site or buildings for employment purposes contrary to policy E5 of the City of Salford Unitary Development Plan.

2 The proposed development would result in the unacceptable loss of an existing employment site to the detriment of employment land supply within the City.  The proposal is contrary to Policies E4/8, ST3 and E5 of the City of Salford Unitary Development Plan.

The Local Planning Authority considered that the proposal would result in an unacceptable loss of existing employment land and that the scheme had not demonstrated that residential development would not compromise the operating conditions of the adjacent employment uses or that there was no current or likely future demand for employment purposes on this site. 

The applicant appealed the decision and a public inquiry was held in August 2007.  The Inspector dismissed the appeal which was subsequently confirmed by the Secretary of State.  The overall conclusion of the Secretary of State states:

“The Secretary of State concludes that, as it has not been demonstrated conclusively that there is no current or likely demand for the appeal site for employment purposes, the appeal proposal would be contrary to the development plan.  At the same time, the Secretary of State finds that, although there may be a case for the release of more housing land in Salford, it is far from clear that the type of development envisaged by the applicant in this location would contribute to meeting identified needs.  She also considers that, even if there were good policy reasons for endorsing a change of use to housing on this site, the lack of information on the impact of noise on the capacity of the site and the uncertainties relating to the provision of affordable housing mean that the appeal proposal as it currently stands is insufficiently well-developed to permit adequate consideration as to whether is should proceed.  The Secretary of State therefore concludes that there are no material considerations of sufficient weight to justify going against the development plan”

In essence the Secretary of State added further reasons to those attached by the LPA relating to lack of information in respect of noise and affordable housing provision.

Community Involvement

The Council has 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’

In accordance with the above policies the applicant has undertaken pre-application consultation with local residents and members.

It has included a public exhibitions in December 2009 attended by 117 people over a three day period.  47 feedback forms were received.  19 position comments were received highlighting the positive use of derelict land and job creation.  A total of 21 comments were raised highlighting traffic as a concern and to a lesser extent concerns regarding odour, emissions and noise.  Only 4 comments raised the visual impact and individual concerns relating to dust, site security, environmental impact generally and house prices.

A community meeting was held in Monton on the 25th January 2010 attended by over 130 local people and other interested parties.  The main issue raised was traffic.  Issues were also raised in relation to emissions, noise and the effects on local wildlife.  Other issues included concern over the types of materials that would be processed at the facility and whether these would be toxic, emissions from the gasification plant and the effect on health, noise from the plant, and worries over health and safety on the site in its current form.

Queries were also raised regarding the designation of the site and the potential for re-designating the site for uses other than industrial/employment.

The developer has also offered to establish a Community Liaison Group based on a smaller representation of the community.  To date, the terms of reference for the group and format has not been agreed, although it is hoped that it can be established and continued during and post construction as set out in the heads of terms.

Publicity

In terms of the statutory requirements the surrounding properties have been notified of both applications.  In each case the same neighbour notification was undertaken.  

The applications have also been advertised by appropriate site and press notices.

Neighbour Responses

A significant number of responses have been received in relation to the application publicity.  Given that the proposals comprise two separate applications within the same site most objections are in duplicate.  Furthermore, a number of standard proforma letters have been submitted.

In response to the application(s) publicity a total of 865 objection letters have been received for each application (1,730 in total for both applications).  As stated earlier the objections received relate to each application and have been recorded as such against each application.  Multiple letters have been received from individual residents and from individual households.  The responses have been analysed and represent clear objection from nearly 700 individual households, the vast majority of which are from within the immediate area.  

A petition against the development has also been received containing the names of approximately 2,000 people.  The majority of the signatures contained within the petition are from the local area although some of the signatures do not contain addresses.

The issues raised within the objection letters can be summarised and are ordered in relation to the frequency the issue have been raised (starting with the highest first):

· Traffic 

· Proximity to residential area and local park

· Health implications 

· Undermine the Bridgwater Canal Strategy

· Emissions and Pollution 

· Noise

· Smell

· Devaluation of property prices

· Dust

Members will be aware that impacts upon property prices are not a material consideration.  However, this particular point equated to less than 10% of the responses.

Members should also note that a local campaign group (Say No To Green Lane Incinerator Action Group) has been formed which includes a dedicated website against the proposal.  A detailed letter of objection has been received from the group and extract from the executive summary of that response is set out below:

“Several members of the Say No to the Green Lane Incinerator campaign group felt it was appropriate to raise the main objections regarding the application for a combined Materials Recovery Facility (MRF), Anaerobic Digestion (AD) and gasification plant at the Mitchell Shackleton site.  Members of the group and contributors to this document are all themselves residents of Monton and Eccles and have consulted with other residents to bring the document together.  It therefore expresses the view of the majority of people in the Monton and surrounding areas.

The main grounds for our objection are:

· Sustainability: we believe that the practise of incinerating our rubbish is unsuitable and that in the future governments will be looking at better ways to reduce landfill.

· Health Grounds: the air in Salford is known to be close to the levels of PM10 and nitrogen dioxide set by the EU.  Adding an incinerator in such as residential area could threaten the health of locals.

· Traffic: The roads, bridges and roundabouts in Monton are not designed to support an additional 1000 HGV movements per week that the waste plant will generate.  At peak times the roads are heavily congested and for the developers to say that they will not have lorry movements then is neither feasible or something that can be policed.  Nor have the developers explained how they will resolve problems arising when HGVs cannot access the site.  An extra 1000 HGVs per week will further reduce the air quality (see above).

· The consultation with residents: Sky and their partners have deliberately misled the residents of Monton throughout the consultation process and projected a very unprofessional picture of themselves.  They have presented an impression that the community support their plans when in fact there is unanimous opposition, they have presented half-truths as facts and generally been disingenuous when publishing information.  Therefore, from what we have seen, we have absolutely no confidence that they could successfully manage a project like this.

· Policy: the development seems to go against several emerging local authority policy documents and the proposals of a nearby business park to bring a mix of residential and workshops to the area”

An objection to the proposals has also been received from Hazel Blears MP.  The details of the objection relates to the following issues:

· The impact upon the Bridgewater Canal given that it provides a suitable area for residents and visitors to appreciate cultural heritage and nature / wildlife

· The Council has recently adopted the Bridgewater Canal Corridor Draft Masterplan – The vision for the canal is ‘to create a living canal connecting communities with the unique industrial heritage and celebrated by all’

· The masterplan envisages a mixed use neighbourhood incorporating family housing and apartments alongside employment uses

· The masterplan significantly alters the planning framework relevant to the application site

· Eccles West Swing Site Study – The application site is one of the sites under consideration and could be redesignated from the current employment use

· The Greater Manchester Waste Disposal Plan – The City Council expressed concerns about the possible impact of the development and removed the site from the Waste plan

· Monton has significantly moved away from the former heavy industrial uses and therefore this proposal would be a step backwards

· Disagrees with the applicant that the proposal will not impact upon the Bridgewater canal

· Considers that the applicant has not been willing to commit to community liaison meetings which would be open to the public to observe and therefore such groups (Community Liaison Group) has not been established

In addition to the above the following points are made expressing the concerns of local residents:

· Increase in heavy goods vehicle traffic

· Visual Impact, noise and smells

· Possible health implications

· Impact upon the canal (including flora and fauna)

An objection to the proposals has also been received from Barbara Keeley MP.  The details of the object relates to the following issues:

· Waste facility is inappropriate due to close proximity to residential areas

· Loss of amenity due to 55m high stack operating 24 hours a day

· Substantial increase in traffic resulting in noise and pollution

· Cause severe congestion

· Increase in pollution

· Adverse impact on health

· Smells from waste being transported 

· Noise from operation and vehicles

· Loss of visual amenity

· Agrees that sustainable methods should be used to dispose of waste but in non- residential areas

Councillor Cullen has formally requested that the application be considered by the panel and has raised objection to the proposal.  

Anne Davis (formerly ward Councillor for Eccles) has objected to the proposals raising the following issues:

· Proximity of the site to residential properties, medical centre, doctors surgery, park and local amenity area

· Far different in terms of any zoning from that previous zoned

· Limited employment generation

· Comprise a noxious process to the detriment of the character of the area

· Already congested roads

· The applicant has created an eyesore on the present site

· The way forward would be to withdraw the application and consider other industrial uses or even housing

A total of 6 letters (to each application) have been received in support of the application.  Included within the support are JWS Waste and Recycling Services and CBI North West.
CONSULTATION RESPONSES 

Design For Security – “I have no objection to the proposals but the site will need to be very secure in order to reduce the risk of crime. Should the Local Planning Authority be minded to approve an application of this nature on this site, I recommend that a condition is imposed, which requires the developer to produce a crime prevention plan. The plan should include: perimeter security, security to individual buildings (including details of the security lodge) and plant, and an ongoing-security management plan for the site (to include site access controls, lighting, CCTV and manned security provision). The plan should be agreed in writing prior to the commencement of the development and executed as agreed, and subsequently retained to the satisfaction of the Local Planning Authority.”
Main Drainage – No Objections subject to satisfactory drainage provision to Salford CC and United Utilities approval. Separate drainage systems will be required with storage for surface water to limit discharge to surface water system to 25L/s or 7L/s/Ha. There have been downstream flooding problems whereby the culvert is only 300mm diameter which, in part is the reason why surface water discharge has to be limited. The foul drainage will require United Utilities approval with regards to contaminated discharges. No contaminated discharges to surface water drainage systems. Minimum floor level 300mm above adjacent road level.
Highways – No objection.  Comments included within the Traffic and Transportation appraisal section

English Heritage – No comment to make on the proposals

Natural England – Consider that the proposal would result in no likely significant effect.
Environment Agency – No objection subject to conditions relating to surface water and site investigation / remediation.

Furthermore a detailed set of informatives to the applicant is also provided in relation to environmental permits for odour control and advice on the suggested surface water drainage element

Greater Manchester Archaeological Unit –  No response to date
Greater Manchester Ecology Unit – No objection
Urban Vision Environment – No objection subject to the inclusion of full site investigation and remediation condition
Miller Goodall – No objections subject to the inclusion of conditions relating to noise, dust management and the height of the stack.  The detailed aspect of this response is included within the main appraisal section.

Transport for Greater Manchester – No response received to date

The Highways Agency – No objection but recommend conditions relating to preventing vehicular and pedestrian access to the mortorway by way of a fence, no development on adjacent to the embankment that would put the embankment at risk and no drainage from the development should adversely effect any motorway drain.

Lancashire Wildlife Trust - “The proposed development is fairly close to the Bridgewater Canal, Grade ‘B’, Site of Biological Importance (SBI), which is important for a variety of water plants.  However, we note that the boundary of the site will be some metres from the canal, which will be necessary to protect the canal waters from pollution.”
Manchester Ship Canal Company – No response to date

United Utilities – No objection subject to conditions relating to drainage matters.  An informative is recommended advising that the applicant of the full advice of United Utilities.  

Barton Aerodrome – No objection subject to the inclusion of conditions restricting the height of the stack to the maximum proposed (i.e. 55m); the requirement for the stack to be fitted with red obstacle lighting and that 1 month prior notification is obtained from City Manchester Airport for any construction cranes exceeding 30m in height.

Development Plan

For the purposes of Section 38 of the Planning and Compulsory Purchase Act 2004 the development plan for Salford consists of the north west Regional Spatial Strategy and the City of Salford Unitary Development Plan.

The 2004 Planning and Compulsory Purchase Act requires the council to replace the Unitary Development Plan with new Development Plan Documents which form part of the council's Local Development Framework.  The Act automatically saved the UDP Policies for a period of three years from adoption (i.e. until 21 June 2009). The city council applied to and received the consent of the Secretary of State to save many of the UDP policies beyond 21 June 2009. These policies will gradually be replaced as Development Plan Documents, such as the Core Strategy, are adopted. 

The relevant policies of the development plan are listed within their corresponding sections of this report.  The draft Core Strategy currently does not have any weight in the decision making process as it is in an early stage of production.

The uncertainty surrounding the provisions of RSS and the need for housing and employment provision across the City has also had a bearing on the development site as a site suitable for allocation within the Greater Manchester Joint Waste Development Plan Document. Whilst there is uncertainty regarding the future of RSS it is not considered that the policy provision relating to the provision of waste are different or in conflict with the policy provision of the UDP. 

The Government’s policy on waste management is set out in the National Waste Strategy 2000 (with a review of the strategy Published in May 2007 “Waste Strategy for England 2007”) which seeks to move waste up the waste hierarchy and away from the least preferred option of disposal to landfill.  The Government’s overall approach to planning and waste management is set out in Planning Policy Statement 10, “Planning for Sustainable Waste Management” (PPS10).

The key aim of PPS10 is to achieve sustainable waste management by driving waste up the waste hierarchy (waste prevention (reduce), reuse, recycle, energy recovery and finally, disposal).

Other Material Planning Considerations

PPS1: Delivering Sustainable Development

PPS1 states that sustainable development is the core principle underpinning planning. Planning should facilitate and promote sustainable and inclusive patterns of urban and rural development by: making suitable land available for development in line with economic, social and environmental objectives to improve people's quality of life; contributing to sustainable economic development; protecting and enhancing the natural and historic environment, the quality of the countryside and existing communities; ensuring high quality development; and supporting existing communities and contributing to the creation of safe, liveable and mixed communities with good access to jobs and key services for all. On sustainable economic development, local authorities should recognise that economic development can deliver environmental and social benefits; that they should also recognise the wider sub regional and regional economic benefits and that these should be considered alongside any adverse local impacts.

Paragraph 13 advises that “The Government is committed to developing strong, vibrant and sustainable communities and to …promoting personal well-being, social cohesion and inclusion and creating equal opportunity for all citizens.”
Paragraph 14 advises “Regeneration of the built environment alone cannot deal with poverty, inequality and social exclusion. These issues can only be addressed through the better integration of all strategies and programmes, partnership working and effective community involvement.”
Paragraph 28 of PPS1 advises that planning decisions should be taken in accordance with the development plan unless other material considerations indicate otherwise.

Paragraph 29 of PPS1 acknowledges that in some circumstances, a planning authority may decide in reaching a decision to give different weight to social, environmental, resource or economic considerations. Where this is the case the reasons for doing so should be explicit and the consequences considered. Adverse environmental, social and economic impacts should be avoided, mitigated or compensated for.  

PPS4 Planning for Sustainable Economic Growth

This PPS includes policies relevant when considering all applications for economic development.  

PPS10 Planning for Sustainable Waste Management

The provisions of PPS10 are highlighted within the ‘Principle of Development’ section.  Consideration of the principles and its advice is contained throughout the appraisal section of this report.

PPG13 Transport

The main objective of PPG13 is to promote more sustainable transport choices for both people and moving freight. It aims to promote accessibility to jobs, shopping, leisure facilities and services by public transport, walking and cycling and reduce the need to travel, particularly by car.

PPG23 Planning and Pollution Control

The planning and pollution control systems are separate but complementary. Pollution control is concerned with preventing pollution through the use of measures to prohibit or limit the release of substances to the environment from different sources to the lowest practicable level. It also ensures that ambient air and water quality meet standards that guard against impacts to the environment and human health. The planning system controls the development and use of land in the public interest. It plays an important role in determining the location of development which may give rise to pollution, either directly or from traffic generated, and in ensuring that other developments are, as far as possible, not affected by major existing, or potential sources of pollution. The planning system should focus on whether the development itself is an acceptable use of the land, and the impacts of those uses, rather than the control of processes or emissions themselves.  Planning authorities should work on the assumption that the relevant pollution control regime will be properly applied and enforced. They should act to complement but not seek to duplicate it.

Waste Development Plan Document (DPD) or ‘Waste Plan’

Government guidance stipulates that the weight to be attached to emerging DPD policies in determining planning applications depends upon the stage of preparation or review, and increases as successive stages are reached. See: ODPM (2005) The Planning System; General Principles and DCLG (2009) Development Management; Proactive planning from pre-application to delivery.

The Waste Plan was submitted to SoS for Communities and Local Government on 28th February 2011, with the examination in public programmed for June 2011 and final adoption by January 2012.  As the Waste Plan is at the end stage of development, including extensive consultation with the community and stakeholders, then significant weight should be attached to its contents when assessing proposals for waste management facilities.  However the Waste Plan should be read in conjunction with relevant UDP policies until it is formally adopted by the council when formally assessing applications for waste development.

In 2006 the 10 districts constituting the Association of Greater Manchester Authorities agreed to produce a Waste DPD.  This addresses land use planning matters in relation to waste development for the Greater Manchester area.  It includes allocation policies that identify sites and areas as suitable locations for waste management uses, together with detailed criteria-based policies to inform decision making on planning applications for waste uses.  

The plan has been subject to consultation on a number of occasions including at the Issues and Options in 2008/2009 and Preferred Options stage in 2009/2010.  

At the Preferred Option stage the Mitchell Shackleton site was identified as an allocation for built waste management use.  However the proposed allocation for Mitchell Shackleton site was subsequently removed at the Publication stage because it is was considered premature as the future regeneration plans for the wider area were still unknown.  An allocation for waste would set the land use for the site for a considerable time and prevent other forms of potential development.  Whilst it is not allocated with the emerging plan applications for planning permission have to be considered on their merits and against the provisions of the development at that time.
An objection to the exclusion of Green Lane from the Waste Plan was made by Sky Properties during Publication of the Plan last year.  The examination in to the soundness of the plan commences on Tuesday 28th June in Stockport, full details of matters to be heard and the hearing programme can be found at http://www.gmwastedpd.co.uk/exam.html. The Inspector appointed to undertake the Examination in Public (EiP) has indicated that Green Lane is to be considered as a matter at the EiP and has allowed for the objector to be heard during session 2 on Wednesday 29th June. The Councils will be there to defend the position of its exclusion on the grounds of prematurity.

The work undertaken on forming the evidence base for the Waste Plan, which included a detailed Sustainability Appraisal (SA) identified the proposed site as being suitable for a range of waste uses.  The findings of this are detailed on the SA proforma.  The suitability of this location for waste development has never been disputed by officers from GMGU or Salford City Council. 

The Waste Plan contains a policy on unallocated sites (policy 10).  The purpose of this policy is to allow flexibility so as to allow for sites which may not have been available at the time of the plans development to come forward.  Sites may also not have been available due to their need to meet development requirements of individual district Core Strategies and as such they where not available for consideration for allocation within the waste plan.

As part of the process in developing the Joint Waste Development Plan Document; a revised needs assessment was produced in March 2010.   The overall aim of the project was to update the needs assessment undertaken in 2007 for municipal, commercial and industrial, construction, demolition and excavation and other waste streams to inform the Waste Plan and , in particular, to identify the requirement for new waste management capacity in Greater Manchester for the plan period (until 2027).

The Needs Assessment update 2010 identifies the need for the provision of 5.2 million tonnes of energy recovery over the plan period 2012-2027).  It is estimated that this will be delivered through a maximum of 5 smaller energy recovery facilities (i.e. with a capacity of around 75,000t/annum) or 3 larger facilities (with a capacity or around 120,000t/annum).  This proposals accords with the requirements of the needs assessment and would assist Greater Manchester in meeting its current shortfall in energy recovery.

Furthermore, paragraphs 22-25 of PPS10 make it clear that in determining planning applications for waste management facilities on sites that have not been identified, or are not located in an area identified in a development plan document as suitable for new or enhanced facilities, they should be considered favourably when consistent with the policies in the PPS, and the core strategy of the waste planning authority. Therefore, the fact that the application site is not included in Submission Waste DPD does not mean that the site is unsuitable for a waste management facility, nor does it provide a basis for refusing the application. Neither could the proposal be regarded as premature until the Waste DPD is further advanced. This is because decisions have to continue to be made on planning applications. Taking account of current planning policies and any national considerations the proposal is not of such a nature or scale as to undermine or prejudice consideration of potential policy options.

APPRAISAL OF PROPOSAL

The main planning issues to be considered in the determination of this application are: 

· Principle of Development;

· The Impact of the Development on Residential and Visual Amenity;

· Landscaping;

· Design and Crime;

· Addressing Climate Change;

· Noise and Vibration;

· Air Quality and Dust;

· Contaminated Land;

· Traffic and Transport 

· Impact on Ecology and Nature Conservation Interest;

· Flood Risk;

· Impact on Archaeological Sites;

Principle of Development


The site represents a brownfield site which has previously been developed within an urban area.  At a broad level the principle of the re-development of this site is considered acceptable subject to compliance will other relevant policies of the development plan.

Those aspects are considered in more detail below.

The Principle of Waste Facilities on this Site

PPS10 – Planning for Sustainable Waste Management

Paragraph 1 states “The overall objective of Government policy on waste, as set out in the strategy for sustainable development, is to protect human health and the environment by producing less waste and by using it as a resource wherever possible. Through more sustainable waste management, moving the management of waste up the ‘waste hierarchy’ of reduction, reuse, recycling and composting, using waste as a source of energy, and only disposing as a last resort the Government aims to break the link between economic growth and the environmental impact of waste. This means a step-change in the way waste is handled and significant new investment in waste management facilities. The planning system is pivotal to the adequate and timely provision of the new facilities that will be needed.”

In the section ‘Determining Planning Applications’, paragraph 21 states:

“In deciding which sites and areas to identify for waste management facilities, waste

planning authorities should:

 (i) assess their suitability for development against each of the following criteria:

· the extent to which they support the policies in this PPS;

· the physical and environmental constraints on development, including existing and proposed neighbouring land uses (see Annex E);

· the cumulative effect of previous waste disposal facilities on the well-being of the local

· community, including any significant adverse impacts on environmental quality, social cohesion and inclusion or economic potential;

· the capacity of existing and potential transport infrastructure to support the sustainable movement of waste, and products arising from resource recovery, seeking when practicable and beneficial to use modes other than road transport.

(ii) give priority to the re-use of previously-developed land, and redundant agricultural and forestry buildings and their curtilages.
facilities should be considered favourably when consistent with:

(i) the policies in this PPS, including the criteria set out in paragraph 21;

(ii) the waste planning authority’s core strategy.”

Paragraph 25 states:

“In the case of waste disposal facilities, applicants should be able to demonstrate that the envisaged facility will not undermine the waste planning strategy through prejudicing movement up the waste hierarchy.”

Regional Spatial Strategy

Adopted RSS policy DP4 ‘Make the Best Use of Existing Resources and Infrastructure’ states that development should accord with the following sequential approach:

· First, using existing buildings (including conversion) within settlements, and previously developed land within settlements;

· Second, using other suitable infill opportunities within settlements, where compatible with other RSS policies;

· Third, the development of other land where this is well-located in relation to housing, jobs, other services and infrastructure and which complies with other principles in DP1-9

Policy EM10 of the RSS ‘A Regional Approach to Waste Management’ requires proposals to deliver sustainable new waste management infrastructure that reduces harm to the environment (including reducing impacts on climate change) and improving efficiency of resources.  Plans and strategies are required to incorporate provisions to deliver the principles set out in the National Waste Strategy, PPS10 and the objectives and targets of the Regional Waste Strategy.

