
REPORT OF THE STRATEGIC DIRECTOR FOR SUSTAINABLE REGENERATION
TO THE LEAD MEMBER FOR PLANNING 

FOR BRIEFING ON 3rd February 2009
FOR DECISION ON 17th February 2009
TITLE: Shaping Central Salford’s Spaces and Places Public Realm Handbook 
RECOMMENDATION:  

1. that Lead Member for Planning approves Shaping Central Salford’s Spaces and Places, Public Realm Handbook (as amended to take account of the attached schedule of comments) as a benchmark in the assessment and determination of planning applications and as a standard for the design of future council public realm projects in Central Salford.
2. that the principles in this document and the proposals in the Salford West Linear Corridor Action Plan be incorporated into a single document to cover the whole of the City.

EXECUTIVE SUMMARY: Shaping Central Salford’s spaces and places, Public Realm Handbook is intended to inspire and explain an overall approach to the design and implementation of the public realm in Central Salford.  
It presents a practical guide to the interpretation of the Central Salford Vision and Regeneration Framework from a public realm perspective, setting the standards and design approach for the public realm infrastructure as it develops.  This report presents the background to and a summary of the handbook, to inform the Lead Member’s decision to approve the use of the handbook as a benchmark in developer discussions, and the assessment and determination of relevant planning applications. The Handbook also sets a standard for the design of council public realm projects
BACKGROUND DOCUMENTS: Terms of reference for Urban Vision’s commission from Central Salford. 
ASSESSMENT OF RISK: Low
SOURCE OF FUNDING: Central Salford Urban Regeneration Company have funded preparation of the Handbook by Urban Vision
LEGAL IMPLICATIONS:

Contact Officer and Extension No: Richard Lester  793 2129
Date Consulted:  8th December 2008
Comments:  Essentially, the issue is whether there are any legal implications in the handbook. There are no such direct implications. Indirectly, the handbook, by providing benchmarks, should promote and facilitate the planning process and reduce the risk of appeals.
FINANCIAL IMPLICATIONS:

Contact Officer and Extension No: Nigel Dickens    793 2585
Date Consulted: 20th January 2009
Comments: The costs associated with the preparation and publication of the handbook have been funded by the Central Salford Urban Regeneration Company.  
The Group Engineer in Urban Vision Partnership has concluded that providing and maintaining the public realm to the higher standard set out in the Handbook will require the provision of new funding.
COMMUNICATION IMPLICATIONS: Following the Lead Member’s decision a press release and launch will announce the implementation of the handbook.
VALUE FOR MONEY IMPLICATIONS: Central Salford Urban Regeneration Company commissioned and funded the preparation of the handbook. 
CLIENT IMPLICATIONS: None identified
PROPERTY: None identified
HUMAN RESOURCES: None identified.
CONTACT OFFICER: 

David Greenfield, Sustainable Places Section        Extension 3264

Peter O’Hare, Urban Vision Partnership                 Extension 6040
WARD(S) TO WHICH REPORT RELATE(S): All wards
KEY COUNCIL POLICIES: Unitary Development Plan Policies DES 1-10 
DETAILS:

	1.0
	Background

	
	

	1.1
	Urban Vision was commissioned in October 2007 to prepare a public realm handbook for the Central Salford area, by Central Salford Urban Regeneration Company. The handbook forms part of a suite of documents intended to support the delivery of the strategic transport and public realm programme which the URC consider fundamental to the regeneration of Central Salford.  

	
	

	1.2
	The commission was to provide a handbook that interpreted national, regional and other local guidance and applied it to Central Salford The purpose of the handbook was to set the design standards for new public realm provision and to interpret the Central Salford Vision and Regeneration Framework from a public realm perspective. Its broad aim is to improve the quality of public realm delivery as an integral part of the radical transformation planned for the Central Salford area. 

	
	

	1.3
	Central Salford Urban Regeneration Company intends using the document to set the design standard for public realm investment initiated by the Company and to support funding bids.  It is also proposed that the document be used to influence private sector investment, and by implication, work implemented by the city council. 

There are a number of concerns with the text of the Handbook. These are shown in the copy accompanying this Report. It is requested that these amendments are made to the handbook.



	
	

	2
	Planning Policy Status

	
	

	2.1
	The council’s policy on design issues relating to the public realm are set out in the Unitary Development Plan, adopted in June 2006.  In particular, policy DES 3 sets out requirements in respect of the design of public space and policy DES 4 sets out requirements for the relationship of development to public space.

	
	

	2.2
	The policies of the Unitary Development Plan are supplemented by the Salford City Council Supplementary Planning Document: Design –Shaping Salford, adopted March 2008.  This document explains the principles that development in Salford should follow when considering design and creating a sustainable future.  

	
	

	2.3
	Both these documents provide some policy guidance on public realm provision. However, given the extent of development and overall change proposed within Central Salford Central Salford Urban Regeneration Company felt it necessary to provide further more detailed guidance as to the way in which public realm provision and improvement within Central Salford should be delivered. It is particularly important to secure a high quality public realm that both complements and supports that wider development,.

	
	

	2.4
	The Public Realm Handbook, has been designed to inform discussions with prospective developers and Central Salford Urban Regeneration Company hope that it will inform consideration of planning applications. It is a non-statutory guidance document that sits outside the city council’s Local Development Framework, but if adopted by the City Council, it will be a ‘material consideration’. 

	
	

	2.5
	The document expands further on the factors that should be taken into account in designing public realm, using specific examples within Central Salford as illustrations.

	
	

	2.6
	As described later in Paragraphs 3.1 & 3.2 the consultation process underlying the document was far less extensive than is undertaken for other planning documents.  Given this limited consultation and the fact that the document sits outside the Local Development Framework, the weight that could be given to it in planning decisions is not as great as that which can be attributed to the UDP and the Design Supplementary Planning Document. However, once approved by the city council, the Handbook would constitute a material planning consideration, providing support for and interpretation of existing planning policies.

	
	

	2.7
	The value of this document in the planning process is as a benchmark.  Any developer whose submitted Design and Access Statement demonstrates that their design follows the principles set out in the document can be confident that their proposal complies with the council’s design policies.  It is anticipated that council officers and members of panel assessing any application will take the same approach. 

	
	

	2.8
	However, It should be emphasised that failure to comply with this document alone would not be sufficient reason for refusal of a planning application. This is essentially for two reasons:

· As explained above, the document has only a limited status or weight in planning decisions and the design of development proposals would therefore still need to be considered against the Unitary Development Plan Design Policies, the Supplementary Planning Document: Design Shaping Salford, and other adopted SPDs where relevant;

· It cannot be assumed that the document represents the only way of designing public realm.  Whilst the document provides a benchmark, it will still be open to developers to present designs that, while differing from the proposals illustrated in the document, still meet the council’s adopted policies and the principles of good design.  However, the onus would be on the developers to argue such a case.

	
	

	2.9
	As well as setting out design principles to be sought through private development within the Central Salford Area, the document also has value in setting out the principles that will be adopted by the Central Salford Urban Regeneration Company and Salford City Council in the design of publicly-maintained public realm.  

	
	

	2.10
	Although the illustration used in the document relate to Central Salford, the design principles set out in the document are of wider application.  Developers submitting applications in West Salford could also rely, in part, on compliance with the document to demonstrate compliance with council design policy.  Lead Member is recommended take the view that, in submitting this Guidance to the city council for endorsement, it is appropriate to adopt and adapt the document to relate to the whole of the city. The Salford West Linear Corridor Action Plan also commissioned from Urban Vision and recently completed provides proposals for treatment of the main routes through the west of the city (equivalent to the "Main Streets" in the Handbook). It is proposed that additional studies are commissioned for  “Green Neighbourhoods”, squares and pocket parks and "Green Networks" are commissioned and combined with the principals from the handbook to form a single document for the whole city.

	
	

	3
	Consultation

	
	

	3.1
	The handbook has been consulted on both internally, with those Council Directorates that influence the implementation and maintenance of the public realm, and externally, with a number of stakeholders who have an active interest in the public realm. 
 

	3.2
	A number of key external bodies have been involved in the development of the document. A Steering Group was established to provide overall co-ordination and advice, with representation from the Commission for Architecture and the Built Environment (CABE). Separate sub-groups covering the street scene and planning design also helped to bring together the different thoughts of those who have a direct influence on the design and maintenance of the public realm. A sample of the those who have been actively consulted includes; Red Rose Forest, Network Management Chief Executives, GMP Architectural Liaison Team, Community Safety Unit, Culture & Leisure, Environmental Services, Lighting, Environment & Climate Change, Design & Heritage, Planning Regeneration, Spatial Planning, Development Control to provide a broad range of expertise to ensure compliance with council policy. 