Policy EM11 of the RSS for the North West relates to Waste Management. It states that every effort should be made to minimise waste, maximise re-use and maximise opportunities for the use of recycled material. It advises that the following sequence of initiatives should be followed, and appropriate facilities provided:

1. Waste Minimisation; then

2. Maximise the re-use of waste for the same or a different purpose; then

3. Composting or recycling; then

4. Intermediate treatment of wastes that cannot readily be composted or recycled; or

5. Treatment to deal with hazardous materials; then

6. Production of refuse derived fuels from waste; then

7. Recovery of energy from residual waste and refuse derived fuels; and finally

8. Disposal of residual wastes by land-filling, or land-raising, including the recovery of energy from landfill gas where practicable.

Policy EM12 of the RSS requires waste planning authorities to work towards regional and sub-regional self-sufficiency.  Waste facilities should be sited as close to the source of the waste as possible in order to satisfy the proximity principle and to avoid the unnecessary transportation of waste over long distances.

Policy EM17 of the RSS relates to renewable energy. It states that by 2010 at least 10% (rising to at least 15% by 2015 and 20% by 2020) of electricity that is supplied within the region should be provided from renewable energy sources. To facilitate this it states that plans and strategies should promote and encourage the use of renewable energy sources and Local Planning Authorities should give significant weight to the wider environmental, community and economic benefits of renewable energy schemes to meeting targets re electricity production from renewable sources and mitigate the causes of climate change and minimising the need to consume finite natural resources.

Salford Unitary Development Plan 

Policy ST 16 - Sustainable Waste Management, states

i “Waste management development will be required to:

1. not prejudice movement up the waste hierarchy;

2. treat waste as a resource wherever practicable;

3. take advantage of opportunities for the on-site management of waste where practicable;

4. take advantage of opportunities to co-locate facilities together with complementary activities; and

5. reflect the needs of communities, businesses and waste disposal authorities.

In determining applications for waste management development, regard will be had to the need to balance the objective of enabling communities to take more responsibility for their own waste, with the need to ensure that the individual and cumulative impacts of waste management facilities on the well-being of local communities are not unacceptable.”

The following diagram illustrates the revised waste hierarchy which seeks to move waste through the hierarchy away from disposal in landfill.
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Policy W1 recognises that waste management is an essential part of the city’s infrastructure in order to ensure that waste is dealt with as close as possible to its source. It does however seek to ensure that such development does not conflict with the other policies and proposals of the plan, particularly in terms of its environmental impact. Paragraph 16.6 of the reasoned justification confirms that the policy will be used to determine applications for any development involving waste management, recycling facilities, waste transfer stations, bulk reduction facilities, energy from waste facilities and extensions to existing facilities. The policy provides a framework for assessing developments against the development plan policies on waste and other relevant development plan policies on waste and other relevant development plan policies, including the aforementioned ST16. Unitary Development Plan policy W1 states that planning permission will be granted for waste development management providing it complies with a list of 13 policy criteria. An assessment of the development against each policy criterion is provided within the remainder of the assessment under the specific topic headings of the Environmental Statement.

The 13 policy criteria of UDP policy W1 states that planning permission will be granted unless it would:

i. be inconsistent with the principle of seeking to dispose of waste according to the sequence set out in the waste hierarchy (see Policy ST 16 ‘Sustainable Waste Management’)

The processes of the current proposal seeks to create energy from waste through the Gasification Facility and Anaerobic Digestion (AD) Facility and to re-cycle waste through the Materials Recovery Facility (MRF).

The north west region produces around 7.5 million tonnes of commercial and industrial waste every year and it is estimated that around 2 million tonnes could be available for energy recovery.  The proposal would be capable of treating and managing around 240,000 tonnes of waste per annum.  Should both schemes be approved then there would be further benefits as waste would move through the process within the same site.

The processes as proposed would promote waste up through the waste hierarchy and reducing the amount of waste which would otherwise be sent to landfill or sites further from where the waste is generated.

It is considered, therefore, that the proposal would be consistent with the principles of the waste hierarchy.

ii. have an unacceptable impact on health, 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, smell, vermin, dust, vibration, traffic, access arrangements, air pollution, hours of operation, or other nuisance;

The various aspects of this criteria are considered through a number of topics below in the main appraisal.

Advice on matters of pollution and associated impacts have been provided by the Environment Agency (together with their permit arrangements) and the Council’s Environmental Consultants Miller Goodall.  Those topics include Noise and Vibration and Air Quality and Dust.
As a requirement of the Environmental Permitting (England and Wales) Regulations 2010, if a business has the potential to cause air pollution (smoke, dust or solvent fumes) or affect the environment (water or land contamination) then an Environmental Permit is required. The permit for the proposal site would be issued by the Environment Agency, who will put strict limits on the pollution a business can make. 

The Environmental Permitting system aims to:

· protect the environment and human health 

· implement European legislation fully 

· Increase clarity and minimise the administrative burden on operators and regulators 

· Encourage regulators to promote risk based, proportionate regulation as well as best practice in the operation of regulated facilities  

The Environment Agency can issue a suspension notice, an enforcement notice, issue a caution, prosecute, revoke the permit, or ask the High Court to order clean-up where an offence has been committed.

Residential amenity and traffic matters are dealt with as separate topics.

iii. have an unacceptable impact or would cause unacceptable harm to, the water

environment, water resources, surface or groundwater levels or flows; and iv. result in an unacceptable risk of flooding;

There are no objections from either the Council’s drainage engineer, the Environment Agency or United Utilities to the proposal.

The implications of the proposal and the other aspects of the development plan relevant to the water environment are considered later in this report under the section ‘Flood Risk’
v. have an unacceptable impact on the stability of surrounding land;
There are no objections from Urban Vision Environment regarding the stability of the land or ground conditions.

The implications of the proposal and the other aspects of the development plan relevant to ground conditions are considered later in this report under the section ‘Contaminated Land’ 

vi. have an unacceptable impact on the highway network, in terms of access, traffic generation, safety, or the free flow of traffic;

Highway matters are considered in detail below within the Traffic and Transportation section.  However, by way of a brief summary there are no highway objections to the proposal as the proposal (both applications considered cumulatively) would generate less traffic movements than those of the former Mitchell Shackleton facility.

vii have an unacceptable impact on public rights of way;

There are no public rights of way across the site which would be affected by the proposed development.  A new private access is proposed which would link Lansdowne Road with Green Lane.  Highway matters are considered in detail below within the Traffic and Transportation section.

viii. have an unacceptable impact on the operational safety of Barton Aerodrome;

City Airport Manchester (former known as Barton Aerodrome) has been consulted given that the proposals include the provision of a 55m high stack.  City Airport Manchester have no objection to the proposals subject to 3 conditions relating to the maximum height not exceeding 82.5m AOD (55m from existing ground level); that the stack is fitted with a red obstacle light and that the height of construction cranes should not exceed 30m without prior notification with City Manchester Airport.  

ix. have an unacceptable impact on the best and most versatile agricultural land or the viability of agricultural holdings;

The site constitutes brownfield land and the site of a former industrial complex which, more recently, has been demolished and cleared.  The site includes no agricultural land and is not adjacent to any agricultural land.

xii. sterilise land with mineral deposits, if mineral extraction is considered to be a viable and appropriate use of the land; or

There are no know mineral deposits which would be sterilised by this proposal.

xiii. not make satisfactory provision for screening and landscaping of the site whilst it is being used for waste management.
The proposal provides for the treatment of waste within buildings and silos.  There would be no treatment of waste or the holding of waste external to any of the buildings.  Therefore, the buildings themselves will screen the process side of the proposal from public vantage points including Green Lane and the Bridgewater Canal.

Furthermore, the outline proposal seeks the principle of a building parallel to Green Lane.  The detailed design of that building would be reserved for future consideration.  However, the parameters conditions recommended to the outline scheme details that this building should be positioned 16m (closest position) from Green Lane.  This, together with future reserved matters including the physical appearance of the buildings and landscaping provision together with a landscaping condition attached to the full application will ensure that the site is appropriately screened from the main public vantage points.

Further consideration of landscaping matters is provided later in this report.

The various criteria of the policies contained within the development plan for Salford and PPS10 as set out above will be considered within the remainder of the appraisal section which considers aspects of detail of the two planning applications.  

However, it is considered that the applications accord with these policies of principle and there criteria will be reflected in the overall conclusion.

The Impact of the Development on Residential Amenity

Policy DES7 requires all new developments to provide potential users with a satisfactory level of amenity. Development which would have an unacceptable impact on the amenity of the occupiers or users of other developments will not normally be permitted.

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. 

Criteria ii of W1 states that planning permission will be granted provided that it would not have an unacceptable impact on health, 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, smell, vermin, dust, vibration, traffic, access arrangements, air pollution, hours of operation, or other nuisance;

It is clear from the response to the application publicity that impact upon residential amenity by way of traffic impact and pollution are of most concern locally.  Specific matters of air quality, noise and traffic matters are considered individually later in this report.  However, it is also important to consider the impact that those matters may have on residential amenity.
The visual impact of the proposed stack(s) is considered within the Design, Scale and Massing section of the appraisal.  The implications for particulates which would be emitted from the stack(s) is considered within the Air Quality section of this report.  

Noise is considered later in this report.  Whilst the environmental consultants do not consider that the proposal would result in an unacceptable impact by way of noise it is considered necessary to restrict the general comings and goings of the site to safeguard residential amenity within the wider area.  

Given the processes involved (gasification and anaerobic digestion) in the two schemes the site would operate 24 hours a day but these are internal process and would be appropriately controlled.  It is considered that the main potential for noise would be from vehicular movement and deliveries.  However, the main period of vehicle movement would be 07.30 to 18.00 Mondays to Fridays and 08.00 to 13.00 on Saturdays.  

Therefore, a condition is recommended which would restrict deliveries to and from the site to those hours.  With the inclusion of this condition it is not considered that the operations of the site would result in an unacceptable impact on the amenity of nearby residents.

Traffic impact and highway safety is considered later in this report.

The Traffic and Transport section provides a comparison of traffic movements between the current proposal and that of the former Mitchell Shackleton.  That section of this appraisal demonstrates (as set out in the submitted Transport Assessment) that the number of vehicle movements associated to the proposed use would be fewer than the former use.

Members should also consider that the proposed employment use forms part of a wider employment area.

As stated earlier there is a condition suggested which would restrict the delivery of waste to the hours stated.  Therefore, in terms of residential amenity in the wider locally as a result of vehicle movements, it is not considered that the proposal would result in an unacceptable impact on residential amenity.

Furthermore, the proposal also includes the provision of a new estate road which would link Lansdowne Road and Green Lane.  The road would provide an alternative route to Lansdowne Road (particular the northern element which is predominately residential in nature with on street car parking) for existing uses of the employment area including Lanes for Drains.  It is considered that the alternative route created by the estate road would improve residential amenity in the vicinity of Lansdowne Road.

To safeguard against any additional impact upon Lansdowne Road by way of additional HGV movements a routing plan governing the routes which HGVs would access the site from the motorway network has been provided and will form part of any S106 agreement and future contracts between operators and their hauliers.  This routing plan and legal agreement would prevent the use of Lansdown Road by this proposal.

It is considered that the potential impacts of the development upon residential amenity would not be unacceptable with the inclusion of planning conditions and the strict permit requirements of the Environment Agency.  Therefore, it is not considered that the proposals would be contrary to the provisions of policy DES7, EN17 and W1 of the development plan although certain matters are considered in more detail below.

Landscaping

Policy EN 12 ‘Important Landscape Features’ states: 

Development that would have a detrimental impact on, or result in the loss of, any

important landscape feature will not be permitted unless the applicant can clearly

demonstrate that:

i. the importance of the development plainly outweighs the nature conservation and

amenity value of the landscape feature; and

ii. the design and layout of the development cannot reasonably make provision for

the retention of the landscape feature.

If the removal of an important existing landscape feature is permitted as part of a

development, a replacement of at least equivalent size and quality, or other appropriate

compensation, will be required either within the site, or elsewhere within the area.

Where appropriate, conditions or planning obligations will be used to secure the

appropriate management of important landscape features.

Criteria xiii of UDP policy W1 states that permission will be granted unless it would not make satisfactory provision for screening and landscaping of the site whilst it is being used for waste management.
There are a number of trees across the site and along the embankment of the M602 motorway.  None of the trees on the embankment would be affected by the proposal.  A number of trees have already been removed within the central areas of the site in conjunction with the demolition process.  However, the trees which are located to the east of the site would be removed to accommodate the proposal and the new estate road.  

The trees which are to be removed are set back from the Green Lane frontage and the trees which are located within the land to the east of Green Lane adjacent to the canal would be retained.

The Design and Access statement which accompanied the application indicates that the landscaping will reach a height of 6m (along Green Lane).  The information does not, however, provide an indication as to how long the landscaping would take to reach this height or even the likely species which would attain this height.

The design and access statement also refers also to a bunded edge to Green Lane but no firm details are provided.  However, it is clear that the site can accommodate a substantial landscaping buffer along Green Lane which would be 16m in depth at its narrowest point and would be secured by condition.

Furthermore, there is some duplication regarding the provision of landscaping due to the two types of application which have been submitted.  The full application (ref: 10/59092/FULEIA) covers the whole site and a landscaping condition is recommended requiring the treatment of the whole site should the outline application be refused.  Likewise, should the full application (ref: 10/59092/FULEIA) be refused landscaping is a matter reserved for future consideration in respect of the outline scheme.  In relation to the outline scheme a parameters condition is also recommended which ensures that the MRF is set back 16m (at its closest point) from Green Lane to ensure that appropriate landscaping can be provided to soften the public interface of the development site.

Therefore, subject to the inclusion of a condition attached to the full application requiring a detailed landscaping scheme and a detailed parameters condition attached to the outline proposal, it is considered that the proposals would accord with the relevant parts of the development plan relating to landscaping.  

Design, Scale, Massing

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.

Policy DES2 requires the design and layout of new development to be fully accessible to all people, maximise the movement of pedestrians and cyclists to, through and around the site, enable pedestrians to navigate their way through an area by providing appropriate views, vistas and transport links, enable safe, direct and convenient access to public transport facilities and other local amenities and minimise potential conflicts between pedestrians, cyclists and other road users. 

Policy DES3 states that where development includes the provision of, or works to, public space, that public space must be designed to, have a clear role and purpose, responding to established or proposed local economic, social, cultural and environmental needs, reflect and enhance the character and identity of the area, form an integral part of, and provide an appropriate setting for, surrounding developments be attractive, safe, uncluttered and appropriately lit, be of an appropriate scale, connect to established pedestrian routes and other public spaces and minimise, and make provision for, maintenance requirements.

Policy DES9 states that developments will be required to incorporate appropriate hard and soft landscaping provision. Where landscaping is required as part of a development, it must be of a high quality, reflect and enhance the character of the area, not detract from safety and security, form an integral part of the development, be easily maintained, respect adjacent land uses and wherever possible make provision for the creation of new wildlife habitats. 

The Full Proposal – 10/59092/FULEIA

The proposed buildings and associated equipment such as digester tanks are of a simple but functional design. The buildings and associated equipment have a commercial appearance with the buildings being of a portal frame construction with metal cladding colour treated in order to improve its appearance. The buildings height and the height of the associated stacks have been governed by the need to ensure that the proposal would not have an adverse impact upon air quality, as well as to ensure that the plant complies with the Waste Incineration Directive and that it can secure the necessary environmental permit.

The full application proposes a Gasification Facility; this would be the largest building on site if considered alongside the elements proposed as part of the outline application. The Gasification Facility will be 19.5m at its highest point, a stack will accompany this at 55m in height.  

In terms of the design and appearance of the gasification building it is considered that given its position on the site and the relationship of the immediate neighbouring land uses, that the design is appropriate.  Conditions are suggested with regard to the use of materials to unsure quality, longevity and relationship to the surrounding build form.

Clearly the proposed stack has the largest potential to be visible from outside of the established employment areas.

The Environmental Statement considers the chimney stack and proposed buildings in terms of their visual impact; concluding that the effects will not be significant. Whilst photomontages have been used to give an impression of potential effects it remains difficult to fully assess the impacts of a stack of this size on the existing townscape; the stack will undoubtedly have visual prominence as the photomontages depict. The Design & Access Statement notes that there have been historical developments along the canal with prominent stacks.  Whilst this may have been the case the change in use and types of industry have meant that that the stacks have all but disappeared from this area. The gentle sloping topography of the area will also mean that potential visual impacts are heightened from areas adjacent to the site to the north and east.   However, whilst 55m in height the stack would be slender in appearance measuring 2m in diameter.  

The applicant has indicated that the stack would be colour treated in order to help reduce the visual impact.  At this stage it is anticipated that the stack would be colour treated grey which is considered to be the most appropriate colour against a typical skyline.

Whilst the stack would therefore be visible it is not considered that the impact of stack would be unacceptable within the immediate employment area or from longer views outside of the area.  It is not considered inappropriate merely because it could be viewed from residential areas further afield.

In conclusion, it is considered that the design and appearance of the elements contained within the full application accord with the provisions of the development plan and that the associated stack would not result in a significant adverse impact in visual terms.

The Outline Proposals – 10/59093/OUTEIA

The outline proposal considers the remaining development that the site is to accommodate and this comprises a number of buildings. The MRF plant is proposed to sit adjacent to Green Lane; set back from the paving edge the building is proposed at 15m at the highest point. A visitor’s centre is also proposed at the frontage which will be a maximum of 9m in height. 

It should be noted that this application is in outline and seeks only the principle of the proposed uses together with the access arrangements.  The details provided within the application submission which show the proposed siting and appearance and indicative only.  The applicant has suggested some parameters in terms of positions of buildings and building heights.

The MRF building is of proportions that will result in a building of sizeable scale and mass equivalent to a 5 storey office development; whilst a landscape buffer which would be a minimum width of 16m is proposed there is potential for this building to be overbearing, given that the majority of existing structures and buildings within the area are generally of two storeys (although some are within sites with raised floor levels). 

The Council’s Urban Designer has considered both schemes.  They state; “We have concerns that the building will dominate views up Green Lane when viewed from the south and that the corner of the site adjacent to the access road could be better landscaped. The adjacent elevated motorway viaduct also provides a sense of scale against which the proposal can be judged; and according to the submitted cross sections the proposed MRF building will be of a greater height. Notwithstanding changes already made to the site layout, there may be potential for further changes to the siting of the MRF building to pull this further away from the Green Lane frontage. At present the layout plans indicate a large area of land to the rear for which a use is not specified?  Paragraph 36 of PPS10 Planning for Sustainable Waste Management, states that waste management facilities should be well designed so that they “contribute positively to the character and quality of the area in which they are located” and that poor design “should be rejected”.  The relationship with the Canal and the increasing importance of the canal in terms of a public route requires consideration, as does the pedestrian environment to be created on Green Lane. The site will require a >2m high security fence to be implemented, there is an opportunity here to create something to respond to the canal side location and in the reasoned justification to policy W1 in the UDP it is stated that schemes will be required to provide boundary treatments that are seen as “public art” rather than “hostile barriers”.”
The comments are relevant and will inform the submission of future reserved matters.  However, the building would be set back a minimum of 16m from Green Lane and is controlled by the suggested parameters condition attached to the outline scheme.  This would create a significant buffer between the building and the public realm areas.  The appearance of the proposal, again considered later, will through good design also help to reduce the physical appearance of the proposal.  Furthermore, as set out earlier landscaping would be included within the site and particularly along the Green Lane frontage.  Whilst those elements are reserved for future consideration or controlled by suggested condition, it does provide sufficient certainty at this stage not to warrant a refusal.  

The implications upon the Bridgewater Canal Masterplan is considered later in this report.

In conclusion, it is considered that the parameters of the scheme controlled by condition together are sufficient to conclude that the principle of the outline element is appropriate.

Crime Implications

Policy DES10 development will not be permitted unless it is designed to discourage crime, anti-social behaviour and the fear of crime.

As stated in the consultations section of the report the Design for Security officer raises no objections to an approval with the inclusion of a crime prevention plan.  Appropriate conditions have been recommended.
Addressing Climate Change

The policy context above highlights the waste hierarchy together with policies of the development and other material planning considerations which seek sustainable forms of development together with the need to provide renewable energy and energy from waste.

The proposal is considered to be consistent with those priorities.

The full application will have the capacity to process approximately 80,000 tonnes of waste per annum and generate around 7-9 megawatts.  The MRF would have a processing capacity of 100,000 tonnes per annum and the AD facility would be capable of processing up to 60,000 tonnes per annum.

The operations of the site as a whole will also reduce the amount of vehicles movements by ensuring that waste is moved through the various process on the same site.

Noise and Vibration

Criteria ii of W1 states that planning permission will be granted unless it would have an unacceptable impact on health, 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, smell, vermin, dust, vibration, traffic, access arrangements, air pollution, hours of operation, or other nuisance;

Policy EN17 of the adopted UDP relates to pollution control. It states that in areas where existing levels of pollution exceed local or national standards, planning permission will only be granted where the development incorporates adequate measures to ensure that there is no unacceptable risk or nuisance to occupiers, and that they are provided with an appropriate and satisfactory level of amenity.

Members should note that noise and vibration are matters which are controlled by the Environmental Permitting Regulations 2008.

Similarly, in terms of impact upon residential amenity, the site would operate 24 hours a day although the hours in which activity and vehicles movements would take place would be limited to normal working hours which are 07.30 to 18.00 Mondays to Friday and 08.00 to 13.00 on Saturdays.  A condition has been recommended to control hours of operation.  A condition which matches the operation hours has also been recommended for the construction phase.

In terms of noise, Miller Goodall highlight that the project does have the potential to impact on nearby residential properties during construction and operational phases of the development.  However, they do not advise that the proposal be refused due to unacceptable noise levels but recommend restriction of hours for both operational phases and construction phases as set out above.  They have also recommended the inclusion of appropriately worded conditions relating to noise from fixed plant and a noise and vibration management and monitoring plan.

Therefore, in terms of the likely environmental impacts of the development by way of noise and vibration would not be unacceptable with the inclusion of planning conditions and the strict permit requirements of the Environment Agency.  Therefore, it is not considered that the proposals would be contrary to the provisions of policy EN17 and W1 of the development plan.

Air Quality and Dust

Criteria ii of W1 and policy EN17 are also relevant in relation to air quality and dust.

Local Air Quality Management (LAQM) in the UK was introduced in the Environment Act 1995.  The LAQM regime requires every district and unitary authority to carry out review and assessments of air quality in its area every three years to identify whether health based objectives have been, or will be, achieved at relevant locations, by applicable dates. If this is not the case, the authority must declare an Air Quality Management Area (AQMA) and prepare an Air Quality Action Plan (AQAP) that identifies appropriate measures that will be introduced in pursuit of the health based objectives.  

Health based objectives have been established for ten pollutants, with those for seven incorporated in Regulations for use by local authorities. The UK objectives take account of EU limit values and are either effectively identical, or more stringent. Table 1 shows these health based criteria;

Table 1 Health Based Air Quality Objectives

	Pollutant
	Objective
	Measured as

	Benzene
	16.25 µg/m³
	Running Annual Mean

	
	5 µg/m³ 
	Annual Mean

	1,3-Butadiene
	2.25 µg/m³
	Running Annual Mean

	Carbon Monoxide
	10 mg/m³
	Maximum daily running 8 Hour Mean

	Lead
	0.5  µg/m³
	Annual Mean

	
	0.25  µg/m³
	Annual Mean

	Nitrogen Dioxide
	200 µg/m³                                                Not to be exceeded more than                          18 times per year
	1 Hour Mean

	
	40 µg/m³
	Annual Mean

	Particles (PM10 ) (gravimetric)
	50 µg/m³                                      Not to be exceeded more than                            35 times per year
	24 Hour Mean

	
	40 µg/m³
	Annual Mean

	Sulphur dioxide
	266 µg/m³                                           Not to be exceeded more than                      35 times per year
	15 Minute Mean

	
	350 µg/m³                                           Not to be exceeded more than                        24 times per year
	1 Hour Mean

	
	125 µg/m³                                         Not to be exceeded more than                        3 times per year
	24 Hour Mean

	Ozone (Provisional)
	100 µg/m³                                             Not to be exceeded more than                     10 times per year
	Daily maximum of running 8 hr mean

	PAHs(Benz-a-Pyrene)
	0.25 ng/m³
	Annual Mean

	Particles (PM2.5) (gravimetric)
	25 µg/m³
	Annual Mean

	
	15% reduction in concentrations at urban background locations
	3-year Mean


NB a µg/m³ is a unit of measurement.  It is micrograms (one-millionth of a gram) per cubic meter of  air. A ng/m³ is a nanogram (10^-9) per cubic meter of air 

The first step of the Review and Assessment process is an Updating and Screening Assessment (USA).  This is based on a checklist to identify those matters that have changed since the previous round was completed, and which may now require further assessment. This USA should cover: new monitoring data; new objectives; new sources or significant changes to existing sources, either locally or in neighbouring authorities; and other local changes that might affect air quality. If there is a risk that these changes may be significant, then a simple (screening) assessment should be carried out.

Where the USA has identified a risk that an air quality objective will be exceeded at a location with relevant public exposure, the authority is required to undertake a Detailed Assessment following the guidance provided by Government. The aim of the Detailed Assessment is to identify with reasonable certainty whether or not a likely exceedence will occur.

Progress Reports are required in all years when the authority is not completing a USA.

Air Quality in Salford 

The review and assessment process in Salford utilises both measured air pollution data and computer modelling as well as a raft of other information such as traffic flow data, emission data from industrial processes, derived commercial gas consumption for business premises and emission data from neighbouring local authorities.  

Automatic measurements of air pollutants involving the use of instruments which can give real time concentrations, run continuously and automatically store the results are located at two locations; Eccles and Worsley.  These automatic stations are equipped to monitor the following;

· Ozone

· Sulphur dioxide

· Nitrogen dioxide, nitrogen oxide and oxides of nitrogen

· Carbon monoxide and 

· Particles (PM10)

The closest automatic monitoring station to the application site is at Eccles, close to Church Road, approximately 1.5 km east of the site.  This station is classified as an industrial background location since it is likely to be affected by emissions from nearby industrial processes. 

Non automatic monitoring is also carried out using nitrogen dioxide passive diffusion tubes. There are around 33 locations at which passive diffusion tubes are regularly located. The closest tubes to the application site are;

· SA35 approx 350 m north west of the site at Trevor Road

· SA14, approx 6.6 km north of the site at Bury New Road

· SA16, approx 7.6 km north of the site in Rothwell Lane and 

· SA13 approx 3.2 km east of the site in Buckland Road.

The Local Authority uses ADMS Urban, a regional scale dispersion model, to collate all the data it gathers.  The first round of Air Quality Review and Assessment (AQRA) in Salford was undertaken between 1999 and 2000, the outcome of which was the declaration in June 2001 of Air Quality Management Areas for exceedences of the annual mean nitrogen dioxide objective and particulate matter.

In 2004 the Greater Manchester Air Quality Action Plan was produced.  The plan details the measures that will be taken across the 10 Greater Manchester Authorities to improve air quality. 

The second round of Air Quality Review and Assessment in Salford was undertaken between 2003 and 2004. This led to the re-declaration of the AQMA for nitrogen dioxide only in 2005.  

Nitric oxide (NO) and nitrogen dioxide (NO2) are both “oxides of nitrogen” and are collectively known as NOx. Once released to the atmosphere, NO is usually very rapidly oxidised (by oxygen or ozone) in air to NO2. 

The main source of NO, and therefore NO2, is traffic but it is also produced by the burning of fossil fuels in power stations. On busy roads, where NO production is high, ozone can become depleted as it reacts with NO to produce NO2. 

The annual objective for nitrogen dioxide is 40 µg/m3 whilst the declaration threshold for the AQMA is 35 µg/m3.  This means that areas where there is a risk that annual average levels of nitrogen dioxide
Figure 1 below shows that the application site and surrounding area lies within the AQMA and thus there is a risk that the air quality objective for annual levels of nitrogen dioxide may be exceeded in places.  

Figure 1 Extent of the Air Quality Management Area around the Monton Area.
[image: image2.png]



A further USA was completed in 2009 and published in March 2010 and in December 2010, an Air Quality Progress Report (AQPR) is for the period 2009 and part of 2010 was produced. The purpose of this report was to update the actions on the air quality action plan, to provide information on pollution sources, monitoring results and assess the risk of exceedences of the air quality objectives. Some of the key findings were;

· that no new exceedences were identified, for NO2 and PM10, and no further investigations are required beyond those previously identified.  

· Monitoring data shows exceedences of the annual nitrogen dioxide objective at road side locations and exceedences of the hourly standard by the M60.

· There is a small downward trend in nitrogen dioxide at background sites, while roadside monitoring continues to show increased levels on the previous year.

Planning and Air Quality

The application site is located within Salford’s AQMA and has the potential to significantly affect air quality. Emissions from the plant will be controlled under a permit issued by Environment Agency.

Air quality can be a material consideration in the planning decision process. National planning policy requires particular attention to be paid to development within or close to areas formally designated as AQMAs. 

In certain circumstances, air quality issues within AQMAs may be sufficient for planning permission to be refused, but there is no blanket presumption against development within AQMAs. PPS23 states clearly that not all planning applications for developments inside or adjacent to AQMAs should be refused, even if the development would result in a deterioration of local air quality, as such an approach could sterilise development. The declaration of an AQMA therefore does not mean that there will be a complete ban on development within that area. Rather, it means that greater weight must be given to the consideration of air quality impacts and their mitigation. This should address not only the impacts in the immediate vicinity of the development but also the wider impacts on air quality within the AQMA.

In arriving at a decision about a specific proposed development the local planning authority is required to achieve a balance between economic, social and environmental considerations. In terms of air quality, particular attention should be paid to the potential for the development to give rise to breaches of the national air quality objectives and of EU Limit Values, to whether the development will materially affect any air quality action plan or strategy, and to the overall degradation in local air quality. Where a proposed development is likely to give rise to significant air quality impacts on the surrounding area or be impacted upon by existing poor air quality, the planning process requires assessment of the impacts and the introduction of measures to minimise any adverse impacts. 

Assessing Impacts on Local Air Quality

Computer modelling is the principal means by which impacts arising from a development can be predicted, especially those impacts associated with road traffic emissions and those associated with point source emissions, such as biomass plant. A range of models is available to assess the impact of point sources; detailed local scale dispersion models include ADMS4 and AERMOD.  The applicant’s consultant has used ADMS4.

ADMS4 is a dispersion model used to model the air quality impact of existing and proposed industrial installations. Current and future air quality can be assessed with respect to the air quality standards such as the EU Air Quality Directive, UK Air Quality Strategy, US National Ambient Air Quality Standards (NAAQS), and WHO guidelines.  Users of ADMS 4 include regulatory authorities including the UK Health and Safety Executive (HSE), Environment Agency in England and Wales, Scottish Environmental Protection Agency (SEPA) in Scotland and the Environment and Heritage Service in Northern Ireland,

Environmental Protection UK has produced guidance to help Local Authority’s and developers ensure that air quality is considered appropriately within the planning process. A key element in this guidance is a methodology for describing air quality impacts and assessing their significance.  The guidance (originally published in 2004 and subsequently revised) has been widely used by developers and local authorities.

One of the first steps in the process is to evaluate the adequacy of the assessment method used including details such as the computer model used; type of plant; source of emissions data and actual emissions assumed; the stack parameters, height, diameter, emission velocity and exit temperature used; source of the meteorological data, with a description of how representative they are of the conditions in the vicinity of the proposed development; baseline pollutant concentrations; background pollutant concentrations; choice of baseline year; basis for deriving NO2 from NOx.

The applicant has employed Entec to complete their assessment and the inputs for the computer model have been agreed. 

· The computer model used is ADMS4.2 which is the latest release of this particular model.  

· The plant would require a permit to operate under the Environmental Permitting Regulations 2010 and the Environment Agency would set emission limits for individual pollutants from the plant having regard to its own Technical Guidance Notes. The emissions data used within the model is the maximum level of each pollutant allowable under any environmental permit which would be issued by the Environment Agency.  

· The stack height which has been used is 55 m.  

· Meteorological data from Woodford (a Met Office weather station to the south of Stockport) has been used.  This weather station has been used as Manchester Airport closed for a time and so there are gaps in the dataset for that particular station.

· the basis for deriving NO2 from NOx within the report is 100% conversion. 

Modelling Results

Table 2 below shows the pollutants modelled and the model’s calculated maximum process contribution from the combined energy from waste plant, anaerobic digestion engines and site traffic all operating together.  It also shows the relevant air quality objective, describes whether or not it is a long term or short term process contribution and shows the maximum process contribution as a percentage of the air quality objective.

Table 2 Maximum Process Contribution of modelled pollutants.

	Pollutant
	Maximum Process Contribution µg/m3
	 Air Quality Objective  

µg/m3
	
	% of Air Quality Objective 

	NO2 annual mean
	0.91
	40
	Long
	2.3

	NO2 short term
	26.45
	200
	Short
	13.2

	CO 8 hour mean
	15.53
	10000
	Long
	0.2

	PM10 annual mean
	0.08
	40
	Long
	0.2

	PM10 short term
	0.35
	50
	Short
	0.7

	PM2.5 annual mean
	0.03
	25
	Long
	0.1

	VOC annual mean
	0.65
	16.25
	Short
	3.75

	SO2 24 hour
	5.08
	125
	Short
	4.1

	SO2 1 hour
	10.71
	350
	Short
	3.1

	SO2 15 minutes
	12.41
	266
	Short
	4.7

	HCl annual
	0.25
	19
	Long
	1.3

	HCl 1 hour ST EAL
	4.37
	750
	Short
	0.6

	Mercury annual (EAL)
	0.00
	0.25
	Long
	0.1

	Cadmium annual EAL
	0.00
	5
	Long
	0.0

	Cadmium 1 hour max
	4.66
	 
	Short
	0.7

	Thallium annual
	0.00
	 
	Long
	<0.1

	Thallium 1 hour max
	0.01
	 
	Short
	0.1

	Other metals
	0.00
	 
	
	0.0


Significance of the modelled impacts.

EP-UK guidance provides a methodology by which to describe impact magnitude for changes in pollutant concentration as a percentage of the assessment level for long term objectives for particulate matter and nitrogen dioxide. For changes of +/- 1% the change is described as imperceptible; for between 1 and 5% the change is described as small.

In addition, guidance issued by the Environment Agency (Horizontal Guidance Note H1 Annex F) states that process contributions can be considered insignificant if;

The long term process contribution is <1% of the long term environmental standard; and

The short term process contribution is <10% of the short term environmental standard

Using this approach the only pollutants of interest are; nitrogen dioxides (annual mean and short term) and volatile organic compounds (VOC) (annual mean values). However,

a conservative approach has been adopted in respect of short term NO2 emissions.

Short term NO2 emissions have been calculated assuming 100% conversion of estimated NO emissions to NO2 rather than 70% as advocated by the Environment Agency.  A 70% conversion factor would bring the maximum process contribution of NO2 to 18.5 µg/m3.  It would then be below 10% of the environmental standard and be considered insignificant under Environment Agency standards.

A conservative approach has been taken in that the maximum emissions of all pollutants (including nitrous oxides) which would be permitted under the current environmental permitting regime have been used within the model.  

A precautionary approach has also been adopted in respect of VOC emissions and the assumption has been made that composition is 100% benzene (as advocated within Horizontal Guidance Note H1 Annex F). Background concentrations of benzene in this area are likely to be well below the relevant air quality objective and therefore the effects of this emission are considered insignificant in this context.  

The computer model, therefore, leads to the conclusion that nitrogen dioxide is the only pollutant of concern and this is in relation to the annual average levels where there is a predicted “small” change in pollutant concentrations.

The EP-UK Guidance then goes on to provide air quality impact descriptors for changes pollution concentrations. For annual mean nitrogen dioxide concentrations, a small increase is described as “slight adverse” where the follow-on concentration of the pollutant is above 36 µg/m3.  

A final step in assessing the impact is to consider the significance of the air quality impact and a methodology is provided by EP UK.   Things to consider include determining if the impacts will;

· Lead to a breach or significant worsening of an EU limit value?

· Lead to a breach or significant worsening of an AQ objective?

· Cause a new AQMA to be declared?

· Introduce new exposure into exeedence areas?

· Interfere significantly with the implementation of actions within the AQ Action plan?

· Interfere significantly with the implementation of the AQ action plan?

The computer model is capable of producing plots of where emissions from the stack associated with the plant will “land”.  The contour plot for annual average emission levels shows that the prevailing weather patterns create the maximum emission concentrations along Canal Bank towards the junction with Parrin Lane and Monton Green.  

Figure 2 below shows computer modelling of the levels of nitrogen dioxide close to the site without the development.

Figure 2 Modelled Nitrogen Dioxide concentrations in Canal Bank/Parrin Lane.
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The modelling shown is based on data gathered by the local authority for 2006. The figure shows that the highest levels of nitrogen dioxide are found immediately adjacent to Parrin Lane and Monton Green.  At residential property where relevant public exposure to nitrogen dioxide would occur levels are around the 36 to 37 µgm3 level.

The annual average hourly mean NO2 levels at the Eccles automatic monitoring site have increased slightly each year since 2007 to 39 μg/m3, just below the 40 μg/m3 objective. The trend between 2003 and 2009 is equivalent to 0.1 μg/m3 per annum.  This may be the result of increased emissions from Trafford Park.

Allowing then for an upward trend in NO2, exposure at residential property in the Canal Bank area may be in the region of 37 to 38 μg/m3.  The addition of 1 μg/m3 from the proposed plant would not lead to a breach of the air quality standard at the residential property.
Planning Obligations

Planning Policy Statement 23: Planning and Pollution Control - Annex 1: Pollution Control, Air and Water Quality states at para 1.50 that:

“Where it is not appropriate to use planning conditions to address the impact of a proposed development, or where a development is planned in or near to an area of existing sources of pollution, it may be appropriate to enter into a planning obligation under Section 106 of the Town and Country Planning Act 1990 (as substituted by the Planning and Compensation Act 1991). Properly used, Section 106 Agreements can be used to improve air quality, make other environmental improvements before a development goes ahead or offset the subsequent environmental impact of a proposed development. Planning obligations should be relevant to planning in land use terms and directly related to the proposed development if they are to influence a decision on a planning application.

Measures which it might be possible to consider for Section 106 Agreements include:

limiting car parking, car-free developments, supporting public transport, other transport infrastructure such as walking and cycling routes/paths; the technical vetting and funding for provision and management of SUDS for a development in accordance with the National SUDS Working Group’s Interim Code of Practice for Sustainable Drainage Systems; and the purchase, installation, operation and maintenance of air quality monitoring equipment or provision of other assistance or support to enable authorities to implement any necessary monitoring or other actions in pursuit of an Air Quality Action Plan.”

In this instance the impact of the proposal is not deemed to be sufficient to warrant an objection on air quality grounds.  However, there will be an impact on air quality and the Local Authority’s objective of improving air quality in the local area.  The applicant should be requested to make a financial contribution to help the local authority develop and implement its action plan and / or air quality monitoring regime.  

The EA Permit 

The Environment Agency (EA) will require the operator to apply for and be issued with an Environmental Permit under the Environmental Permitting Regulations 2008 before the proposed installation is operational. This regime looks at protection of air, land and water from operation of the process and noise is included in this. The requirement is for the operator to demonstrate that they have used Best Available Techniques (BAT) to minimise impacts on the environment. The guidance issued by the Agency states that the aim should be to ensure that there is no reasonable cause for annoyance beyond the process boundary. The guidance also refers to having a better standard than statutory nuisance, and this higher standard is what the Local Authority would aim for.
The Environment Agency through the Pollution Prevention and Control Act 1999 and Waste Management License considers 

 - emissions to air, water and land;

 - transfers off site

 - litter and mud;

 - odour;

 - noise; 

 - pests and vermin (flies, rats, birds, etc)

The Environment Agency can issue a suspension notice, an enforcement notice, issue a caution, prosecute, revoke the permit, or ask the High Court to order clean-up where an offence has been committed.

Odour Comments

The Council’s environmental consultants, Miller Goodall, highlight that the plant does have the potential to release odours to the atmosphere.  However, they acknowledge that this is controlled by the Environment Agency under the Environmental Permitting Regulations 2010.  Given the response of the EA and the need for future permits, Miller Goodall raise no further comments.

Conclusion

Having regard to the above and the need for the development to obtain a permit under the Environmental Permitting Regulations 2008, it is not considered that the proposals would be contrary to the provisions of policy EN17 and W1 of the development plan.

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. 

Criteria v of UDP policy W1 states that planning permission will be granted provided that it would not have an unacceptable impact on the stability of surrounding land;

The application submission includes a robust assessment of land quality and ground waters in relation to the above policy requirements and possible environmental impacts.

Urban Vision Environment have reviewed the submitted information and due to the historical use of the site recommend that a condition be attached to each of the proposals which requires a detailed site investigation to be undertaken and, if necessary, remediation.

There is no evidence to suggest that the ground is unstable. Therefore, it is not considered that the proposal would have an unacceptable impact on the stability of surrounding land.  


Therefore, subject to the inclusion of conditions requiring site investigations is it considered that the proposals accord with the provisions of the development plan in relation to policy EN17 and criteria v of policy W1.

Traffic and Transportation
RSS policy DP5 states that “development should be located so as to reduce the need to travel, especially by car, and to enable people as far as possible to meet their needs locally... . Safe and sustainable access for all, particularly by public transport, between homes and employment and a range of services and facilities (such as retail, health, education and leisure) should be promoted, and should influence locational choices and investment decisions”

UDP 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.

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

UDP 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.

Criteria vi of W1 have an unacceptable impact on the highway network, in terms of access, traffic generation, safety, or the free flow of traffic;

Criteria vii of W1 have an unacceptable impact on public rights of way;

There are no public rights of way across the site which would be affected by the proposed development.  Therefore, the proposal would not be at odds with the provision of criteria vii of W1 of the UDP.

The applicant’s agent has provided a Transport Assessment (TA) within the ES in accordance with policy A1 of the adopted UDP.  The TA considers a number of factors which are considered below together with other relevant highway and access issues.

Given this site forms a wider employment area it is considered appropriate to have regard to previous employment provision and other employment uses that could be operated from this site when considering the impact of traffic generated from the site.

Should the site be developed as a typical B8 warehouse use (primarily distribution) including a building with a footprint of 3,000sq metres would result in 150 trips per day.  The busiest hour would be the evening peak with 5 arrivals and 26 departures.

The Councils highway engineer has reviewed the submitted Transport Assessment (TA).

Waste would be delivered to the site from across the Greater Manchester area in regular 10 tonne HGVs or where waste is arriving from transfer stations larger articulated bulk haulage vehicles (e.g. a 20 tonne capacity).  The recyclates and residues will most likely be taken off-site by articulated HGVs.

As a result of the proposed processing technology, both the EfW and AD facilities would effectively operate on a 24-hour, seven days per week basis.  However, with the exception of an emergency situation, the delivery, despatch and on-site movement of waste will be limited to normal working hours which would be 7.30 to 18.00 Mondays to Fridays and 07.30 to 13.00 on Saturdays.

The TA concludes that the proposed development will generate fewer trips when compared with previous and alternative uses for the site.  The TA also includes automatic traffic counts (ATC) along Green Lane.

The ATC data establishes that for an average weekday there would be 5,726 existing vehicles travelling northbound along Green Lane and 5,927 vehicles travelling southbound.  This equates to a two-way flow of 11,653 total vehicles.

Of these total vehicles there were 357 heavy goods vehicles travelling northbound and 387 HGVs travelling southbound.  This equates to a two-way flow of 754 HGVs during an average weekday period.

In terms of the proposed vehicle movements the TA calculates the number of additional movements based on the number of tonnes which each of the proposal facilities would be capable of handling, both assuming that each element operates independently and collectively.

In terms of total HGVs therefore, in the event that each facility operated in isolation then a total of 185 HGVs would be generated (Gasification 48 vehicles, AD facility vehicles 50 and MRF vehicles 87).  However, given that the proposal seeks to integrate the facilities within the Green Lane site, so that outputs from the AD facility could be used as a fuel in the gasification plant and a proportion of the materials that cannot be used in gasification (primarily metals) could be processed through the MRF.  This integrated operation would reduce the total number of HGVs to around 160 movements per day.

Comparing a scheme against a warehouse of 3,000 sq metres there would be an additional 10 HGV’s per day (assuming a combined operation).  However, the application site is large enough to accommodate a much larger warehouse and therefore the Council’s highway engineer considers that the TA is acceptable on the basis that it has demonstrated that the proposal would generate fewer vehicle movements than the previous industrial use, although there would be a slight rise in the number of HGVs, this equates to less than four additional two way movements per hour.

Regard has also been given to the application for a change of use to a waste transfer station on Green Lane which also appears on this agenda (ref: 10/59552/FUL).  That scheme highlights a maximum number of vehicle movements of 200 per day.  There are no highway objections to that proposal.

As stated earlier the Manchester – Liverpool railway where it crosses Green Lane would restrict some HGV’s due to the available headroom clearance.  The TA indicates that only limited numbers of HGVs are likely to exceed this height.  A ‘normal’ HGV and refuse vehicle can pass under the bridge.  However, it is considered that this could be appropriately managed / mitigated by a routing plan which would be secured via a legal agreement.  A routing plan has been submitted with the application which indicates three routes from the strategic highway network.  One from the site heading north along Rocky Lane towards the East Lancashire Road, the second north towards Parrin Lane before heading south (at the junction with Worsley Road / Brown Cow PH) before picking up Liverpool Road (adjacent to Netto) and then the M60 motorway.  The third route directly connects to Liverpool Road following Green Lane via the low bridge.

Furthermore, there are no highway objections to the proposed estate road.  The applicant has indicated that the road would be adopted.  Should this be the case the ‘estate road’ and proposed junction with Green Lane will require a detailed design to be approved by the Highway Authority and to be subject to section 38 and 278 agreements. This would then provide an alternative adopted route to the end of Lansdowne Road that would provide an alternative access to the classified road network for those industrial units at the lower end of Lansdowne Road.  At this stage it is not considered that the new road would enable the closure of the southern most element of Lansdowne Road as the southern side of the M602 provide a turning facility for Fletcher Engineering.  Furthermore, the inclusion of a routing plan secured by a legal agreement would ensure that no vehicles associated to the proposal would use the estate road to gain access to Lansdowne Road.