	
	

	4
	Details

	
	

	4.1
	Shaping Central Salford’s Spaces and Places, Public Realm Handbook is arranged in three steps followed by a summary of maintenance requirements and estimated costs for both implementing and maintaining schemes.  The handbook is to provides a detailed explanation of how to deliver a high quality public realm that supports the provision of a vibrant and beautiful city, and an active pedestrian environment. 

	
	

	4.2
	Step 1: identifies how the vision can be implemented and sets out a street hierarchy to identify how different approaches can be taken to best support the function of the road whilst establishing a sense of place.  The other typologies address how the streets are accompanied by spaces and how those spaces can build up a sense of place. 

Step 2: describes the standards and qualities that would be expected of new infrastructure and what features could be incorporated in the public realm. 

Step 3: illustrates the design approach needed to arrive at a design that responds appropriately to a location and how steps 1 and 2 combine to produce spaces that respond to place and avoid the problem of appearing as an ‘anywhere’ place. 

The Delivery and After Care section provides the necessary information to ensure that the public realm retains its quality throughout its lifetime.  

	
	

	4.3
	CABE Space have fully supported the handbook and have encouraged the use of their logo to demonstrate that they support both the approach and appearance of the handbook.

	
	

	5
	Implications for Council Expenditure

	
	

	5.1

5.2

5.3


	The public realm includes both areas maintained by the city council and areas that will remain in private control.  It is implicit in the document that the standards proposed will be adopted by the city council in the design and maintenance of any publicly funded public realm investment.  This would apply both to works initiated by the Central Salford Urban Regeneration Company and works initiated by the city council, for example highways projects.

The handbook contains cost estimates for  the standard of public realm promoted in the handbook. Group Engineer for the Urban Vision partnership has provided cost estimates for construction. These typically range between £300 and £600 per square metre (including landscaping features, street furniture and higher quality materials). At present the City delivers basic maintenance schemes on primary routes, using standard bituminous materials without implementing the type of improvements highlighted in the handbook or amending the street layout, at a cost close to £150 per m2 depending upon the additional condition of the highway and any improvements required. At present highway schemes delivered by the City where layout and environmental improvements are included do incur costs similar to those in the range illustrated by the case studies in the public realm handbook.
.

The case study considers the maintenance costs over a thirty year period.
Group Engineer for the Urban Vision partnership has provided estimates for maintenance cycles.  The block paving suggested in some locations have a replacement cycle of typically 8 to 10 years. The bituminous materials currently used by the Council have a normal replacement cycle of 20 to 25 years. Given this maintenance costs will increase where block paving is used in place of bituminous materials, similarly public realm features such as fountains and street furniture would require more frequent maintenance to ensure the aspirations for a high quality public realm are achieved. Therefore it will be essential to identify new funding for an improved maintenance standard for high quality public realm areas in partnership with developer's such as the proposals currently being explored for the Greengate area.  .  

	
	

	5.4
	The Group Engineer concludes that the provision of new funding in excess of existing budgets will be necessary to raise and maintain standards of the public realm to be provided through this document. In support of the proposals, Central Salford URC acknowledge that, whilst good design and the specification of high quality materials is sometimes more costly in the short term, it can pay-off over the lifetime of the development through the enhanced value to the development around the high quality public realm and reduced maintenance costs associated with the maintenance of high quality and robust materials.

	
	

	5.5
	Whilst, within Central Salford, the capital cost for implementing this higher standard may be met by Central Salford Urban Regeneration Company or the private sector, the cost in Salford West and maintenance costs city wide would fall on the city council.  This will clearly influence the extent to which this document can be implemented.  This will be particularly significant where works are proposed on heavily trafficked public highway.

	
	

	6
	Conclusion

	
	

	6.1
	During various consultation exercises developers have often stated the need for clear guidance outlining exactly what they would be required to do. The Public Realm Handbook provides the clarity that has been so often requested.   

	
	

	6.2
6.3


	It is recommended that Lead Member for Planning approves Shaping Central Salford’s Spaces and Places, Public Realm Handbook as a benchmark in the assessment and determination of planning applications and as a standard for the design of future council public realm projects.

The handbook provides a wealth of information that can be used by a diverse range of professionals to realise the high quality spaces that have always formed the aspirations of the regeneration in the city.  The standard established are relevant across the whole City and it is recommended that the Handbook is used as the basis for a city-wide document.