There are no objections to the proposal in terms of highway safety.

Whilst no S278 works have been identified the applicant has offered to undertake works to the Green Lane / Parrin Lane roundabout as a result of feedback from the local community.  Those works, if acceptable in highway terms, would be undertaken as a S278 agreement and are listed as part of the heads of terms.  

Therefore, subject to the inclusion of a routing plan within a legal agreement is it considered that the proposals accord with the provisions of the development plan in relation to traffic and transportation.  Furthermore, there are no objections to the principle of improvements to the roundabout at Green Lane / Parrin Lane although there are no firm details at this stage for consideration, works would be the subject a separate process.

Flood Risk

Criteria iii of UDP policy W1 have an unacceptable impact or would cause unacceptable harm to, the water environment, water resources, surface or groundwater levels or flows;

Criteria iv of UDP policy W1 result in an unacceptable risk of flooding;

Policy EN18 states that development will not be permitted where it would have an unacceptable impact on surface or ground water.

A Flood Risk Assessment has been submitted with the application together with details of the proposed drainage.  Measures are set out within the ES to restrict surface water runoff during construction and once the proposal is operational.

The site is not with an area of potential risk of flooding and the Environment Agency has considered the information submitted and they are of the view that subject to a condition to ensure the development takes place in accordance with the submitted drainage scheme, the development is acceptable.  This view is echoed by United Utilities.
Impact on Ecology, Nature Conservation Interest and Archaeological and Cultural Heritage

RSS policy EM1 highlights the need to identify, protect, enhance and manage the regions environmental assets.  The policy refers to four parts, Landscape, Natural Environment, Historic Environment and Trees, Woodlands and Forests.

Policy EN17 seeks to protect nature conservation of nationally important sites whereas policy EN8 seeks to protect nature conservation of locally important sites.

EN12 states that planning permission will not be granted for development that would have a detrimental impact or result in the loss any important landscape feature.

CH2 states that planning permission will not be granted for development that would have an unacceptable impact on the setting of any listed building.

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

Criteria x of W1 have an unacceptable impact on any listed building or its setting, ancient monument, or conservation area

Criteria xi of W1 have an unacceptable impact on sites or features of archaeological, ecological, geological, landscape or recreation value, or on protected species or their habitats

The visual appearance section of this report has, in part, been considered earlier in this report.  However, there are no ancient monuments or listed buildings who’s setting would be effected by this proposal.  Furthermore, it is not considered that the Monton Green Conservation Area to the north would be unacceptably impacted upon.

The ES highlights that no protected species would be affected by the proposal.

There are no objections to the proposal from GMEU and it is acknowledged that the development is located on the opposite side of Green Lane and the tow path from where Freiburgs screw moss has been identified.

Therefore, it is considered that the proposals accord with the provisions of the development plan in relation to archaeology, nature conservation interest and archaeological and cultural heritage.

Regeneration Aspirations
Employment Land Review

In 2007 the city council together with the Central Salford URC Limited, commissioned an Employment Land Review (ELR) for the city.  This considered the potential future demand for employment land and premises within the city over the period 2007 – 2026, together with an assessment of the capacity of the available supply in terms of both quantitative and qualitative dimensions.  It was published in July 2009 but was not subject to any public consultation and therefore the ELR should only be accepted as a piece of evidence which demonstrates that there is an ongoing interest in the area for employment purposes but it cannot be afforded any real weight as such as it does not form part of our local development framework.

The ELR considered that Nasmyth is a well defined employment area.  It recognized that the accommodation is of a reasonable quality although it would benefit from some investment.  It noted that the road access arrangements are constrained requiring the mitigation of restricted height bridges and suburban roads.  It considered that access constraints and the availability of better located quality sites is likely to mean that Nasmyth becomes increasingly obsolete and irrelevant to the identified future economic growth sectors.  The ELR therefore identifies the Nasmyth employment area as a “swing site”, i.e. a site that is likely to perform poorly or very poorly in the future market.

However, notwithstanding this, the ELR also recognized that even those areas identified as being of relatively poor quality with a challenging future may continue to serve an important role for local uses.  There will always be a need for lower grade employment areas which form an important part of a balanced portfolio of sites and premises.

Given that applications have been received for employment provision on this site demonstrate that the site could have a future for employment provision.  Members should also be aware that the remainder of the wider employment area provides employment for approximately 700 people.  Policy E5 of the UDP seeks to promote employment provision in established employment areas.  Applications for non employment provision are only considered acceptable were it would not compromise the operating conditions of other remaining employment uses.  Therefore, it can be observed that this proposal would provide employment provision within an established employment area and, given the nature of the proposed use, would not comprise the operating conditions of neighbouring uses within the area.

Eccles West Study

When the City Council approved the ELR it was agreed that further detailed work was required to determine the future of the identified swing sites.  In terms of the application site, the Eccles West Study was seen as the appropriate vehicle to do this.

The Eccles West Study is still in its relatively early stages but is to concentrate on the established employment areas to the west of Eccles town centre, informed by a baseline assessment and interviews with the existing business occupiers and key stakeholders.

To date only the initial baseline assessment and interviews with existing occupiers have been completed over the summer, although it is anticipated that a report with recommendations will be completed imminently.

Therefore the document can only be given very limited weight at the current time in the consideration of this proposal, as it is still in its relatively early stages of production, has not been subject to any public consultation and will not form a statutory document within Salford’s local development framework.

Bridgewater Canal Corridor Masterplan

In September 2009 URBED were commissioned by the City Council to develop a masterplan for the Bridgewater Canal Corridor, which would amongst other things, improve the environment, heritage and setting of the canal corridor.  

The draft Masterplan proposed that the Mitchell Shackleton site and the site of the Salford Business and Technology Centre on the eastern, non-tow path side of the Canal, are retained in employment activity whilst the sites on the western side of the Canal (GUS) could either remain as employment or be developed for alternative uses provided that a case could be made (in fact planning permission has been approved for residential development on the former GUS site).  The redevelopment of these sites for alternative uses could support the creation of a new waterside mixed use/residential environment incorporating family housing, apartments and new and improved employment areas and open up the canal as a recreation resource.

The final version of the Bridgewater Masterplan was approved by the Council in March 2011.  The vision for the masterplan is ‘To create a living canal connecting communities with a unique industrial and natural heritage enjoyed by all’
The masterplan establishes a broad vision for the regeneration of the canal corridor which will help to establish it as a key part of the tourism offer of the city. It also sets out clear guidelines and principles to guide future development along the canal and influence the thinking of key landowners, private developers, local businesses, residents, statutory agencies and public sector organisations.

Given that the masterplan has been approved by the City Council it is considered a material planning consideration.  The document does not form part of the statutory local development framework and therefore the amount of weight it can be given is less than that that could be afforded to a statutory document.  It cannot supersede policies contained within the development plan.

There is no specific suggestion as to how the Mitchell Shackleton site could or should come forward in the future to realise the vision for the canal.  It does, however, identify the former GUS site and Nasmyth sites as mixed uses.  The masterplan makes a clear divide in this general locality between the east and western sides of Green Lane and therefore excluding the application site and that which is also on this agenda for waste transfer 10/59552/FUL which is adjacent to the application site.

However, the masterplan indicates the potential of a bridge link from the western side of the canal where there is a towpath to the eastern side and land on Green Lane.  This land is owned by Sky Properties and forms part of the ‘heads of terms’ as the applicant is prepared to dedicate the land to the Council for the purposes of delivering the aspirations of the canal masterplan.

Given that the masterplan does not highlight the application site for the delivery of the vision of the masterplan and that the towpath is located on the opposite of the towpath from the development site, it is not considered that the development of the site for the purposes of these proposals would be at odds or fetter the ability of the masterplan’s vision to be realised.

Furthermore, it can be observed that the scheme would deliver a modern designed building (subject to future reserved matters applications) together with a substantial area of landscaping adjacent to Green Lane which would improve the general appearance of the area with viewed from the public towpath side of the canal.

An approval would also include a legal agreement to safeguard land on the western side of Green Lane for the delivery of the masterplan and would link directly to the masterplan which envisages a new footbridge to land in this area.

Therefore, it is not considered that the proposal would be odds with a relevant material planning consideration but in fact facilitate an identified new bride link.

Heads of Terms

Policy OB2 of the planning obligations SPD requires a contribution of £20 per square metre towards improvements to the public realm, infrastructure or heritage features within the vicinity of the application site for none residential.

Policy OB3 of the Planning Obligations SPD relates to construction training. It states that major developments should contribute to the improvement of construction skills amongst Salford residents. The contribution that should be sought from a new development to feed into schemes that provide construction training is £1.50 per square metre for none residential.  

Policy OB4 of the Planning Obligations SPD relates to climate change. It states that unless schemes achieve a very good BREAM rating major developments should make a contribution of £2 per square metre towards projects aimed at reducing and offsetting carbon dioxide emissions for none residential development.  The applicant has confirmed in the planning statement that the scheme would achieve a very good rating.  An appropriate condition has been attached.

Policy OB5 of the Planning Obligations SPD states that developers should pay all reasonable expenses incurred by the City Council in drawing up and administrating legal agreements. In order to ensure this happens an additional charge of 2.5% will be added to cover the administrative costs of ensuring that the commuted sums are directed towards appropriate schemes.

The above policies highlight the normal applicable financial contributions.  However, the SPD is clear that in certain circumstances the figure could be less or in fact more than that derived from the floorspace of the proposal.  

In this particular case the applicant has submitted a draft set of heads of terms as set out below.

HGV Routing 

· Written instructions to all drivers for delivery and removal of waste

· A condition including in contracts regarding the routing details

· Written instructions to adhere to any prohibited route issued to drivers

· A condition is included in contracts will all regular drivers that they adhere to the routing with mechanism to enforce

· Operators to set up and publicise a telephone number that may used by the to report infringements

· Submission of a scheme to the Council for approval on monitoring compliance with the terms of the undertaking

Highway Improvements

· Provision of improvements at the Canal Bank / Parrin Lane / Monton Green Roundabout in response to issues raised during the pre-planning consultation process although the detail in unknown at this stage

Community Liaison Group

· Facilitation of a Community Liaison Group throughout site construction and operations to include provision of premises for meetings and secretarial support.

Other Land in the Applicant’s Control

· Sky Properties Limited owns a small portion of land opposite the site entrance and adjacent to the canal.  The company would be prepared to transfer this land to the Council should it is form part of the strategy for the regeneration of the Bridgewater Canal. It is the Council’s position that this land should be restricted by way of a land charge rather than transfer to the ownership of the Council

The reference to ‘SPD Contribution’ relates to the normal provisions that would be sought by the adopted Planning Obligations SPD based on the increase in floor area.  

In this case, the proposal would result in a sustainable form of development, reducing waste to landfill and generating energy from waste.  Therefore, it is considered that the proposal would achieve the principles of sustainable development and therefore it is not necessary to further mitigate the impact by way of a S106 agreement.

In relation to SPD policy OB3 the developer is willing to include the provision of construction training into a legal agreement.

In terms of public realm, infrastructure or heritage the obligation would be £236,560.  However, it is appropriate to consider the previous use and in particular the net increase upon which the impact the development would need to be mitigated.  In this case, whilst demolished in 2003, the previous use occupied a floorspace of approximately 30,000sq m.  The current proposals (both full and outline and assuming the likely floor areas of the outline buildings) would result in 11,828sq m.  It is clear that the proposals would result in a smaller floor area than that of the previous use which would need to be mitigated against.

However, the applicant is willing to set aside the land to the west of Green Lane adjacent to the Bridgewater canal for the purposes of delivering the Bridgewater Canal masterplan which is significant as the masterplan indicates the aspiration of a footbridge to land in this area.  Furthermore, a financial contribute of £100,000 is also proposed towards, in the first instance, the provision of a footbridge over the canal or improvements to the canal in-line with the Bridgewater Canal Masterplan.  Therefore, having regard to the land, the financial contribution and the fact that the proposal would reduce the floor area from that of the previous scheme, it is considered that the heads of terms would appropriate mitigate the impact of the development and would facilitate the regeneration of the wider area.

The applicant is willing to pay £50,000 upon first use of each of the phases of development (i.e. the full and the outline schemes).

The applicant is also willing to make a contribution for the monitoring of air quality in the locality.  Further details of the likely cost, locations and period of monitoring will be reported during the meeting of the panel.

Added Value

Amendments were secured at pre-application stage to locate taller elements of the proposal to the rear of the site and increase the amount of available landscaping adjacent to Green Lane.

The proposal would include a new estate road which would provide an alternative route for uses to the east to access the highway network rather than via Lansdowne Road.  However, it is unlikely that the provision of this new route would be sufficient to enable the closure of Lansdowne Road in the vicinity of the M602 bridge which crosses Lansdowne Road given that the existing employment use to the north (including Fletcher Engineering) utilises the turning facility to the southern side of the mortorway.  The Council’s highway engineer does not consider that the new road together with the existing arrangements is likely to result in additional traffic using Lansdowne Road as an alternative route to Monton Road / Green Lane.  The routing plan would also prevent this use from using Lansdowne Road.

CONCLUSION

In conclusion it is considered that the proposal would represent a suitable form of development which accords with the relevant provisions of the development plan for Salford.  It is not considered that there are any material planning considerations which would outweigh this view.

Recommendation 

Planning permission be granted subject to the following planning conditions for each application and that:

I.
The Strategic Director of Customer and Support Services be authorised to enter into a legal agreement under Section 106 of the Town and Country Planning Act 1990 to secure the following heads of terms:

· HGV Routing

· Highway Improvements to the Canal Bank / Parrin Lane / Monton Green roundabout

· The facilitation of a Community Liaison Group

· The use of land to the west of Green Lane adjacent to the Bridgewater Canal for the purposes of delivering the vision and masterplan of the Bridgewater Canal Strategy

· The provision of £100,000 towards the provision of a footbridge over the Bridgewater Canal or other associated improvements to the public realm of the canal in accordance with the Bridgewater Canal Strategy

· Contributions to monitoring air quality in the locality

· Secure installation of 1 stack should both schemes be approved

II.
That the applicant be informed that the Council is minded to grant planning permission, subject to the conditions stated below, on completion of such legal agreement;

III.
That authority be given for the decision notice relating to the application be issued, (subject to the conditions and reasons stated below) on completion of the above-mentioned legal agreement;

IV.
That authority be given to refuse the application if the applicant fails to complete the S106 agreement within a reasonable period on the grounds that the proposals do not support the aim and objectives of PPS1 Delivering Sustainable Development and PPS4 Planning for Sustainable Economic Growth.

Conditions

10/59092/FULEIA

Erection of an energy from waste gasification plant, turbine generation room, air cooled condensers and associated plant, together with site access, weighbridge and security building, car parking and landscaping

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

1
Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990.
2
The development hereby permitted shall be carried out in accordance with the following approved plans:

Drawing 2228/02/03 Site Layout;

Drawing 2228/02/04 Gasification Facility Layout Plans Levels 1 & 2;

Drawing 2228/02/05 Gasification Facility Layout Plan Level 3 and Roof;

Drawing 2228/02/06 Gasification Facility Elevations;

Drawing 2228/02/07 Gasification Facility Elevations;

Drawing 2228/02/08 Gasification Facility Sections AA & BB;

Drawing 2228/02/09 Site Elevations As Proposed;

Drawing 2228/02/10 Gasification Facility Air Cooled Condenser and Turbine Generator Room - Plan Elevations & Section;

Drawing 2228/2/45 CHP and Sub-station and Transformer Compound;

Drawing 2228/02/11 Weighbridge and Security Lodge Plan & Elevations;

Drawing 2228/02/12 Landscaping Layout;

Drawing 2228/02/13 Fencing to Perimeter;

Drawing N91697-09 Site Access Arrangement.

2
For the avoidance of doubt and in the interests of proper planning

3
Notwithstanding the submitted details and prior to the commencement of the development hereby approved, samples and details of the materials for the external elevations for all buildings 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.

3
To safeguard the amenity of the area in accordance with policy DES 1 of the City of Salford Unitary Development Plan.
4
Notwithstanding the submitted details and prior to the commencement of development full details of the colour of the stack; hereby approved shall be submitted to and approved in writing by the Local Planning Authority.  The stack shall be powder coated in the approved colour prior to installation and shall be retained as such thereafter.

4
To safeguard the amenity of the area in accordance with policy DES 1 of the City of Salford Unitary Development Plan.
5
Prior to the commencement of development details of the finish floor levels shall be agreed in writing with the Local Planning Authority.  The development shall be carried out in accordance with the approved details.

5
To prevent flooding in accordance with Policy EN19 of the City of Salford Unitary Development Plan.
6
Prior to the commencement of development a landscaping scheme for the site shall be submitted for the written approval of the Local Planning Authority.  The scheme shall include:

· A programme of landscaping implementation

· Identification of trees to be removed 

· Identification and protection of trees to be retained

· A specification for ground preparation 

· Details of proposed new planting;

· Proposed boundary treatments;

· Proposed hard landscape elements and pavings, including layout, materials and colours;

· Proposed maintenance of all planted and/or turfed areas

The development shall be carried out in accordance with the approved landscaping details

6
To safeguard the amenity of the area in accordance with policy DES 1 of the City of Salford Unitary Development Plan.

7
Notwithstanding the position of the boundary treatment along the Green Land frontage as indicated on drawing 2228 / 02 / 22 Rev B a scheme for the provision and location of security fencing shall be submitted for the written approval of the Local Planning Authority.  The development hereby approved shall be carried out in accordance with the approved details.

7
To safeguard the amenity of the area in accordance with policy DES 1 of the City of Salford Unitary Development Plan.
8
Only non-hazardous waste shall be treated at the waste facility.  The reception, sorting and storage of waste materials shall only be undertaken within the buildings and facilities as indicated on the application plans. At no time shall waste materials, processed materials or any other materials be stored in the open.

8
To safeguard the amenity of the area in accordance with policy DES 1 of the City of Salford Unitary Development Plan.
9
Deliveries of waste, inclusive of movement of vehicles to and from the site, shall be confined to between the hours of 07.30 and 18.00 Mondays to Fridays and 08.00 to 13.00 on Saturdays. Waste materials shall not be accepted on the site unless delivered in enclosed or sheeted containers or vehicles.

9
To safeguard the amenity of the area in accordance with policy DES 1 of the City of Salford Unitary Development Plan.
10
The development hereby approved is restricted to 80 000 tonnes per annum of waste

10
In accordance with the stated intentions of the Environmental Statement and the amenities of the wider area in accordance with policy DES1 of the Unitary Development Plan

11
No construction activities shall take place on the site outside the following times: 07.30 to 18.00 hours on Monday to Friday or 08.00 to 13.00 hours on Saturday, nor at any time on Sundays, Bank or Public Holidays.

11
To safeguard the amenity of the area in accordance with policy DES 1 of the City of Salford Unitary Development Plan.
12
Prior to the commencement of development a Construction Environmental Management Plan to include details of the measures proposed during construction to manage and mitigate the main environmental effects shall be submitted for the written approval of the Local Planning Authority.  The scheme shall include:

a) measures for the control of traffic to and from the site, and within the site including operative parking, during construction;

b) details of measures to control mud, dust and noise; 

c)  adherence to Environment Agency Pollution Prevention Guidelines (PPG);

d) details of steps to be taken for monitoring the effectiveness of controls proposed.

e) wheelwash facilities to be provided within the site throughout the course of the construction works.

The development hereby approved shall be carried out in accordance with the approved CEMP.

12
To safeguard the amenity of the area in accordance with policy DES 1 of the City of Salford Unitary Development Plan.
13
Further to the requirements of condition 12 and prior to the commencement of the development, 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. 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.

13
To safeguard the amenity of the area in accordance with policy DES 1 of the City of Salford Unitary Development Plan.
14
Vegetation shall only be removed/cleared outside of the birds’ breeding season (mid-February to August inclusive) unless a suitably qualified ecologist has inspected the vegetation and confirmed to the satisfaction of the Local Planning Authority that no nesting/breeding birds will be affected by the works.

14
To protect and prevent unnecessary disturbance of nesting birds in accordance with policies ST13 and EN22 of the City of Salford Unitary Development Plan.
15
Prior to the commencement of development, a bat survey that re-inspects the mature tress on for the presence of bats on the site and any mitigation or compensation measures required to safeguard the legally protected species 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, until the survey and any mitigation measures has been agreed in writing by the Local Planning Authority.  Any mitigation shall be implemented in full in accordance with the approved timescales.

15
To identify any threat to the habitat of a protected species which may have occurred since the initial assessments were undertaken and to ensure appropriate mitigation measures are undertaken in accordance with policies ST13 and EN22 of the City of Salford Unitary Development Plan.

16
There shall be no direct vehicular or pedestrian access of any kind between the site and the M602 motorway.  To this end a close boarded fence or similar barrier not less than 2metres high shall be erected along the frontage of the site with the motorway to the satisfaction of the Local Planning Authority in consultation with the Highways Agency.  The fence shall be erected behind the existing motorway boundary fence, be on the developer’s land and be independent of any existing motorway boundary fence.

16
In the interests of highway safety in accordance with policy A8 of the City of Salford Unitary Development Plan.
17
There shall be no development on or adjacent to any motorway embankment or retaining wall that shall put any such embankment, retaining wall or earthworks at risk

17
In the interests of highway safety in accordance with policy A 8 of the City of Salford Unitary Development Plan.
18
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

18
In the interests of highway safety in accordance with policy A 8 of the City of Salford Unitary Development Plan.
19
Prior to the commencement of development hereby approved a scheme for the construction of the new estate access road shall be submitted for the approval of the Local Planning Authority.  The scheme shall include the method of construction, drainage and implementation plan.  The new access road shall be laid out in accordance with the approved details and be made available for general use by the in accordance with the approved implementation plan.  The new estate road shall be available for use at all times.

19
In the interests of highway safety in accordance with policy A 8 of the City of Salford Unitary Development Plan and to safeguard the amenity of residents of Lansdowne Road in accordance with policy DES1 of City of Salford Unitary Development Plan
20
Prior to the commencement of development a Crime Prevention Plan shall be submitted for the writing approval of the Local Planning Authority.  The development shall be carried out in full accordance with the approved Crime Prevention Plan.

20
To ensure that the development is appropriately secured from crime in accordance with policy DES 10 of the City of Salford Unitary Development Plan.
21
Prior to the commencement of the 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.

21
In the interests of public safety in accordance with policy EN16 of the City of Salford Unitary Development Plan.
22
Development shall not begin until a surface water drainage scheme for the site, based on sustainable drainage principles and on the Supplementary Note to the Surface Water Strategy from Entec UK Limited dated September 2010, has been submitted to and approved in writing by the local planning authority. The scheme shall subsequently be implemented in accordance with the approved details before the development is completed. 
 

22
To prevent the increased risk of flooding, to improve and protect water quality and ensure future maintenance of the surface water drainage system in accordance with policy En19 of the City of Salford Unitary Development Plan
23
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 -5 dB at any time when measured at the nearest noise sensitive premises.  

23
To safeguard the amenity of the area in accordance with policy DES 1 of the City of Salford Unitary Development Plan.
24
Prior to commencement of development, a noise and vibration management and monitoring plan relating to the control of noise and vibration from construction, including any piling operations,  of the development must be submitted to and agreed in writing by the Local Planning Authority.  The 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;

· include noise and vibration mitigation measures;

· include a Noise Monitoring Protocol detailing the monitoring to be undertaken to show that the agreed LAeq,T levels are not exceeded.

All approved measures identified shall be implemented and maintained throughout the duration of the works they mitigate during the construction.  

24
To safeguard the amenity of the area in accordance with policy DES 1 of the City of Salford Unitary Development Plan.
25
Prior to the commencement of development a scheme for the provision of outdoor lighting shall be submitted for the approval of the Local Planning Authority.  The scheme shall indicate the position, type, hours of use and levels of illumination.  The development shall be carried out in accordance with the approved. 

26
To safeguard the amenity of the area in accordance with policy DES 1 of the City of Salford Unitary Development Plan.
27
Prior to the commencement of development a scheme for the provision of a red obstacle light for aircraft awareness to be fitted to the stack shall be submitted for the written approval of the Local Planning Authority in conjunction with City Manchester Airport.  The approved lighting details shall be implemented and used at all times.

27
To safeguard the operational integrity and safety of City Airport Manchester in accordance with policy W1 of the City of Salford Unitary Development Plan
28
Not less than one month prior to first construction a scheme for the provision of construction cranes shall be submitted for the written approval of the Local Planning Authority in conjunction with City Manchester Airport.  The scheme shall identify any cranes which exceed 30m in height and shall include details of any appropriate obstacle lighting and the timeframe for use.  The construction cranes shall be dismantled following construction of the development.

28
To safeguard the operational integrity and safety of City Airport Manchester in accordance with policy W1 of the City of Salford Unitary Development Plan
29
The height of the stack serving the plant shall be 55m in height as measured above the exiting ground level

29
In accordance with the air quality assessment which has been submitted as part of the Environmental Statement
INFORMATIVES


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
Any disused access points / footway crossings to made good at developers expense

3
The Environment Agency is in receipt of email correspondence from Dr Ian Cromie (Entec) dated 6th September 2010, which provides clarification on the assessment of odour within the Environmental Assessment.

The burning of fuel manufactured from waste in an appliance with a thermal input of 3 megawatts or more, such as methane arising from anaerobic digestion, is an activity regulated by an Environmental Permit issued under the Environmental Permitting (England and Wales) Regulations by the Environment Agency. Other activities which are listed or directly associated with the primary activity which may cause pollution will also be regulated by the Environment Agency by an environmental permit.

Emissions to air will be subject to emission limit values in an environmental permit. 

An environmental permit will require the operator to prevent smell beyond the site boundary, or where that is not practical, minimise them using appropriate measures. There are a number of options available to control odour and we will expect the company to demonstrate a balance of costs and environmental benefits of each option. The Environment Agency will make a full evaluation of the appropriate measures when determining a permit application duly made under the Environmental Permitting Regulations 2010.

As part of the permitting process, we would expect a written odour management plan to be submitted to us, in accordance with our guidance H1, maintained by permit conditions. We will require the company to demonstrate odour control during normal and abnormal operations, including plant breakdown and maintenance, commissioning and decommissioning.

Surface water run-off should be controlled as near to its source as possible through a sustainable drainage approach to surface water management (SUDS). SUDS are an approach to managing surface water run-off which seeks to mimic natural drainage systems and retain water on or near the site as opposed to traditional drainage approaches which involve piping water off site as quickly as possible. SUDS involve a range of techniques including soakaways, infiltration trenches, permeable pavements, grassed swales, ponds and wetlands. SUDS offer significant advantages over conventional piped drainage systems in reducing flood risk by attenuating the rate and quantity of surface water run-off from a site, promoting groundwater recharge, and improving water quality and amenity.

 

Further information on SUDS can be found in:

-         PPS25 page 33 Annex F

-         PPS25 Practice Guide

-         CIRIA C522 document Sustainable Drainage Systems

-         CIRIA C697F document SUDS manual

-         the Interim Code of Practice for Sustainable Drainage Systems. The Interim Code of Practice provides advice on design, adoption and maintenance issues and a full overview of other technical guidance on SUDS.

The Interim Code of Practice is available on both the Environment Agency's website: www.environment-agency.gov.uk and CIRIA's website: www.ciria.org.uk
We note that some piling works may be carried out at the site. We would refer the applicant to the Environment Agency guidance 'Piling and Penetrative Ground Improvement Methods on Land Affected by Contamination: Guidance on Pollution Prevention' which can be found on our website. (http://publications.environment-agency.gov.uk/pdf/SCHO0501BITT-e-e.pdf).

4
Further to the requirements of condition 21 (site investigation and remediation) the applicant is advised that if, during any works on site, contamination is suspected or found, or contamination is caused, the LPA shall be notified immediately.  Where required, a suitable risk assessment shall be carried out and/or any remedial action shall be carried out in accordance to an agreed process and within agreed timescales in agreement with the LPA.

The applicant is also advised that the future submissions made in relation to condition 21 (site investigation and remediation) should include the following reports which were included in Chapter 5 of the submitted Environmental Statement:

· Waterman, January 2007, Phase I Land Quality Assessment

· LK Consult, April 2010, Ground Investigation and Risk Assessment (draft)

5
Further to the requirements of condition 22 (surface water) the scheme should include how the site will be drained on a separate system, with only foul drainage connected into the foul sewer. Furthermore, surface water should discharge to the nearby 300mm diameter surface water sewer manhole 5102 by means of a 225mm diameter pipe as shown on plans 25042-CVD-004.  No surface water from this development is to be discharged either directly or indirectly into the combined sewer network.  In addition:

· Foul drains must have adequate grease traps

· All surface water drains must have adequate oil interceptors.

6
Further to the requirements of condition 7 (exclusion of details) the landscaping adjacent to Green Lane shall include security fencing which is set back from the adopted highway.

7
Further to the requirements of condition 23 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 07.00 hrs and 23.00 hrs and any 5 minute period between 23.00 hrs and 07.00 hrs.

Conditions

10/59093/OUTEIA

Outline application including means of access for the development of a non-hazardous waste treatment and recovery centre comprising of buildings and ancillary infrastructure for the recycling of up to 100,000 tonnes of waste and the anaerobic digestion of up to 60,000 tonnes of waste; bulking and transfer of waste; the production of refuse derived fuel; the generation of energy together with associated offices, site access, weighbridge, service and parking areas, water treatment, internal roadways, lighting and landscaping

1
Application for approval of reserved matters shall be made not later than the expiration of three years beginning with the date of this permission and the development must be begun not later than 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.

1
Required to be imposed pursuant to Section 92 of the Town and Country Planning Act 1990.
2
No development for which outline planning permission has hereby been granted shall be started 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) layout; and

d) landscaping

2
The application is for outline permission only and these matters were reserved by the applicant for subsequent approval.

3
Further to the requirements of condition 2 the MRF and office / visitor centre element of the scheme adjacent to Green Lane and within plot A of the parameters plan (drawing 2228 / 02 / 43 A) shall be sited so to maintain a distance of 16m (measured at its closest point) to Green Lane.

3
For the avoidance of doubt and to safeguard amenity in accordance with policy DES1 of the City of Salford Unitary Development Plan
4
Further to the requirements of condition 2, the submission of reserved matters shall come forward in accordance with the massing parameters set out on drawing 2228 / 02 / 43.

4
For the avoidance of doubt and to safeguard amenity in accordance with policy DES1 of the City of Salford Unitary Development Plan
5
Further to the requirements of condition 2 the landscaping reserved matter shall include

· A programme of landscaping implementation

· Identification of trees to be removed 

· Identification and protection of trees to be retained

· A specification for ground preparation 

· Details of proposed new planting;

· Proposed boundary treatments;

· Proposed hard landscape elements and pavings, including layout, materials and colours;

· Proposed maintenance of all planted and/or turfed areas

The development shall be carried out in accordance with the approved landscaping details

5
For the avoidance of doubt and to safeguard amenity in accordance with policy DES1 of the City of Salford Unitary Development Plan

6
Only non-hazardous waste shall be treated at the waste facility.  The reception, sorting and storage of waste materials shall only be undertaken within the buildings and facilities as indicated on the application plans. At no time shall waste materials, processed materials or any other materials be stored in the open.

6
To safeguard the amenity of the area in accordance with policy DES 1 of the City of Salford Unitary Development Plan.
7
Deliveries of waste, inclusive of movement of vehicles to and from the site, shall be confined to between the hours of 07.30 and 18.00 Mondays to Fridays and 08.00 to 13.00 on Saturdays. Waste materials shall not be accepted on the site unless delivered in enclosed or sheeted containers or vehicles.

7
To safeguard the amenity of the area in accordance with policy DES 1 of the City of Salford Unitary Development Plan.
8
The development hereby approved is restricted to 160 000 tonnes per annum of waste

8 In accordance with the stated intentions of the Environmental Statement and the amenities of the wider area in accordance with policy DES1 of the Unitary Development Plan

9
No construction activities shall take place on the site outside the following times: 07.00 to 18.00 hours n Monday to Friday or 08.00 to 13.00 hours on Saturday, nor at any time on Sundays, Bank or Public Holidays.

9
To safeguard the amenity of the area in accordance with policy DES 1 of the City of Salford Unitary Development Plan.
10
Submission of Construction Environmental Management Plan to include details of the measures proposed during construction to manage and mitigate the main environmental effects.  To include:

a) a programme of works including hours of operation and measures for the control of traffic to and from the site, and within the site including operative parking, during construction;

b) details of measures to control mud, dust and noise; 

c)  adherence to Environment Agency Pollution Prevention Guidelines (PPG);

d) details of steps to be taken for monitoring the effectiveness of controls proposed.

e) wheelwash facilities to be provided within the site throughout the course of the construction works.

The development hereby approved shall be carried out in accordance with the approved CEMP.

10
To safeguard the amenity of the area in accordance with policy DES 1 of the City of Salford Unitary Development Plan.
11
Further to the requirements of condition 10 and prior to the commencement of the development, 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. 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.

11
To safeguard the amenity of the area in accordance with policy DES 1 of the City of Salford Unitary Development Plan.
12
Vegetation shall only be removed/cleared outside of the birds’ breeding season (mid-February to August inclusive) unless a suitably qualified ecologist has inspected the vegetation and confirmed to the satisfaction of the Local Planning Authority that no nesting/breeding birds will be affected by the works.

12
To protect and prevent unnecessary disturbance of nesting birds in accordance with policies ST13 and EN22 of the City of Salford Unitary Development Plan.
13
Prior to the commencement of development, a bat survey that re-inspects the mature tress on for the presence of bats on the site and any mitigation or compensation measures required to safeguard the legally protected species 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, until the survey and any mitigation measures has been agreed in writing by the Local Planning Authority.  Any mitigation shall be implemented in full in accordance with the approved timescales.

13
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.

14
There shall be no direct vehicular or pedestrian access of any kind between the site and the M602 motorway.  To this end a close boarded fence or similar barrier not less than 2metres high shall be erected along the frontage of the site with the motorway to the satisfaction of the Local Planning Authority in consultation with the Highways Agency.  The fence shall be erected behind the existing motorway boundary fence, be on the developer’s land and be independent of any existing motorway boundary fence.

14
In the interests of highway safety in accordance with policy A 8 of the City of Salford Unitary Development Plan.
15
There shall be no development on or adjacent to any motorway embankment or retaining wall that shall put any such embankment, retaining wall or earthworks at risk

15
In the interests of highway safety in accordance with policy A 8 of the City of Salford Unitary Development Plan.
16
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

16
In the interests of highway safety in accordance with policy A 8 of the City of Salford Unitary Development Plan.

17
Prior to the commencement of development hereby approved a scheme for the construction of the new estate access road shall be submitted for the approval of the Local Planning Authority.  The scheme shall include the method of construction, drainage and implementation plan.  The new access road shall be laid out in accordance with the approved details and be made available for general use by the in accordance with the approved implementation plan.  The new estate road shall be available for use at all times.

17
In the interests of highway safety in accordance with policy A 8 of the City of Salford Unitary Development Plan and to safeguard the amenity of residents of Lansdowne Road in accordance with policy DES1 of City of Salford Unitary Development Plan
18
Prior to the commencement of development a Crime Prevention Plan shall be submitted for the writing approval of the Local Planning Authority.  The development shall be carried out in accordance with the approved CPP.

18
To ensure that the development is appropriately secured from crime in accordance with policy DES 10 of the City of Salford Unitary Development Plan.
19
Prior to the commencement of the 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.

19
In the interests of public safety in accordance with policy EN16 of the City of Salford Unitary Development Plan.
20
Development shall not begin until a surface water drainage scheme for the site, based on sustainable drainage principles and on the Supplementary Note to the Surface Water Strategy from Entec UK Limited dated September 2010, has been submitted to and approved in writing by the local planning authority. The scheme shall subsequently be implemented in accordance with the approved details before the development is completed. 
 

20
To prevent the increased risk of flooding, to improve and protect water quality and ensure future maintenance of the surface water drainage system in accordance with policy En19 of the City of Salford Unitary Development Plan
21
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 -5 dB at any time when measured at the nearest noise sensitive premises.  

21
To safeguard the amenity of the area in accordance with policy DES 1 of the City of Salford Unitary Development Plan.
22
Prior to commencement of development, a noise and vibration management and monitoring plan relating to the control of noise and vibration from construction, including any piling operations,  of the development must be submitted to and agreed in writing by the Local Planning Authority.  The 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;

· include noise and vibration mitigation measures;

· include a Noise Monitoring Protocol detailing the monitoring to be undertaken to show that the agreed LAeq,T levels are not exceeded.

All approved measures identified shall be implemented and maintained throughout the duration of the works they mitigate during the construction.  

22
To safeguard the amenity of the area in accordance with policy DES 1 of the City of Salford Unitary Development Plan.
23
Prior to the commencement of development a scheme for the provision of outdoor lighting shall be submitted for the approval of the Local Planning Authority.  The scheme shall indicate the position, type, hours of use and levels of illumination.  The development shall be carried out in accordance with the approved. 

23
To safeguard the amenity of the area in accordance with policy DES 1 of the City of Salford Unitary Development Plan.
24
Prior to the commencement of development a scheme for the provision of a red obstacle light for aircraft awareness to be fitted to the stack shall be submitted for the written approval of the Local Planning Authority in conjunction with City Manchester Airport.  The approved lighting details shall be implemented and used at all times.

24
To safeguard the operational integrity and safety of City Airport Manchester in accordance with policy W1 of the City of Salford Unitary Development Plan
25
Not less than one month prior to first construction a scheme for the provision of construction cranes shall be submitted for the written approval of the Local Planning Authority in conjunction with City Manchester Airport.  The scheme shall identify any cranes which exceed 30m in height and shall include details of any appropriate obstacle lighting and the timeframe for use.  The construction cranes shall be dismantled following construction of the development.

25
To safeguard the operational integrity and safety of City Airport Manchester in accordance with policy W1 of the City of Salford Unitary Development Plan
INFORMATIVES


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
Any disused access points / footway crossings to made good at developers expense

3
The Environment Agency is in receipt of email correspondence from Dr Ian Cromie (Entec) dated 6th September 2010, which provides clarification on the assessment of odour within the Environmental Assessment.

The burning of fuel manufactured from waste in an appliance with a thermal input of 3 megawatts or more, such as methane arising from anaerobic digestion, is an activity regulated by an Environmental Permit issued under the Environmental Permitting (England and Wales) Regulations by the Environment Agency. Other activities which are listed or directly associated with the primary activity which may cause pollution will also be regulated by the Environment Agency by an environmental permit.

Emissions to air will be subject to emission limit values in an environmental permit. 

An environmental permit will require the operator to prevent smell beyond the site boundary, or where that is not practical, minimise them using appropriate measures. There are a number of options available to control odour and we will expect the company to demonstrate a balance of costs and environmental benefits of each option. The Environment Agency will make a full evaluation of the appropriate measures when determining a permit application duly made under the Environmental Permitting Regulations 2010.

As part of the permitting process, we would expect a written odour management plan to be submitted to us, in accordance with our guidance H1, maintained by permit conditions. We will require the company to demonstrate odour control during normal and abnormal operations, including plant breakdown and maintenance, commissioning and decommissioning.

Surface water run-off should be controlled as near to its source as possible through a sustainable drainage approach to surface water management (SUDS). SUDS are an approach to managing surface water run-off which seeks to mimic natural drainage systems and retain water on or near the site as opposed to traditional drainage approaches which involve piping water off site as quickly as possible. SUDS involve a range of techniques including soakaways, infiltration trenches, permeable pavements, grassed swales, ponds and wetlands. SUDS offer significant advantages over conventional piped drainage systems in reducing flood risk by attenuating the rate and quantity of surface water run-off from a site, promoting groundwater recharge, and improving water quality and amenity.

 

Further information on SUDS can be found in:

-         PPS25 page 33 Annex F

-         PPS25 Practice Guide

-         CIRIA C522 document Sustainable Drainage Systems

-         CIRIA C697F document SUDS manual

-         the Interim Code of Practice for Sustainable Drainage Systems. The Interim Code of Practice provides advice on design, adoption and maintenance issues and a full overview of other technical guidance on SUDS.

The Interim Code of Practice is available on both the Environment Agency's website: www.environment-agency.gov.uk and CIRIA's website: www.ciria.org.uk
We note that some piling works may be carried out at the site. We would refer the applicant to the Environment Agency guidance 'Piling and Penetrative Ground Improvement Methods on Land Affected by Contamination: Guidance on Pollution Prevention' which can be found on our website. (http://publications.environment-agency.gov.uk/pdf/SCHO0501BITT-e-e.pdf).

4
Further to the requirements of condition 19 (site investigation and remediation) the applicant is advised that if, during any works on site, contamination is suspected or found, or contamination is caused, the LPA shall be notified immediately.  Where required, a suitable risk assessment shall be carried out and/or any remedial action shall be carried out in accordance to an agreed process and within agreed timescales in agreement with the LPA.

The applicant is also advised that the future submissions made in relation to condition 21 (site investigation and remediation) should include the following reports which were included in Chapter 5 of the submitted Environmental Statement:

· Waterman, January 2007, Phase I Land Quality Assessment

· LK Consult, April 2010, Ground Investigation and Risk Assessment (draft)

5
Further to the requirements of condition 20 (surface water) the scheme should include how the site will be drained on a separate system, with only foul drainage connected into the foul sewer. Furthermore, surface water should discharge to the nearby 300mm diameter surface water sewer manhole 5102 by means of a 225mm diameter pipe as shown on plans 25042-CVD-004.  No surface water from this development is to be discharged either directly or indirectly into the combined sewer network.  In addition:

· Foul drains must have adequate grease traps

· All surface water drains must have adequate oil interceptors.

6 
Further to the requirements of condition 21 the applicant is advised that 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 07.00 hrs and 23.00 hrs and any 5 minute period between 23.00 hrs and 07.00 hrs.

	APPLICATION No:
	10/59758/ART16

	APPLICANT:
	Trafford Council

	LOCATION:
	Art16 Trafford Council, Land To The South Of Manchester Ship Canal And West Of Barton Bridge, Davyhulme, 

	PROPOSAL:
	Article 16 consultation received from Trafford Council for the erection of 20 megawatt biomass fuelled renewable energy plant with associated access, car parking and internal roads, canal side mooring and landscaping

	WARD:
	


Introduction and background 
The application site is located with Trafford and this application is a standard consultation under Article 16 of the Development Management Procedure Order 2010. The provision and ability of an article 16 consultation is in order to formally seek the views of neighbouring authorities who may be in close proximity to the development proposal or on whom there may be impacts. In providing an Article 16 response the determining authority must consider the views as a material consideration alongside any other consultee.   

Description of Site and Surrounding Area 
The site extends to an area of 5.6 hectares, and is situated on the southern bank of the Manchester Ship Canal on an area of scrubland. Within Trafford, to the east is a leisure complex including a large ski complex, beyond which is the Trafford Centre and Trafford Park and a Waste Water Treatment Works facility to the south. The M60 runs over Barton Bridge to the east of the site. The site is not accessible to the public and there is currently a temporary private access road connecting the site and the adjacent United Utilities Waste Water Treatment Works to the Trafford Quays Leisure Village and Trafford Way under the Barton Bridge flyover.

On the northern banks of the Manchester Ship Canal within Salford, The City of Salford Community Stadium (Application Ref 10/58995/HYBEIA) is currently under construction to provide a new stadium for Salford City Reds and associated enabling retail development. To the north west, is a currently vacant site that has planning permission for an inter-modal freight interchange known as Port Salford (ref: 03/47344/EIAHYB). Further north is a large expanse of flat land which forms the City Airport Manchester site. The proposed facility is over 800 metres from the closest residential premises in Salford, on the opposite side of the Manchester Ship Canal adjacent to the Davyhulme sewage works.  

Description of Proposal 
The application seeks full planning permission for the development of a 20 MW biomass fuelled power plant. The structure occupies approximately 85% of the site area and consists of a series of buildings and structures required to accommodate the biomass combustion process, as well as areas of hardstanding, internal roads, car parking and landscaping. The key components of the built structure are as follows: -    

•
40m Boiler house;

•
Flue gas treatment equipment including flue 44.26m stack;

•
Biomass storage and loading building;

•
Fuel feed conveyor;

•
Steam turbine building;

•
Water cooling pipelines and condenser;

•
Administration building;

•
Ash storage;

•
External fuel storage/processing area (approximately 9,000 square metre capacity)

•
Weighbridge at access;

•
An open area safeguarded for future fuel storage;

•
Mooring facility for future delivery of fuel by water;

•
Electricity substation;

•
Foul water pumping station.

Access to the site would be provided through the construction of a new dedicated access to the east of the site, under Barton Bridge. This new access road would connect to the temporary road currently under construction which runs parallel to the Manchester Ship Canal and provides access to the United Utilities development to the south of the site.

The new access road would connect the site to the road network within the Trafford Quays Leisure Village which then links into the wider strategic road network including Trafford Boulevard and Junctions 9 and 10 of the M60 motorway. Vehicles would access the site via Junction 10 of the M60 and through the adjacent Sports Village. This would remove the need for vehicles to pass through surrounding residential areas in order to access the site. In the longer term, the site access would connect into the Western Gateway Infrastructure Scheme.

The proposal would consume about 200,000 tonnes of fuel annually. The fuel would be at least 90% wood-based biomass. Of this, 70–75% would be sourced from non-recyclable waste wood that would otherwise end up in landfill and 15–25% from other plant-derived biomass, such as managed forestry residues, energy crops and agricultural residues. The plant might also consume a small amount of solid recovered fuel. 

It is expected that about 30 lorries a day would supply the plant with biomass.

Electricity generated at the plant would be fed into the Local Electricity Grid by means of an underground cable to the substation at Redclyffe Road. From there, the electricity would supply the needs of residents, businesses and industry in the local area.