	
	

	
	

	
	


Paul Walker
Strategic Director for Sustainable Regeneration
Public Realm Handbook

Comments from Sustainable Regeneration Directorate
	Ref
	Comment

	General
	The URC intend through their business planning process to promote some of the improvement work on key corridors (e.g. Chapel Street) and in key areas of public Realm (e.g. Greengate). In addition, some areas of Central Salford will have their public realm transformed through other major developments but otherwise much will rely on Salford City Council acting as Highway Authority. 

The Handbook also implies a two tier standard across the City with different standards applying to Central and West Salford. 

	Introduction (p.4)

Sixth  paragraph
	The handbook has less material status than statutory plans such as the UDP or SPD.. Suggest that the second sentence is replaced by a statement along the lines;

"The city council has adopted this handbook and it will be used to set a benchmark for public realm improvements across the City"" 

	How to use this handbook (p.6)
	There seems to be a confusion about the target audience; most public realm is provided and maintained by the Council not through planning applications

	Main Streets (p.17)
	The plan shows "main streets" outside the URC boundary. This suggests that the classification is applicable across the City

	Green Neighbourhoods
(p.20)
	Although admirable, the application of these principals across the area could have major cost implications for the city council. There is a need to indicate priorities for this treatment


	Ref
	Comment

	Green Neighbourhoods
p.20 6th paragraph
	I'm a bit concerned about the first sentence. It could be used to cut off any route which is claimed to be "poorly used". I'd prefer something along the lines of ;

"When carrying out regeneration schemes,  designers should seek opportunities to create private spaces while not significantly reducing the permeability of areas. Alleygating may be one way of doing this" .

	Regional Links and Arrivals (p 21 and 22)
	If a hierarchy of routes/areas is to be maintained  this section need to come before Green Streets.

The reference to "Gateways" is vague. The plan should define what is meant by a "gateway" and where these are located.

	Urban Open Space

(p. 24)
	More emphasis needs to be given to making squares and pocket parks safe by providing activity and surveillance: The last paragraph on page 24 should be placed in the introductory paragraphs on this page (see Design and Crime SPD).

	Urban Open Space: Water (p.26)
	Reference should be made to the ambition to reopen the Manchester Bolton Bury Canal and guidance given as to the treatment of the waterfront this will create.

The advice about not creating blind alleyways or places to hide should be applied to other types of route as well.



	Conservation Areas and Historic Environment

(p.30)
	First paragraph needs to specifically refer to Conservation Areas and Listed Buildings and the need to protect their setting etc (as well as UDP policies CH1-CH8)

Add cathedral Conservation Area to the Plan


	Ref
	Comment

	Detailing Salford

(p. 33)
	Makes a reference to 11 distinct neighbourhoods but doesn't elaborate. However the character of the neighbourhood is crucial for providing the contest for public realm schemes. I assume that the 11 areas are from the Design SPD and the document needs to include the characterisations in that document along with specific guidance regarding the character of the public realm. This could read:

"By enriching local character"

Public consultation for Shaping Salford, Design SPD produced 11 distinct neighbourhoods or character areas across the City.  The Character Areas in central Salford are:

Regional Centre

· Chapel Street and The Crescent

· Greengate

· Ordsall Riverside

· Salford Quays

Central Salford

· Higher Broughton

· Lower Broughton

· Ordsall

· Charlestown & Lower Kersal

· Pendleton

· Seedley and Langworthy

· Claremont, Weaste and Irlam o'th'Height


	Ref
	Comment

	Think of the Street as a Stage  Salford Sustainable City (p 36)
	Climate change has more implications for urban design than run-off; for example the need to consider shading planting as a carbon sink and drought conditions for planting.. 

The first paragraph, 3rd sentence is not acceptable in a  document that is to be approved by the Council as it is critical of current Council policies. It is suggested it is altered to read;

"Designer and developers need to consider alternatives to large expanses of impermeable material incorporating alternative solutions; imagine rain water running in a green channel....."
Further behind the scene negotiation is necessary if a change to the 'bitmac policy' is to be introduced. This will have cost implications which need to be addressed.

	Think of the Street as a Stage; Artists in the Public Realm(p. 38)
	One way of implementing this guidance would be through a "Legible City" public art strategy setting out locational advice for public art, signage etc to make our city more understandable (also relevant to pages 49-50).