In order to generate electricity and heat, biomass will fuel a boiler which will power a steam turbine(s) and generating unit, producing a total of up to 20 MWe of renewable electricity. The process will also generate renewable heat of approximately 5Mw which may be exported to local users

It is anticipated that the plant will produce around 10,000 tonnes per year of ash, a by product of the combustion process. The ash will be recycled as far as possible, for use in the construction and fertiliser industries. Any ash for which a use is not available will be disposed of to landfill, in accordance with current waste management guidelines.

Site History 
Not applicable

Publicity

No neighbour notification was necessary as the application is an Article 16 consultation from Trafford Borough Council. 

Despite this, the applicant entered into pre application discussions with Salford City Council at the outset of the project which have informed the subsequent development of the scheme.  

Peel Energy have consulted with a range of stakeholders (including Salford City Council), groups and individuals; held public consultation events at the Powerleague Soccer Dome in Trafford; distributed leaflets; maintained a dedicated website; placed adverts in the local press, including the Salford Advertiser; and produced a series of press releases notices.   

Representations 
Salford City Council has received one letter of objection that raises concerns relating to the possible health implications of the proposed development.

Planning Policy Framework 

Trafford Metropolitan Borough Council will determine the application using their own Unitary Development Plan policies, however, consideration must be made of the planning policy framework at the national and regional level, including consideration of the submission version Greater Manchester Waste Development Plan Document.

Development Plan Policy

Regional Spatial Strategy  - Policy DP1 - Spatial Principles

Regional Spatial Strategy  - Policy DP7 - Promote Environmental Quality

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

Regional Spatial Strategy  - Policy EM17 - Renewable Energy

Other Material Considerations

Planning Policy Guidance PPG13  -  Transport
This policy states that the main objective of the guidance is to promote more sustainable transport choices for both people and for moving freight. It aims to promote accessibility to jobs, shopping, leisure facilities and services by public transport, walking and cycling and reduce the need to travel by car. For retail and leisure policies should seek to promote the vitality and viability of town centres, which should be the preferred locations for new retail and leisure development. Preference should be given first to town centres then edge of centre and then on out of centre sites in locations which are (will be) well served by public transport.

Planning Policy Statement PPS1  -  Delivering Sustainable Development
This policy states that planning should facilitate and promote sustainable and inclusive patterns of development through a range of measures that includes ensuring high quality development through good and inclusive design and ensuring that development supports existing communities and contributes and contributes to the creation of safe, sustainable, liveable, and mixed communities with good access to jobs and key services for all members of the community.

Planning Policy Statement PPS22  -  Renewable Energy
This policy states that 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, and to maintain reliable and competitive energy supplies. The guidance This policy 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.

Planning Policy Statement PPS10  -  Planning Sustainable Waste Management
Planning has an important role in delivering sustainable waste management through the development of appropriate strategies for growth, regeneration and the prudent use of resources; and by providing sufficient opportunities for new waste management facilities of the right type, in the right place and at the right time. A companion guide is available that provides practice guidance on the implementation of the policies included within this PPS.

Appraisal 
The main planning issues to be considered in relation to this application are: 

•
Principle of development 

•
Pollution 

o
Noise

o
Air Quality

•
Impact on the local highway network

•
Design  

Principle of development   

Renewable energy and the use of biomass technology to promote and support the diversion of reusable waste from landfill is supported by planning policy at the national level, in particular in relation to PPS1: Delivering Sustainable Development; PPS1: Climate Change Supplement; PPS22: Renewable Energy and; Planning for Renewable Energy: A Companion Guide to PPS22. Government strategies seek to secure the investment in waste treatment facilities needed to divert waste from landfill and get the most environmental benefit from that investment, through increased recycling of resources and recovery from residual waste using a mix of technologies. 

The Regional Spatial Strategy for the North West identifies the need for the North West to make a more substantial contribution to national and global environmental targets, through promoting and exploiting low carbon and renewable energy technologies and increasing the amount of electricity and energy for heating from renewable sources supplied and consumed within the Region. RSS Policy EM17 deals specifically with renewable energy, identifying a range of targets that identify the proportion of energy supply that should be provided from renewable energy sources.  

The Greater Manchester Waste Plan Development Plan Document (DPD) was submitted to the Secretary of State in February 2011 and will be subject to public examination in June 2011. Policy 8 of the DPD identifies that waste management facilities ‘should provide combined heat and power unless it can be demonstrated that this would prevent the development of waste management facilities that have the potential to deliver important waste infrastructure.’ 

Guidance on determining planning application is provided in The Planning System: General Principles which accompanies PPS1. Of particular note is paragraph 18 which states, “where a DPD has been submitted for examination but no representation have been made in respect of relevant policies then considerable weight maybe attached to those policies.  No objections were received in relation to this policy and as such, significant weight can be afforded to these polices.  

The facility will take up to 200,000 tonnes of feedstock for the plant. Up to 70% of this will be waste material and should therefore be considered as a waste management facility, which would therefore require compliance with policy 8 of the Greater Manchester Waste DPD.  

The use of renewable energy sources for energy production is supported through the planning policy framework. There are potential opportunities that can be fostered through use of biomass technology in terms of generating a form of low carbon renewable energy. The opportunity for a renewable energy plant within the sub-region and the potential to provide heat as well as power to the local area is in principle supported.   

Pollution 
Noise 
The application site is located over 800 metres from the closest residential properties in Salford on New Hall Avenue and Wilfred Road. 

The applicant’s noise assessment considers the noise impacts during both the construction and operational phases of development, taking into account the combined impact of the proposed site alongside other significant committed developments. The noise assessment concludes that there would be no impacts for noise during the night-time and daytime or as a result of cumulative impact with the other development close to the site.  

Miller Goodall Environmental Services indicate that during the construction and operational phases of the development there would be an impact in relation to noise within the site itself. Despite this impact, Miller Goodall consider that these noise impacts can be mitigated through use of appropriate conditions relating to setting day/night noise limits for operating machinery; restricting hours of on site construction/demolition; and restricting the hours that the development would be serviced. 

Air Quality 
The applicant’s Air Quality Assessment identifies the potential impacts of the proposed development. The assessment focuses on the impact of emissions from the biomass stack and the impact of the construction phase of the development. The assessment indicates that the impact of the development on existing residential areas in Salford would be negligible for all pollutants with no exceedences of air quality objectives or standards.

Miller Goodall Environmental Services assessed the applicant’s Air Quality Assessment and requested that the air quality model used as part of the assessment incorporated various alternative elements and scenarios within it, including the effect of Barton Bridge on the plume trajectory and the effect of increasing the stack heights and decreasing the building heights. Following discussions with the applicant further air quality information was submitted and assessed by Miller Goodall Environmental Services to enable them to carry out a robust assessment of the air quality information. 

The area to the north of the proposed facility in Salford is designated as an Air Quality Management Area (AQMA). Within the AQMA the exceedences of nitrogen dioxide are currently in excess of the specified annual objectives. Miller Goodall Environmental Services indicate that the proposed development would lead to increases of nitrogen oxide in an area that already breaches the health based air quality standard by a significant margin. However, the predicted process contribution from the plant at this point is less than 1% of the air quality objective and this change is described as imperceptible in national guidance from Environmental Protection UK.  Although it is recognised that air quality here is poor the impact of the proposed development would be negligible and as such precluding development with such a negligible impact would be contrary to the objectives of PPS23: Planning and Pollution Control. PPS23 states that not all planning applications for developments inside or adjacent to AQMAs should be refused, even if the development would result in a deterioration of local air quality, as such an approach would sterilise development. The benefits of the scheme therefore need to be balanced with other material considerations.   

Miller Goodall Environmental Services indicate that the impact of the facility in terms of air quality could be further reduced by increasing the efflux velocity of the development. They indicate that increasing the exit velocity would increase power consumption of gas fans which may result in an increase in noise impact. Despite this, the impact from noise could be successfully mitigated through use of appropriate conditions.  

Miller Goodall Environmental Services indicate that a financial contribution should be sought to help the Local Authorities to develop and implement its air quality action plan or air quality monitoring regime.

Impact on the local highway network 
The development would be accessed via Junction 10 of the M60 and through the adjacent Sports Village. Urban Vision’s Highway Engineer has assessed the Transport Assessment and considers that the impact on Salford is acceptable. He indicated that the development would have a negligible impact upon Salford’s highway network; therefore there are no objections to the proposals on highway grounds.  

The proposed development incorporates the provision of a berthing facility immediately adjacent to the site on the Manchester Ship Canal. It is envisaged that this facility would be used to transport fuel to the site once the supply chain of raw materials matures, meaning that deliveries can be removed from the highway network and therefore reducing the impact in the future.  

Design 
To the south and east of the site within Trafford, the surrounding area is largely urbanised, comprising various taller built elements such as the Chill Factor and Barton Bridge. The nature of these large scale developments, located in close proximity of the site mean that the proposed facility, in terms of its size and scale would not look out of character. 

To the north and west of the site, within Salford the area is characterised by the Mosslands and development of much lower scale (2-storey residential). However, the landscape in the area will change significantly over the coming years. The City of Salford Community Stadium (Application Ref 10/58995/HYBEIA) is a 20,000 capacity community stadium and is currently under construction. To the west of this is the approved multi-modal freight terminal known as Port Salford (ref: 03/47344/EIAHYB). Although construction is yet to commence the development would include various large scale facilities including up to eight 25 metre overhead mobile gantry cranes; 20-30 metre high lighting pylons, 24 metre high stacked containers and warehouse buildings with a maximum height of 20 metres.    

The surrounding landscape is dominated by various large scale structures and as such the proposed facility is considered to be appropriate in terms of scale when considered in the context of the surrounding physical features.

Conclusions/Summary 
As has been discussed within the panel report, the decision of granting consent or otherwise for this facility falls firmly with Trafford MBC. However, as a consultee Salford City Council can provide a consultation response that will be a material consideration in the determination of the application. 

The key issues of noise, air quality, highways and design have been considered through the course of this panel report. It is recognised that there will be an impact on Salford residents in terms of noise and air quality. However, noise can be controlled during both the construction and operational phases of the development through appropriate use of planning conditions and as such the noise impacts would be mitigated. 

The impact in relation to air quality, it is recognised that the development would have a negative impact on air quality within the AQMA. However, the impact would be minimal and as such it would be inappropriate to object to the development as a result of its location.  PPS23 encourages Local Authorities to enter into a S106 agreement with the developer to provide the financial means required to develop and implement the Air Quality Action Plan or Air Quality regime. 

Recommendation

No Objections

	APPLICATION No:
	11/59880/FUL

	APPLICANT:
	Talmud Torah Chinuch Neorim

	LOCATION:
	11 Wellington Street East, Salford, M7 2AU

	PROPOSAL:
	Demolition of existing school and erection of a four storey classroom block with nursery accommodation at ground floor level and administration accommodation

	WARD:
	Broughton


Background
Planning permission was granted by the Planning and Transportation Regulatory Panel for an identical school in July 2007.  This planning permission has now expired.

Description of Site and Surrounding Area
The application relates to an existing pair of large semi-detached properties that have been converted into a school. There are considerable problems with the facilities at the school because of the limitations arising from the conversion.  The existing school currently covers half of the application site with the remaining part vacant greenspace.  The existing building is three storeys in height.  To the north of the site is a three storey apartment block; to the west are two storey dwellings; to the east of the site is Greencroft Way with a three storey apartment block beyond; on the opposite side of Wellington Street East is vacant land. 

The application site formed part of the Higher Broughton Regeneration Area.  Planning permission 05/50754/REM was granted in October 2005 for the details of the siting, design and external appearance of 70 houses and 38 apartments with associated car parking for phase 2 of the above development on land at Northumberland Street/Tully Street/Rigby Street/Wellington Street East.  This planning application has been implemented in part and resulted in the granting of planning permission to the area immediately to the north east and west of the site.  As such the residential properties immediately to the east and north were built.  This planning permission also included a two storey block of apartments immediately to the west adjacent to the existing Topfields apartment, this element of the planning permission has not been implemented to date.

Description of Proposal
It is proposed to demolish the existing school and erect a new school on the site.  The development would take place in phases in order to allow the existing school to remain operational.  Phase I would be constructed whilst the existing school remained open.  This is possible by extending the site boundary of the existing school to the east to accommodate phase I east on to existing vacant land.  Once completed Phase II would be to demolish the existing school and replace it, creating an entrance hall link between the two buildings.

The resulting school would be four storeys in height.  It would have an overall footprint of approximately 49m wide and a maximum of 25.6m deep.  The majority of the building would be16.2m in height dropping to 14m in height at the west elevation adjacent to the residential properties.  

The building would be constructed on the eastern boundary and set in 1.2 metres from the western boundary at its closest point.  Emergency vehicular access and access to 7 staff car parking spaces is proposed in the north east corner of the site.

The proposed materials would be a combination of buff coloured brickwork, arstone dressing; bronze curtain walling along the east elevation and glazing.

The school currently accommodates 270 pupils the extension would allows the increase in pupils to 390, the pupils are from within the surrounding Jewish Community.

Site History
01/42104/FUL - Erection of a replacement school building - Approved - 21 June 2001

07/54327/FUL - Demolition of existing school and erection of a four storey classroom block with nursery accommodation at ground floor level and administration accommodation - Approved - 19 July 2007

Publicity

Site Notice: Site notice
Date Displayed: 19 April 2011

Reason: Article 13

Site Notice: Site notice
Date Displayed: 19 April 2011

Reason: Article 13

Site Notice: Site notice
Date Displayed: 8 March 2011

Reason: Article 8

Press Advert: Salford Advertiser


Reason: Article 13 Standard Press Notice

Press Advert: Salford Advertiser
Date Published: 17 February 2011

Reason: Article 13 Standard Press Notice

Neighbour Notification 
The following neighbour addresses were notified of the application:

1 - 19, 21 - 43 (odds) Green View, Salford; 

1 - 9 (odds), 9A,9B, 9C, 9D,9E, 14, 16, 18  Wellington Street East, Salford;

Flat 1 - 24, Topfields, 19 Wellington Street East, Salford;

Representations 
No representations have been made in respect of the application publicity.

Consultations

Main Drainage - no objections subject to satisfactory drainage provision and finished minimum floor levels 300mm above the adjacent road. 

Design For Security - No comments received to date  

Highways - no objections subject to suitable boundary treatment and visibility splays. 

Environment Agency - no comments to make on this application. 

Urban Vision Environment - no objections subject to a condition relating to land contamination. 

Miller Goodall - Environmental Services Limited - no objections subject to conditions relating to the submission of a scheme detailing mitigation measures during construction and a noise condition relating to maximum noise levels during the operational stage. 

United Utilities - no objections subject to conditions relating to drainage and surface water run off. 

Central Salford Urban Regeneration Company - No comments received to date  

Planning Policy Framework 

Development Plan Policy

Regional Spatial Strategy  - Policy DP2 - Promote Sustainable Communities

Regional Spatial Strategy  - Policy DP1 - Spatial Principles

Regional Spatial Strategy  - Policy DP3 - Promote Sustainable Communities

Regional Spatial Strategy  - Policy DP4 - Best Use of Existing Resources

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

Unitary Development Plan A10  -  Provision of Car, Cycle, Motorcycle Park
This policy states that there should be adequate provision for disabled drivers, cyclists and motorcyclists, in accordance with the Council’s minimum standards; maximum car parking standards should not be exceeded; and parking facilities should be provided consistent with the provision and maintenance of adequate standards of safety and security.

Unitary Development Plan A2  -  Cyclists, Pedestrians and the Disabled
This policy states that development proposals, road improvement schemes and traffic management measures will be required to make adequate provision for safe and convenient access by the disabled, other people with limited or impaired mobility, pedestrians and cyclists

Unitary Development Plan A8  -  Impact of Development on Highway Network
This policy states that development will not be permitted where it would i) have an unacceptable impact upon highway safety ii) cause an unacceptable restriction to the movement of heavy goods vehicles along Abnormal Load Routes.

Unitary Development Plan DES1  -  Respecting Context
This policy states that development will be required to respond to its physical context and respect the positive character of the local area in which it is situated and contribute towards a local identity and distinctiveness.

Unitary Development Plan DES10  -  Design and Crime
This policy states that developments must be designed to discourage crime, antisocial behaviour, and the fear of crime. Development should i) be clearly delineated ii) allow natural surveillance iii) avoid places of concealment iv) encourage activity within public areas.

Unitary Development Plan DES2  -  Circulation and Movement
This policy states that the design and layout of new development will be required to be fully accessible to all people, maximise the movement of pedestrians and cyclists through and around the site safely, be well related to public transport and local amenities and minimise potential conflicts between pedestrians, cyclists and other road users.

Unitary Development Plan DES7  -  Amenity of Users and Neighbours
This policy states that all new development, alterations and extensions to existing buildings will be required to provide potential users with a satisfactory level of amenity in terms of space, sunlight, daylight, privacy, aspect and layout.  Development will not be permitted where it would have an unacceptable impact on the amenity of occupiers or users of other development.

Unitary Development Plan EHC1  -  Provision, Improvement of Schools, Colle
This policy states that planning permission will be granted for the improvement, replacement or provision of new schools and colleges, provided that the development would i) not have an unacceptable impact on the amenity of neighbouring uses; ii) secure adequate, accessible playing field provision iii) be accessible by a rage of means of transport iv) incorporate disabled access v) not give rise to unacceptable levels of traffic generation, impact on highway safety, parking or servicing; vi) make provision, where possible, for community use of buildings and grounds.

Unitary Development Plan EN22  -  Resource Conservation
This policy states that development proposals for more than 5,000 square metres of floorspace will only be permitted where it can be demonstrated that the impact on the conservation of non-renewable resources and on the local and global environments, has been minimised as far as practicable; and full consideration has been given to the use of realistic renewable energy options, and such measures have been incorporated into the development where practicable.

Unitary Development Plan EN17  -  Pollution Control
This policy states that in areas where existing levels of pollution exceed local or national standards, planning permission will only be granted where the development incorporates adequate measures to ensure that there is no unacceptable risk or nuisance to occupiers, and that they are provided with an appropriate and satisfactory level of amenity.

Other Material Considerations

Planning Policy Statement PPS1  -  Delivering Sustainable Development
This policy states that planning should facilitate and promote sustainable and inclusive patterns of development through a range of measures that includes ensuring high quality development through good and inclusive design and ensuring that development supports existing communities and contributes and contributes to the creation of safe, sustainable, liveable, and mixed communities with good access to jobs and key services for all members of the community.

Planning Policy Statement PPS23  -  Planning and Pollution Control
This policy states that the planning system plays a key role in determining the location of development which may give rise to pollution and in ensuring that other uses and developments are not affected by major existing or potential sources of pollution. The presence of pollution in land can present risks to human health and the environment but development presents opportunity to deal with these risks successfully. PPS23 puts the responsibility on the developer to ensure that a development is safe and suitable for use for the purpose for which it is intended. Therefore, the developer is responsible for determining whether land is suitable for a particular development.

Supplementary Planning Document  -  Design
This document  reflects the need to design in a way that allows the city to support its population socially and economically, working with and inviting those affected into an inclusive decision making process. Equally, development must contribute to the creation of an environmentally sustainable city supporting the natural environment minimising the effects of, and being more adaptable to, the potential impact of climate change.

Supplementary Planning Document  -  Design and Crime
This policy document contains a number policies used to assess and determine planning applications and is intended as a guide in designing out crime.

Appraisal
The main planning issues relating to this development are: whether the principle of development is acceptable; whether the design and appearance is acceptable; the impact on the amenity of local residents; and highway safety issues.

Secretary of State 

In June of this year the Secretary of State delivered a statement in relation to removing the planning barriers for new schools.  The statement focused on the encouraging new schools to be built not just by Local authorities’ but by parents, teacher and charities.

"It is important, however, for local planning authorities to have a clear policy framework for the decisions they take locally. Through this statement, therefore, I wish to underline that, in determining planning applications, local authorities should:

* attach very significant weight to the desirability of establishing new schools and to enabling local people to do so;

* adopt a positive and constructive approach towards applications to create new schools, and seek to mitigate any negative impacts of development through the use of planning conditions or planning obligations, as appropriate; and

* only refuse planning permission for a new school if the adverse planning impacts on the local area outweigh the desirability of establishing a school in that area.

Local planning authorities and the Planning Inspectorate should take this statement into account as a material consideration when determining planning applications, where it is relevant to do so." 

Principle of Development
RSS policy DP1 sets out a number of principles that underpin the RSS and that all proposals should adhere to.  It also states that policies DP2 to DP9 amplify the main principles set out in DP1 and that they should be taken together as the spatial principles underlying the strategy of the RSS.

RSS policy DP2 relates to the promotion of sustainable communities and states that building sustainable communities - places where people want to live and work - is a regional priority.  Sustainable communities should meet the diverse needs of existing and future residents, promote community cohesion and equality and diversity, be sensitive to the environment and contribute to a high quality of life through a range of measures.

RSS policy DP4 states that development should accord with a sequential approach as follows

-
first, using existing buildings within settlements and previously developed land within settlements;

-
second, using other suitable infill opportunities within settlements, where compatible with other RSS polices;

-
third, the development of other land where this is well-located in relation to housing, jobs, other services and infrastructure and which complies with other principles in policies DP1-9.

UDP Policy ST1 (Sustainable Urban Neighbourhoods) encourages development that creates sustainable neighbourhoods in the urban areas of the city. This policy seeks development that does not add pressures to the city that cause harm or is damaging to the way in which the city functions. 

Policy EHC1 sets out a number of criterions with which to assess school development against.

A school has operated from the site for a number of years.  A replacement school would be an opportunity to update the school facilities and ensure that access to and around the school was complaint with the Disability Discrimination Act. As such the principle of a replacement school on this site is considered to be acceptable subject to the traffic and amenity discussed in more detail below.

Recreational provision would consist of an all-weather surface with all weather surfacing suitable for three and four year old children adjacent to the nursery accommodation.  The existing school does not incorporate any soft landscaping.  The site is constrained in terms of size and the proposed recreational provision is considered acceptable in this instance.

Design, Layout and Access
The UDP policies have not changed since the granting of planning permission 07/54327/FUL.  The Design SPD has been introduced since the granting of the previous planning permission and is considered below. 

The existing school is housed in two large dilapidated Victorian semi-detached houses.  Various levels of adaptation and low quality extensions have left the buildings with a poor presence on the street.  The negative impact of the school is exacerbated by the tall concrete security fencing topped by barbed wire along the front boundary.  The current school does not provide a positive contribution to the merging character of the nearby Broughton Green redevelopment scheme. 

The main school building would be set back from Wellington Street East by 6.4m.  The front elevation would have two glazed canopies on either side of the main entrance located within the middle of the front elevation.  The main entrance would be set back slightly from the main front elevation.  The main front elevation would constructed from buff brick with the windows on each of the floor sitting form what appears to be a large elongated arch window.  The main entrance and the floors above would be glazed giving interest to the front elevation.  The west elevation would comprise of a four storey staircase including stores and toilet facilities; the materials would be a contrasting brick to the main elevation and approximately 2.2m lower than the main school building.  To the east the elevation would be constructed from a curtain walling system which would house a staircase and other facilities to all four floors.  The building would have a flat roof which is similar to the apartment block located to the rear of the site.  The proposed school would present a strong frontage to the street and through its scale and massing provides a strong public building as a focus and stimuli for the area.  The east staircase would be 2.2m higher than the adjacent two-storey residential dwellings rising to an increase of 4.2m to the main school building to the west, this is similar to the existing school building as such is considered to be acceptable.  Although not a traditional school format i.e. buildings set in its own recreation areas away from the street, the design has been led by its function and follows familiar design precedents by developing the vernacular of other Talmud Torah throughout the world.  This can be seen most prominently in the elongated round arch windows.  It is considered that the design of the building to be appropriate to the context of the surrounding area and the proposed development therefore accords with policy DES1 subject to a condition requiring samples of proposed materials.

Pedestrian access to the school would be located on both Wellington Street East and Greencroft Way.  Vehicular access to the site would be located off Greencroft Way.

Recreation facilities would be provided around the school building in the form of all weather play areas.

The existing boundary treatment consists of a concrete wall with barbed wire attached to the top approximately 3 metres in height.  This is unacceptable visually and it is proposed that a new boundary treatment be erected.  This would be 2.4 metres in height and be constructed in brick with close boarded timber panels, with Arstone coping stones.  This would be acceptable subject to a condition relating to samples of the proposed brickwork.

In terms of design and crime UDP Policy DES10 states that development will not be permitted unless it is designed to discourage crime, anti-social behaviour and the fear of crime.  Further detailed policies and guidance are provided in the adopted Design and Crime Supplementary Planning Document.

The application has been accompanied by a Crime Prevention Plan which details various measures to discourage crime.  These include the use of CCTV and access into the site controlled by voice / sound equipment.  The Design for Security Team has been consulted and have no comments in respect of the application.  The proposed main entrance to the building is located on the street frontage with the site enclosed by a 2.4m high wall / fence.

It is considered that the proposal is acceptable in design terms in accordance with the above policies.

Amenity
Policy DES7 considers that all new development would not be permitted where it would have an unacceptable impact on the amenity of the occupiers or users of other developments.

The proposed school building would be situated 13.1 metres from the three-storey housing development to the east.  This is considered acceptable given that a three storey apartment block was approved by planning permission 05/50754/REM at a distance of approximately 3 metres from this housing development building.  This permission is extant as part of it has been implemented. The extension of the school site boundary to the east ensures that this apartment block could not be built if the school were to be constructed.  The new school building would be situated 28.8 metres from habitable room windows situated within the 4-storey apartment block situated to the rear; this is considered to be acceptable.

Two-storey residential properties are situated to the west of the site.  These were fairly recently constructed as part of the Broughton Green development.  The proposed building is identical to that which was approved in 2007.  The original application was assessed against the current UDP policies.  The proposed building is set 1.6 metres from the western site boundary and the 3-storey element would be set 3.6 metres from the boundary with these properties.  The 4-storey element would be set 7 metres from the boundary with these properties.  The existing school building is 3 storeys in height and is situated 10.6 metres from the boundary with these properties at its closest point.  The proposed building would therefore be closer to these properties than the existing building.

A car park exists to the rear of these properties with both private and communal amenity space at first floor level.  Two bedroom windows exist at both first and second floor level.  The proposed school building would be orientated to the east of these properties and therefore any overshadowing would be limited to early morning.  However, normal space about building standards state that planning permission will normally be granted for development beyond the rear wall of a neighbouring dwelling provided that its projection is equal to or less than its distance from the nearest common boundary.  The proposed 3-storey element would be situated some 3.6 metres from the boundary with the neighbouring residential properties and would project by 6.2 metres and the 4-storey element would be situated 7 metres from the boundary and project by 9 metres.  

With respect to overlooking, beyond the rear wall of the dwellings to the west, windows proposed in the west side elevation of the proposed school comprise: 4 toilet windows at ground floor level and 6 toilet windows at first and second floor level.  A condition could be attached to any planning consent ensuring that these windows are obscure glazed.

Plans were submitted as part of the application plotting a 45 degree angle from the centre of the two rear windows of the adjacent neighbouring property west of the site.  This angle is slightly compromised by the proposed development.  The agent has stated that ‘the perceptible impact on the amenity enjoyed by this space will be compensated by having a second window which is not in any way affected by these proposals.’  It is also stated that ‘the rear elevation of this house faces directly north.’  

It is acknowledged that the application is finely balanced given the regeneration benefits that the new school would bring.  A letter has been received from the school principal stating that the proposal would allow teaching in a modern environment ‘tailor made’ for school children which will allow the finest education for pupils.  Furthermore, at present, the numerous changes of level within the premises preclude access to pupils and staff with physical disabilities.

On balance, and in light of the above, it is considered that the regeneration benefits of the scheme outweigh any impact on the amenity of the neighbouring property and it is therefore considered that the application is acceptable in this regard.

Highway Safety and Parking Issues
Policy A8 of the UDP states that development would not be permitted where it would have an unacceptable impact on highway safety.  Policy A10 states that development will be required to make adequate provision for disabled drivers, cyclists and motorcyclists in accordance with the minimum standards set out in appendix B and not exceed the maximum car parking standards set out in appendix C.

The current school has no parking provision and no drop off facility for pupils.  The agent has stated that there are at present 270 children on the school roll; once the second phase is complete this will increase by approximately 130 children.  The number of existing school staff is 2 full time and 16 part time staff.  This would be increased to 2 full time and 32 part time staff upon completion of the development.  

Vehicular access is proposed to the north east corner of the site.  However as at present there would be no drive in /drop off facility.  There are no objections to the proposal on highway grounds.

The submitted plans show the provision of 7 car parking spaces within the north east corner of the site, 3 of which would be disabled parking spaces and showing provision for 6 covered parking spaces for bicycles adjacent to the car park for staff.  The agent has stated that the school has a policy which is strictly enforced that no children should travel to or from school by bicycle for safety reasons.  In addition, it has a policy of not allowing any members of staff to travel to school by motorcycle due to potential noise.  It has been confirmed that an additional 16 members of part time staff will be employed as a result of the proposed development.  In light of the above, it is considered that proposed car and bicycle parking provision to be acceptable.

Pollution Control 

Policy EN17 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 proposed hours of use are as existing Monday – Friday and Sundays 9am to 6pm.  The proposal would not be available for general community use.  Give the school would be part of the wider Jewish Community this is considered to be acceptable.

The Council’s environmental consultants have no objection to the proposal on noise pollution grounds but do recommend conditions requesting information detailing mitigation measures during the construction phase and a condition relating to maximum noise levels throughout the operation phase.  This has been recommended.

Land Contamination 

A statement supporting the application in relation to ground contamination has been submitted.  The Council’s environmental consultants have no objection to the proposal subject to a condition requiring a further investigatory works, this has been attached.

Flood Risk 

Policy EN18 states 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.

Policy EN19 states that development, including the alteration of land levels will not be permitted where it 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 any other agency in terms of dealing with flooding issues.

The Environment Agency and United Utilities have been consulted and have no objection in principle to the proposed development subject to condition requiring further information in relation to surface water run off. This has been attached.

Sustainability  

RSS policy DP9 relates to reducing emissions and adapting to climate change and states that proposals should contribute to these aims through a range of measures.

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

A Salford City Council’s Sustainability checklist has been submitted in support of the application.  

The North West Sustainability Checklist is comprised of 8 sections with a score out of 100 given for each section. The results of the sustainability checklist for the development are as follows:

•
Climate Change
(Predicted Score 58% Good)

•
Place Making
(Predicted Score 62% Good)

* 
Community
(Predicted Score 90% Best)

•
Transport
(Predicted Score 78% Best)

•
Ecology

(Predicted Score 36% Minimum Not Met)

Justification

The present and future site has no particular ecological features. It is currently used as a school, where the existing tarmac play area is relatively small. It is intended to maximise the external play area in the new proposals to give appropriate play facilities as far as possible. The existing surfacing is to be reinstated and enlarged wherever possible.  The applicant has confirmed that part of the play area will be constricted from a permeable surface and a condition has been recommended requiring details.

•
Resources
(Predicted Score 67% Good)

•
Business
(Predicted Score 0% not applicable)

•
Buildings
(Predicted Score 100% Best)

In addition a condition has been recommended requiring a minimum BREEAM standard of Very Good as such the scheme in this respect is considered acceptable.

17.
Conclusion
In conclusion, the proposed development would provide a modern educational facility in replace of an existing one.  The scheme is identical to that approved by the Planning and Transportation Regulatory Panel with no fundamental policy changes.  The scheme would have significant benefits for the local community.  The design is such that the proposed building would make a positive contribution to the surrounding area.  Sufficient provision for on-site parking has been incorporated.  The application is therefore considered acceptable.

Recommendation

Approve

1.
The development must 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 first occupation of the development hereby approved, the 7 car parking spaces shown on the approved plan M2017 20 Rev B shall be constructed, laid out and be made available at all times.


Reason: In the interests of highway safety in accordance with policy A 8 of the City of Salford Unitary Development Plan.

3.
No development shall be started until full details of the design and construction of the covered bicycle parking as indicated on Drawing No. M2017 20 rev B have been submitted to and approved in writing by the Local Planning Authority.  The covered bicycle parking shall be constructed in accordance with the approved details 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.

4.
Prior to the commencement of the 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 prior to first occupation of the development.  The Verification Report shall validate that all remedial works undertaken on site were completed in accordance with those agreed by the LPA.


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

5.
Prior to the commencement of any development on any phase including demolition,  a Construction Environmental Management Plan (CEMP) shall be submitted to and approved in writing by the Local Planning Authority. The submitted plan should assess the impact from construction on that phase on neighbouring land uses. The scheme shall include as a minimum, assessment of working hours, dust, smoke and noise arising from the  construction/demolition activities on site. The scheme shall identify necessary mitigation measures to control the impacts on neighbouring amenity. Once approved in writing, all necessary identified mitigation measures shall be implemented for the duration of the construction and demolition works. All agreed measures shall be covered by this requirement unless exceptions have been specifically 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.

6.
Prior to the commencement of the development hereby approved, samples and details of the materials for the external elevations  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.

7.
The development hereby approved shall achieve a post-construction Building Research Establishment Environmental Assessment Method (BREEAM) Schools rating of 'very good' or 'excellent', unless otherwise agreed in writing by the local planning authority. A post-construction review certificate shall be submitted to and approved in writing by the local planning authority before any of the buildings hereby approved are first used, unless otherwise agreed in writing by the local planning authority.


In the interests of resource conservation and environmental sustainability.  This is in accordance with Policy EN22 of the City of Salford Unitary Development Plan 2004-2016.

8.
Unless otherwise agreed in writing by the Local Planning Authority, the development hereby approved shall be undertaken in accordance with the phasing shown on submitted drawing numbers M2017 21 and M2017 40 Rev A.


In order to ensure that any impact on the environment and the amenity of neighbouring residents is minimised, in accordance with policies DES7 and EN14 of the adopted City of Salford Unitary Development Plan.

9.
Unless otherwise agreed in writing by the Local Planning Authority, the finished floor levels of the development hereby approved shall be a minimum of 300mm above the adjacent road level.


Reason: To reduce the risk of flooding from overland flows in accordance with policy EN19 of the City of Salford Unitary Development Plan 

10.
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.  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.


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

11.
The site must be drained on a separate system, with only foul drainage connected into the foul sewer.  Surface water should discharge to the 375mm surface water sewer located in Rigby Street at a rate not exceeding 20 litres / second.


No surface water from this development shall be discharged either directly or indirectly to the combined sewer network.


Reason: To reduce the risk of flooding from overland flows in accordance with policy EN19 of the City of Salford Unitary Development Plan 

12.
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 or impact on users / neighbours of the site. 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 EN17 of the City of Salford Unitary Development Plan.

13.
Prior to occupation of any phase  a landscape scheme shall be submitted to and approved in writing by the Local Planning Authority in relation to that phase.  Such scheme shall include full details of trees and shrubs to be planted, walls, fences, boundary and surface treatment (including play areas) and shall be carried out within 12 month of the commencement of  that phase.  Any trees or shrubs dying within five years of planting shall be replaced with the same species within twelve months.


Reason: To reduce the risk of flooding from overland flows  and  to safeguard the amenity of the area in accordance with policies PPS1 and EN19 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 including demolition. Failure to satisfy the conditions precedent renders all development unauthorised and unlawful and appropriate action may be taken by the Council.


This is due to the Court of Appeal quashing paragraphs 2(1)(a) to (d) of the Town and Country Planning (Demolition – Description of Buildings) Direction 1995, contained in DoE Circular 10/95 (WO 31/95). 


This means that the demolition of a listed building, a building in a conservation area, a building which is a scheduled monument, or a building that is not a dwelling house or adjoining a dwelling house is now ‘development’. 

2.
If, during any works on site, contamination is suspected or found, or contamination is caused, the LPA shall be notified immediately.  Where required, a suitable risk assessment shall be carried out and/or any remedial action shall be carried out in accordance to an agreed process and within agreed timescales in agreement with the LPA.

3.
Please see attached letter from United Utilities.

	APPLICATION No:
	11/60080/FUL

	APPLICANT:
	Mr Peter Rushton

	LOCATION:
	389 Worsley Road, Swinton, M27 0EJ

	PROPOSAL:
	Erection of a detached dwelling house

	WARD:
	Worsley


Description of Site and Surrounding Area 
This application relates to a site on Worsley Road, Swinton and forms part of the wider curtilage of 389 Worsley Road. The site incorporates a large number of deciduous trees, including three trees protected by a Tree Preservation Order that front onto Worsley Road. There are twenty six trees and four groups of trees located on site. In addition there are three trees located to the west and north west of the site outside of the site boundary. 

To the north and north west of the site is a retaining wall. To the west of the property is a semi detached residential property; whilst to the east is a detached residential property. To the rear of the application site are the rear gardens of properties on Ringlow Park Road.    

The topography of the site various significantly. To the west and north-western perimeter of the site, the site level falls approximately 5 metres below that of 389 Worsley Road, towards the brook and the retaining wall. The retaining wall, adjacent to the property on Worsley Road  is situated at the same level as 389 Worsley Road. To the rear of the site are the properties of Ringlow Park Road, despite the change of level within the site the properties of Ringlow Park Road are situated at the same site level as 389 Worsley Road. The brook, that crosses the site passes under Worsley Road.       

Description of Proposal 
Planning permission is sought for the erection of one detached two/three storey dwelling. The dwelling utilises the topography of the site by incorporating a lower ground level floor to the design of the property resulting in a front elevation that appears to be two storeys in height.  

The property has a dual pitched roof and has a width maximum width of 10 metres and a maximum depth of 11 metres. The property would measure approximately 6 metres at the eaves and 9.75 metres at the ridge. The property incorporates various large windows to the north, west and south elevations and terraced areas to the west and north. To the rear of the property is a flat roof area and balcony area. Steps are provided from the lower ground level down to the brook.  

The western elevation of the proposed dwelling would be situated approximately 6 metres from the brook. The lower ground floor of the property would be located below the level of the road and retaining wall, whilst the ground floor level would be located at ground level consistent with 389 Worsley Road.  

Internally the proposed development would accommodate to the lower ground floor, two bedrooms and associated en-suite bathrooms, a plant room, hallway and terrace; to the ground floor would be two bedrooms, a bathroom, garage, home office, entrance hall and terrace area; and to the first floor would be a kitchen, lounge, snug, dining room and balcony area. 

Outdoor amenity space would be provided by the terraces incorporated at lower, ground and first floors in addition to the remaining curtilage of the proposed dwelling. 

Car parking would be provided to the front of the property for two vehicles, whilst a further vehicle could be parked in the garage. Due to the location of a road island opposite the site, the access arrangements have been revised during the course of the application to utilise a shared access with the adjacent property, 389 Worsley Road. 

The applicant also owns the property at 389 Worsley Road.

Site History 
The following planning history relates to the area of land, adjacent to 389 Worsley Road for which this application relates

94/33048/OUT - Outline planning application for the erection of a single dwelling, Withdrawn 20.09.1994

The following planning history relates to 389 Worsley Road specifically: - 

10/59343/HH - Demolition of front porch and single storey element to the rear and erection of first floor side extension, canopy and single storey rear extension. Approved 14.09.2010

98/37895/HH - Erection of single storey side extension to provide enlarged kitchen and construction of pitched roof over garage and porch. Approved 08.04.1998

Publicity

Site Notice: Site notice
Date Displayed: 27 April 2011

Reason: Article 8

Neighbour Notification 
16 notification letters were sent to the following neighbours on 19th April 2011

2 – 4 (e) Fairmount Road 

16 Merlewood Drive

1 – 11 (o) Ringlow Park Road 

385 – 393 (o) Worsley Road

Representations 
7 letters of objection have been received in response to the application publicity. Additionally, a letter has been submitted and signed by 15 residents (the majority of which have objected on an individual basis also). 

Objections identified relate to the following: - 

•
The proposed dwelling is too close to the existing dwellings of Ringlow Road and would be overlooked by the proposed dwelling.

•
The construction works would require extensive landfill operations which would cause large amounts of disruption in terms of noise, dust and vibration.

•
The construction of the dwelling would require extensive removal of established vegetation and loss of valuable nesting sites and food sources for wildlife.

•
Damage to, or destruction of three mature ash trees, protected by a Tree Preservation Order on land adjacent to 389 Worsley Road, Swinton.

•
The proposed development is totally out of character with the surrounding environment.

•
The site is not suitable as a result of the sloping terrain and the limited access to Worsley Road.

•
Any work in the vicinity of the watercourse / drain could potentially flood. 

•
Proposed development would remove trees which would reduce the security of residents on Ringlow Park Road.

•
Increased noise from location of proposed balcony exacerbated by the removal of trees.

•
Proposals would result in over development. 

•
389 Worsley Road has recently been granted consent to build a first floor side extension and single storey rear extension would exacerbate the potential impact of the development 

•
Development on this site would give a ‘green light’ to further development in the near vicinity

•
Access to the building too close to the road crossing and school crossing hazard light

•
The site is a prime location for bat habitats

Consultations

Design For Security - No comments received to date  

Highways - No objections subject to use of a shared access with 389 Worsley Road. 

Main Drainage - No objections subject to satisfactory drainage provision to Salford City Council for approval. The lower ground floor must be drained by a pumped system due to the high risk of flooding due to surcharge of the main sewer. Any works affecting the watercourse require Salford City Council and Environment Agency technical approval. 

Environment Agency - No objection in principle subject to inclusion of conditions relating to submission of a surface water drainage scheme and details of the proposed boundary treatment 

United Utilities - No objections subject to the following conditions being met; site should be drained on a separate system, with only foul drainage connected into the foul sewer. Surface water should discharge to the soakaway/watercourse/surface water sewer and may require the consent of the Environment Agency. If surface water is discharged to the public surface water sewerage system the flow may need to be attenuated to a maximum discharge rate determined by United Utilities. 

Urban Vision Environment - No objections subject to attaching a condition relating to ground contamination. 

Miller Goodall Environmental Services Limited - No objections relating to noise or air quality. 

Arboricultural Consultant - No objections. 26 individual trees and 4 groups of trees are located on site. Of these, 5 individual trees have been identified a Category R which are to be removed on the grounds of good arboricultural management. 15 individual trees are to be removed to facilitate the proposed development, of which 5 are category B trees. Despite this the long term contribution of these is limited due to their large size.

The removal and replacement of trees on a 2 for 1 basis would be impractical, requiring 30 trees to be planted on site. The supplied planting scheme is well thought out and makes sensible suggestions as to suitable species which are to be planted about the site upon completion of the development. It is advised that whilst the plan only includes 9 trees, this is as good a replacement scheme as could be hoped for and the planting scheme to be adhered to. The area already has strong woodland cover around it thanks to the adjacent brook which runs under Worsley Road, this planting scheme will serve to enhance it further. The tree protection measures are considered to be comprehensive. 

Greater Manchester Ecology Unit - No objection on nature conservation grounds, but suggest that no vegetation clearance should take place during the bird nesting period (March to July inclusive); a method statement is prepared giving details of measures to be taken to protect the adjacent watercourses during the course of the development; and prepare a method statement for the careful selection/felling of trees. 

Planning Policy Framework 

Development Plan Policy

Unitary Development Plan DES1  -  Respecting Context
This policy states that development will be required to respond to its physical context and respect the positive character of the local area in which it is situated and contribute towards a local identity and distinctiveness.

Unitary Development Plan DES7  -  Amenity of Users and Neighbours
This policy states that all new development, alterations and extensions to existing buildings will be required to provide potential users with a satisfactory level of amenity in terms of space, sunlight, daylight, privacy, aspect and layout.  Development will not be permitted where it would have an unacceptable impact on the amenity of occupiers or users of other development.

Unitary Development Plan DES10  -  Design and Crime
This policy states that developments must be designed to discourage crime, antisocial behaviour, and the fear of crime. Development should i) be clearly delineated ii) allow natural surveillance iii) avoid places of concealment iv) encourage activity within public areas.

Unitary Development Plan H1  -  Provision of New Housing Development
This policy states that all new housing will contribute toward the provision of a balanced housing mix; be built of an appropriate density; provide a high quality residential environment; make adequate provision for open space; where necessary make a contribution to local infrastructure and facilities required to support the development; and be consistent with other policies of the UDP.

Unitary Development Plan A8  -  Impact of Development on Highway Network
This policy states that development will not be permitted where it would i) have an unacceptable impact upon highway safety ii) cause an unacceptable restriction to the movement of heavy goods vehicles along Abnormal Load Routes.

Unitary Development Plan A10  -  Provision of Car, Cycle, Motorcycle Park
This policy states that there should be adequate provision for disabled drivers, cyclists and motorcyclists, in accordance with the Council’s minimum standards; maximum car parking standards should not be exceeded; and parking facilities should be provided consistent with the provision and maintenance of adequate standards of safety and security.

Unitary Development Plan EN12  -  Important Landscape Features
This policy states that development that would have a detrimental impact on, or result in the loss of, any important landscape feature will not be permitted unless the applicant can clearly demonstrate that the importance of the development plainly outweighs the nature conservation and amenity value of the landscape feature and the design and layout of the development cannot reasonably make provision for the retention of the landscape feature. If the removal of an important existing landscape feature is permitted as part of a development, a replacement of at least equivalent size and quality, or other appropriate compensation, will be required either within the site, or elsewhere within the area.

Unitary Development Plan EN13  -  Protected Trees
This policy states that development which would result in an unacceptable loss of, or damage to protected trees will not be permitted. Where the loss of trees is considered acceptable adequate replacement provision will be provided.

Unitary Development Plan EN17  -  Pollution Control
This policy states that in areas where existing levels of pollution exceed local or national standards, planning permission will only be granted where the development incorporates adequate measures to ensure that there is no unacceptable risk or nuisance to occupiers, and that they are provided with an appropriate and satisfactory level of amenity.

Unitary Development Plan EN19  -  Flood Risk and Surface Water
This policy states that any application for development that it is considered likely to be at risk of flooding or increase the risk of flooding elsewhere will need to be accompanied by a formal flood risk assessment. It should identify mitigation or other measures to be incorporated into the development or undertaking on other land, which are designed to reduce that risk of flooding to an acceptable level.

Other Material Considerations

Planning Policy Statement PPS3  -  Housing
This policy identifies a number of planning for housing policy objectives designed to ensure that the planning system delivers:

* High quality housing that is well designed and built to a high standard

* A mix of housing, both market and affordable, particularly in terms of tenure and price, to support a wide variety of households in all areas, both urban and rural

* A sufficient quantity of housing taking into account need and demand and seeking to improve choice

* Housing development in suitable locations, which offer a good range of community facilities and good access to jobs, key services and infrastructure            

* A flexible, responsive supply of land - managed in a way that makes efficient and effective use of land, including the re-use of previously developed land, where appropriate.  

Supplementary Planning Document  -  Design
This document  reflects the need to design in a way that allows the city to support its population socially and economically, working with and inviting those affected into an inclusive decision making process. Equally, development must contribute to the creation of an environmentally sustainable city supporting the natural environment minimising the effects of, and being more adaptable to, the potential impact of climate change.

Supplementary Planning Document  -  Trees and Development
The policy document has been prepared to give information to all those involved in the development process about the standard that the Local Planning Authority requires for new development proposals with specific reference to the retention and protection of trees.

Planning Guidance -  Housing
The purpose of the guidance is to ensure that the residential development coming forward in Salford contributes to establishing and maintaining sustainable communities, tackles the specific housing and related issues that face Salford, and helps to deliver the vision and strategy of the UDP, the Housing Strategy and the Community Plan.

Appraisal 
The main planning issues to be considered in the determination of this application are: -

•
Principle

•
Housing mix 

•
Design 

•
Amenity 

•
Ecology, trees and bats

•
Access and highway safety 

•
Flood risk, utilities and drainage  

•
Contaminated land 

•
Sustainability Credentials 

Principle 
PPS3: Housing sets out the national policy framework for delivering the Government’s housing objectives. One of these objectives is to “deliver a flexible, responsive supply of land – managed in a way that makes efficient and effective use of land, including re-use of previously developed land.” 

Planning Policy Statement 1 and Planning Policy Statement 3 advocate a sequential approach to development of sites involving the reuse and conversion of existing buildings being the preferred location of development, followed by previously developed land with Greenfield sites last. This approach is reinforced through RSS policy DP4. 

PPS3 paragraph 36 states that ‘the priority for development should be previously developed land, in particular vacant and derelict sites and buildings’ and sets a national annual target that at least 60 per cent of new housing should be provided on previously developed land. This has been superseded by RSS policy L4 that states that at least 90% of new housing development in Salford should be delivered through brownfield land and buildings.  

Paragraph 69 of PPS3 states that in deciding planning application, Local Planning Authorities should have regard to: - 

•
Achieving high quality housing;

•
Ensuring development achieves a good mix of housing reflecting the accommodation requirements of specific groups, in particular families and older people;

•
The suitability of a site for housing, including its environmental sustainability

•
Using land effectively and efficiently 

The application site forms part of the curtilage of 389 Worsley Road and as such is considered by PPS3 to constitute a garden site. Annex B of PPS3 indicates that the definition of previously developed land excludes land in built-up areas such as private residential gardens. The development would result in the release of a greenfield site, but it would not materially prejudice the Council’s ability to meet the 90% brownfield target set out in RSS policy L4. The remainder of this report will examine whether the principle of developing this greenfield site is acceptable in relation to the material factors identified in paragraph 69 of PPS3.    

Housing mix 
UDP Policy ST2 (Housing Supply) requires control over the type of housing delivered. 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. 

The UDP Proposals Map indicates that the site is located within an area classified as ‘West Salford’. Housing Planning Guidance Policy HOU1 states that, “within West Salford the large majority of dwellings within new developments should be in the form of houses rather than apartments, in order to protect the existing character of the areas and reflect the generally lower levels of accessibility compared to other parts of the city.”  

Housing Planning Guidance Policy HOU2 states that the majority of new dwellings should have at least 3 bedrooms.

This proposal comprises the erection of a 4 bed family home and as such the proposal is in accordance with policies H1 and HOU1 of the Housing Planning Guidance. 

Design 
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”.

The existing properties in the surrounding area are typical red brick houses built in the 19th Century . Whilst the proposed dwelling is not reflective of the local vernacular of 19th Century red brick and rendered houses, the dwelling has been designed to maximise the site constraints in terms of materials used and its position on site. 

The design of the dwelling incorporates the topography of the site, through incorporating a lower ground floor to the design of the property. The front elevation of the property therefore appears to be two storeys in nature, which is consistent with the surrounding properties.  

The property would measure approximately 6 metres at the eaves and 9.75 metres at the ridge.  The scale of the proposed dwelling is comparable to that of other residential properties on Worsley Road and as such the scale of the property and mass of the property is considered acceptable. 

The property occupies a similar sized footprint to dwellings in the surrounding area and is located centrally on site so as to respect the building line of the neighbouring properties and incorporating a garden / off road parking area to the front of the property. The plot size is larger than the surrounding properties, however due to the changing topography of the site and the brook the plot overall does not present wholly useable areas. This is to a degree addressed by the terraced areas.    

The external walls of the proposed dwelling would incorporate a white cladding and timber system, whilst the roof would be composed of natural grey slate. The white cladding is a high end quality façade treatment which does not require cleaning/maintenance and/or replacement and is suitable for use in an environment such as this. The timber cladding would provide a rainscreen cladding which utilises Grade A timber which would be treated and installed to a high standard. The materials used are considered to be of a high standard which contribute towards the overall design of the house. 

Some shrubs and smaller trees would be removed from site during the construction phase and the site would generally be left un-landscaped to reflect its natural environment. Hard, low maintenance landscaping would form part of the proposed dwelling and would principally be used for the terraces and front driveway.  

It is considered that the proposed dwelling, although different in design terms to the neighbouring properties, would introduce a property of high design quality that would respect and complement the character and appearance of the existing properties in the area. The proposed dwelling would not result in an unacceptable detrimental impact on the visual amenity of the area in accordance with UDP policy DES1 and the Design SPD.

Amenity 
The proposed dwelling would have habitable room windows in the south, west and north elevations of the property, in addition to terraces at lower ground and ground floor levels; and a balcony at first floor level to the rear of the property 

Residential properties are located adjacent to the proposed site and on Ringlow Park Road, where their gardens abut the boundary of the application site. The windows at ground floor and first floor levels are relatively consistent with the properties of the surrounding area, despite the sloping nature of the site; the lower ground floor level being designed maximise the opportunity afforded by the topography of the site. 

The lower ground floor of the property incorporates a bedroom with windows to the western elevation and terrace and further bedroom to the southern elevation. The lower ground floor of the property is located below ground level and therefore there would be no impact on the amenity of neighbouring properties in relation to overlooking or for future occupants of this property.  

The ground floor level of the property incorporates two bedrooms with associated windows to the west and north elevations of the property. In addition a terrace can be accessed on the western elevation from both bedrooms. To the rear of the property are windows associated with the office and bedroom and a terrace that can be accessed from the rear and side of the property. 

The first floor of the property incorporates a lounge with associated window to the western elevation of the property; whilst to the rear of the property is a balcony (accessed from the lounge) and a dining room with associated window.   

The windows to the west elevation of the property at ground floor and first floor level would, at the closest point be 10.5 metres from the boundary of the site and the side gable of the adjacent property. The adjacent property has a window located at first floor level, however the distance of separation between the properties and the screening provided by the proposed landscape scheme would ensure that the privacy and amenity of neighbouring residents is not unacceptably affected.  

To the rear of the proposed dwelling, the windows at ground floor and first floor and the terrace at ground floor level would be approximately 24 metres from the windows of the properties located on Ringlow Park Road and approximately 15 metres from the nearest garden. The balcony at first floor level would be 20 metres from the properties located on Ringlow Park Road and approximately 11 metres from the nearest garden. The balcony would be 10.5 metres from the rear garden of the adjacent property on Worsley Road. The separation distances combined with the screening provided by the retained and proposed trees would ensure that the amenity of neighbours is not unacceptably affected.  

The proposed property is located adjacent to 389 Worsley Road, separated approximately by a 2 metre distance. The proposed property does not incorporate any windows on this eastern elevation. The garage of 389 Worsley Road incorporates two windows a ground floor level, whilst at first floor level there is a small landing window. The distance of separation from the proposed dwelling and 389 Worsley Road is therefore considered appropriate. 

389 Worsley Road was recently granted planning consent for the demolition of the front porch and single storey element to the rear and erection of first floor side extension, canopy and single storey rear extension (reference 10/59343/HH). The first floor side extension would comprise a bedroom with windows located to the front and side elevations of the building. Although permission has been granted, no building works have commenced and the side elevation windows would not provide the sole source of light or outlook for the first floor room. The building separation distances would therefore be considered appropriate if the planning permission was implemented.   

With regard to residential amenity future occupants would enjoy, it is considered that adequate light and outlook would be provided from their habitable room windows, by virtue of the layout of the property and the proposed landscaping scheme. The property incorporates a series of terraces at lower ground, ground and first floor levels which provides amenity space for the inhabitants in addition to the remaining curtilage of the dwelling.  

The proposed development is therefore considered to be in accordance with UDP policy DES7.   

Ecology, trees and bats  
PPS9 sets out the Government’s planning policies on the protection of biodiversity and geological conservation through the planning system and encourages local authorities to maintain, enhance, restore or add to bio-diversity 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. 

Greater Manchester Ecology Unit (GMEU) have indicated that the site is not designated for its nature conservation value nor does it hold any records of any protected species within 250 metres of the site, although they note that there are a number of bat foraging records with 500 metres of the application site.  

GMEU state that, “the site is good foraging habitat for bats and I would consider it to be very likely that the site is used by feeding bats, but I would assess its potential for supporting roosting bats as low. Although bats do use conifer trees for roosting, this tends to be in old-growth conifer plantations. Conifers generally support less in the way of rot holes and crevices suitable for use by bats than mature and over-mature deciduous trees. I note that there is good bat roosting potential close to the site in numerous mature deciduous trees and woodland and in nearby houses and other buildings. Further, by far the most common bat species recorded in this area is the pipistrelle. Pipistrelles very rarely use trees for roosting, preferring to use buildings. It is notoriously difficult to survey for bats in trees, partly because bats tend to use trees as ephemeral roost sites (there one day, gone the next). In the absence of credible evidence that the site is used as a bat roost I would therefore consider that the proposed development is unlikely to have a significant effect on local bat populations and would not insist on further bat surveys being conducted prior to determining the application.”  GMEU suggest that as a precaution to avoid any possibility of disturbing roosting bats a method statement should be prepared for the careful section-felling of trees. A condition has been attached to the end of this report to reflect this. 

The potential of the brook to support water voles has been assessed by GMEU and they have indicated that it has low potential to support these species. GMEU suggest that a method statement is prepared which provides details of the measures to be taken to protect the watercourse during the course of the development. A condition has been attached to the end of this report to reflect this approach. 

The site provides a suitable habitat for badgers, however there was no evidence on site of badger activity. 

The Trees and Development Supplementary Planning Document (2006) presents a suite of policies concerning the retention and replacement of trees. The applicant has submitted at tree report in accordance with policy TD1 of the Trees and Development SPD which provides an analysis of the impact of the proposed development on trees and local amenity with additional guidance on appropriate management and protective measures. The report incorporates a land survey, a proposed development layout and a landscape Masterplan.  

The tree survey classifies the trees on site into the following categories: - 

Category A:
Trees of high quality and value: in such a condition as to be able to make a substantial contribution (a minimum of 40 years is suggested). Trees in this category are the best trees on the site and should be retained where possible.

Category B: 
Trees of moderate quality and value: In such a condition as to make a significant contribution (a minimum of 20 years is suggested).

Category C:
Trees of low quality and value: Currently in adequate condition to remain until new planting could be established (minimum of 10 years is suggested), or young trees with a stem diameter below 150mm.

Category R: Trees in such a condition that any existing value would be lost within 10 years and which should, in the current context, be removed for reasons of sound arboricultural management.

The Tree Report identifies twenty-six individual trees and four groups of trees on site. Three trees front onto the site and are protected by a Tree Preservation Order and they would be retained as part of the landscape scheme. Fifteen trees would be removed as part of the development proposal and 5 trees and four groups would be removed due to their poor condition. 

Of the trees to be removed as a result of the development, five trees are categorised as Category B trees and ten trees are Category C trees. The five Category B trees to be removed are all mature and their overall long term contribution is limited due to their size.   

Five category R trees and four groups of trees would be removed as they are in such poor condition or are highly unsuitable for this particular site that there removal would be recommended for management reasons irrespective of any development proposals on site. 

Of the trees retained on site, four would be located to the front of the site; seven to the rear of the site, and three adjacent to the brook along the west and north western perimeter of the site.  

Policy TD6 of the Trees and Development SPD requires trees to be replaced where practicable on the basis of at least two trees for each tree lost. The Councils Consultant Arboriculturalist has indicated however that, in light of the scheme this is simply not feasible. 

The tree replacement plan indicates that twelve replacement trees would be planted along the boundary of the site with the adjacent property and the properties to the rear on Ringlow Park Road. These replacement trees would enhance the existing landscape screen provided by the retained tress, protecting the amenity of adjacent properties.  

The Councils Consultant Arboriculturalist considers that the tree replacement plan which is, “well-thought out and makes some sensible suggestions as to suitable species which are to be planted about the site upon completion of the development.”  He advises that the tree replacement plan, “provides as good a replacement scheme as could be hoped for.” He indicates that, “the area already has strong woodland cover around it thanks in part to the adjacent brook which runs under Worsley Road, (and the) planting scheme will serve to enhance it further.”
The tree report outlines the tree protection measures and these are considered by the Councils Consultant Arboriculturalist to be, ” very comprehensive and should ensure that the necessary works can take place on site whilst any potential ground compaction can be avoided.” 
In light of the above and subject to the inclusion of various planning conditions the proposed scheme is considered to be in accordance with UDP policies EN12 and EN13 and the Trees and Development SPD.  

Access, highway safety and parking 
The proposed dwelling would be accessed via a shared access with 389 Worsley Road. Vehicles would enter the site from the existing access onto 389 Worsley Road. Urban Vision’s Highway Engineer has assessed the proposed access and turning arrangements are considers these to be in accordance with UDP policy A8. 

The scheme would provide off-street parking spaces for three vehicles; one within the garage and two on the driveway to the front of the property. The level of parking provision is considered acceptable for a dwelling of this size and therefore is in accordance with UDP policy A10.     

The house is accessed via the front door. There is a single step leading to the front door which will be less than 150mm from the ground level, however the design of the property enables sloped access to be provided for wheelchair users. The property incorporates bedrooms on the ground floor and a large family bathroom suitable for ambulant and fully wheelchair bound access. 

The lobby of the house offers enough space for a disabled lift to be installed at a later date should it be required. This lift would be able to travel to all floors without disrupting the individual rooms of the property.

All internal doors have a clear opening width of 1000mm for ease of access for all wheelchair bound people. 

The garden is largely inaccessible for wheelchair users however there is side access to a ground floor balcony. Once inside the house there is a terrace or balcony on each level to enable a wheelchair bound person to enjoy the garden view.  

Flood risk, utilities and drainage  

The site does not exceed 1 hectare in size nor is it located within Flood Zone 2 or 3 as defined within PPS25: Development and Flood Risk (2010) and as such flooding is not considered to be an issue. The Environment Agency indicate that the detailed design of the proposed dwelling should duly consider residual flood risks from the adjacent watercourse in an extreme flood event or the risks in the event of a blockage on the culvert located downstream under Worsley Road. They indicate that surface water run off should be limited. 

United Utilities, The Environment Agency and Urban Vision Drainage have assessed the proposal and raise no objection to the scheme subject to submission of an agreed drainage scheme for the site. A condition has been attached at the end of the report relating to this.   

The Environment Agency indicate that the applicant should provide details relating to the proposed boundary treatment along the bank of the watercourse. A condition has been attached at the end of the report relating to this.   

The applicant has submitted a Utilities Statement in support of the application. The applicant has discussed the scheme with the following utilities providers: E. ON, United Utilities and BT Openreach who confirm that the infrastructure necessary to service the site can be provided.

Contaminated land 
PPS23 (Planning and Pollution Control) indicates that the presence of pollution in land can present risks to human health and the environment but development presents opportunity to deal with these risks successfully. A Land Contamination Desktop Study has been produced to support the application. Urban Vision Environment has indicated that subject to the submission of a Preliminary Risk Assessment report the development would be in accordance with PPS23 and UDP policy EN17.  

Sustainability Credentials 
PPS1 sets out the Governments agenda for delivering sustainable development. The aims of PPS1 are recognised within the Councils Sustainable Design and Construction Supplementary Planning Document. The SPD states that in order to minimise the potentially negative impacts on new development on the local and global environments, and maximise the benefits for occupiers / users of buildings and spaces, it is vital that such development incorporates sustainable design and construction measures wherever possible.

The applicant has indicated through their Design and Access Statement that the proposed scheme would incorporate the following sustainable design measures; solar panel hot water heating systems; a ground source heat pump; rainwater harvesting; photovoltaic’s and LED lights.

Conclusions/Summary 
The proposals would not compromise the aims and objectives of the relevant policies contained within the adopted Unitary Development Plan and there are no material planning considerations that would justify a refusal of permission. It is accordingly recommended that the application be approved.

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, appearance and character of the area in accordance with policy DES 1 of the City of Salford Unitary Development Plan.

3.
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 prior to first occupation of the development.  The Verification Report shall validate that all remedial works undertaken on site were completed in accordance with those agreed by the LPA.


Reason: To safeguard the amenity of the future occupants of the development in accordance with policy DES 7 of the City of Salford Unitary Development Plan.

4.
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 and shrubs to be planted, walls, fences, boundary and surface treatment and shall be carried out within 6 of the commencement of development.  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 future occupants of the development in accordance with policy DES 7 of the City of Salford Unitary Development Plan.

5.
Development shall not begin until a surface water drainage scheme for the site, based on sustainable drainage principles and an assessment of hydrological and hydroeological context of the development, has been submitted to and approved in writing by the local planning authority. The scheme shall subsequently be implemented in accordance with the approved details before the development is completed. The scheme shall also include: 


•
details of exceedences event up to a 1 in 100 year including climate change allowance


•
details of how the scheme shall be maintained and managed after completion   


Reason: To ensure adequate surface water managment in accordance with policy EN19 of the City of Salford Unitary Development Plan

6.
No development shall be started until all the trees within (or overhanging) the site, with the exception of those trees clearly shown to be felled on the submitted plan, have been surrounded by substantial fences which shall extend to the extreme circumference of the spread of the branches of the trees (or such positions as may be agreed in writing by the Local Planning Authority).  Such fences shall be erected in accordance with a specification to be submitted to and approved in writing by the Local Planning Authority and shall remain until all development is completed and no work, including any form of drainage or storage of materials, earth or topsoil shall take place within the perimeter of such fencing.


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

7.
No vegetation on site shall be cleared during the optimum period for bird nesting (March to July inclusive)


Reason: To retain the vegetation during the bird nesting period

8.
Prior to commencement of the development a method statement shall be submitted to and for the written approval of the Local Planning Authority, which shall provide details of the measures to be taken to protect the watercourse during the course of the construction of the development.  The development shall be carried out in accordance with the method statement as may be approved. 


Reason: In order to ensure that species are not unacceptably affected in accordance with the Nature Conservation and Biodiversity SPD and Planning Policy Statement 9.

9.
Prior to commencement of the development a method statement shall be submitted by the applicant to the Local Planning Authority for the section-felling of trees. The development shall be carried out in accordance with thec method statement as may be approved. If bats or signs of bats are found at any time during tree works then works must cease immediately


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.

10.
The development hereby permitted shall be carried out in accordance with the following approved plans:


P001 (save for access)


P002 (save for access)


P003 (save for access)


P004 Rev B (outlining the revised access)


Tree retention plan WR-WORSLEY-08042011


Tree replacement plan WR-WORSLEY-08042011


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

11.
Notwithstanding the provisions of Article 3 and Schedule 2 of the Town and Country Planning (General Permitted Development) Order 1995 (and any subsequent amending order), there shall be no development within the curtilage of the dwelling hereby approved as defined in Part 1 of Schedule 2 of the above Order without the prior grant of planning permission by the Local Planning Authority.


Reason: To safeguard the amenity of the neighbouring residents, to ensure retention of trees on site and to control any future risk of flooding in accordance with policy DES7, EN12 and EN19 of the City of Salford Unitary Development Plan.

12.
No development shall commence unless and until details of the existing and proposed finished floor levels, including the proposed levels of the building footprint have been submitted to and approved in writing by the Local Planning Authority. The development shall be carried out in accordance with the details as may be approved.


Reason: To protect residential amenity and the existing treescape.

13.
Prior to commencement of the development a document shall be produced and for the written approval of the Local Planning Authority, which shall provide details of the sustainable design measures associated with the development, to include solar panel hot water heating systems; a ground source heat pump; rainwater harvesting; photovoltaic’s and LED lights. The development shall be carried out in accordance with the document as may be approved.


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

Notes to Applicant

1.
If, during any works on site, contamination is suspected or found, or contamination is caused, the LPA shall be notified immediately. When required, a suitable risk assessment shall be carried out and/or any remedial action shall be carried out in accordance to an agreed process and within agreed timescales in agreement with the LPA.

2.
The lower ground floor must be drained by a pumped system due to the high risk of flooding due to surcharge of the main sewer

3.
Any works affecting the watercourse require Salford City Council and Environment Agency Technical Approval

4.
Any works affecting the adopted highways requires highway maintenance approval

5.
The applicant must discuss full details of the site drainage proposals with our Developer Enquiry Analyst, Neil O'Brian at planning.liaison@uuplc.co.uk

6.
Surface water run-off should be controlled as near to its source as possible through a sustainable drainage approach to surface water management (SUDS). SUDS are an approach to managing surface water run-off which seeks to mimic natural drainage systems and retain water on or near the site as opposed to traditional drainage approached which involves piping water off site as quickly as possible. SUDS involve a range of techniques including soakaways, infiltration trenches, permeable pavements, grassed swales, ponds and wetlands. SUDS offer significant advantages over conventional piped drainage systems in reducing flood risk by attenuating the rate and quantity of surface water run-off from a site, promoting groundwater recharge, and improving water quality and amenity. 


Further information on SUDS can be found in: 


•
PPS25 page 33 Annex F


•
PPS25 Practice Guide


•
CIRIA C522 document Sustainable Drainage Systems


•
CIRIA C697F document SUDS manual


•
The Interim Code of Practice for Sustainable Drainage Systems.


The Interim Code of Practice provides advice on design, adoption and maintenance issues and a full overview of other technical guidance on SUDS. The Interim Code of Practice is available on both the Environment Agency's website: www.environment-agency.gov.uk and CIRIA's website www.ciria.org.uk
7.
The applicant should be aware that the water course is not designated "main river" and as such, the Local Authority as first instance drainage body have the necessary powers under the Land Drainage Act 1991 to serve notice to remove structures which are an impediment to flow. 


The responsibility for the repair and condition of the watercourse, its channel, banks and adjacent structure, lies ultimately with the riparian owner.  

8.
The permission hereby granted does not imply that any work may be carried out to trees which are the subject of a Tree Preservation Order, nor does it imply that such work would be authorised.
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