	Think of the Street as a Stage; Salford's Bitmac Policy (Side bar p. 38)
	The first paragraph is not acceptable in a document that is to be approved by the Council as it is critical of current Council policies. It is suggested that it says;

Salford's Bitmac Policy

"To make pavements safer the City started using bituminous macadam (bitmac) for pavements which removed uneven surfaces and was cost effective to lay. Where new schemes require existing pavements to be renewed there is a general preference for using bitmac and there are many situations along the Regional Link Roads and in Green Neighbourhoods where this might be appropriate. In these situations, designers should think  creatively about how they use bitmac in combination with edging details and other street scene components such as trees and furniture to develop an attractive street

However the Councils policy allows flexibility in the use of other materials. For example...."
Follow by the bullet points.

	Finding your way Around; Arriving in the City (p.47)
	Again need to explain what is meant by 'gateway' and 'Gateway Features'.



	Ref
	Comment

	Finding your way Around; Advertising on Salford's Highways (p.47)
	The side bar is not acceptable:

A) It criticizes the Council 

B) Some adverts on Council land are not authorised

C) A suggestion of the general acceptability of advertisement hoardings is not acceptable. Decisions regarding advert hoardings should take into account UDP Policy DEV2. They need to be consistent with their surrounding. 

D) The sidebar implies that adverts will be acceptable because they will provide the Council with revenue. This is not and should not be the case.

A proliferation of hoardings could add to the clutter along major corridors and is not the image that either the City Council or the URC want. Any reference to advertisements should start by referring to the  criteria in DEV2 and be based on that policy  Suggest replaced by something along the lines of :

"Roadside advertisement in the form of hoardings, posters and banners  area a central part of modern commercial life and can help add colour and vitality to the street scene as well as providing a source of income for the Council. However great care is needed with their design and location. Parts of Central Salford has suffered from a rash of hoardings which dominate its street and detract from the architectural quality of its buildings. In rebuilding Central Salford the Urban Regeneration Company and the City Council wish to ensure that advertising is appropriate to its surroundings and will take a design -led approach to avoid the streets of Central Salford becoming cluttered or unsightly. .

Advertisements  should be designed to fit in with their context, rather than introducing an unsightly feature.  This is particularly important where advertisements are to be located on existing buildings. Here they  can create problems of clutter and interfere with the appearance of buildings. 

The level of commercial activity within an area will influence the sensitivity of the location to advertisements.  Residential areas are particularly sensitive. Other sensitive areas are conservation areas (where advertisements is required to preserve or enhance the character or appearance of the conservation area) and in the setting of listed buildings. 

Advertisements must not have the potential to create a hazard by distracting or confusing road traffic, cyclists or pedestrians. The level of illumination, the size and positioning of the advertisements, and their relationship to other road signs will all be important factors in determining the potential impact on safety. Advertisements located adjacent to motorways or directed at motorway traffic will only be permitted where it can be clearly demonstrated that there would be no unacceptable impact on public safety.

The cumulative impact of advertisements will be an important consideration in determining applications and the impact on visual amenity, and existing advertisements will not be considered to set a precedent.  

Imaginative temporary advertisements that both screen vacant land or development, and function as public art, will normally be supported. However, these may be used only for a  temporary period in order to ensure that the permanent reuse/redevelopment of the site is not discouraged.

Landscaping or the use of particular materials may minimize any negative visual impact of the proposal. There may also be opportunities to combine advertisements with public art through sponsorship for example. However in all cases these should be located and designed with regard to  amenity and highway safety.

Policy for Advertisement consent is contained in UDP Policies  DEV2, CH2 (development affecting the setting of a listed building) and CH3 (works within a Conservation Area)".




	Ref
	Comment

	Providing the Green Infrastructure Red Rose Forest (p.52)
	Is this sidebar needed?

A list of recommended species would be more useful.

	Providing the Green Infrastructure The Right Tree in the Right Place (p 53)
	The criteria of appropriate trees will include their visual impact on adjacent buildings otherwise we could see fine buildings obscured by greenery. Also need to think about there impact on security and views from CCTV cameras

	Design Approach The Crescent (p. 60)
	We need a disclaimer here since neither of these schemes has Council approval:

"NB These are examples of possible treatments of  the  public realm in these locations rather than approved schemes..



	Design Approach The Crescent (p.62)
	This is presented as a proposed design solution rather than how we might approach designing this area. This section needs to be carefully reconsidered. I suggest a large plan showing the analysis;- links across the A6, listed buildings, links alongside the  River etc. The thumbnail sketches on page 64 could illustrate how a solution was reached in each case 

	Looking after Central Salford's Spaces and Places (p.73)


	General Comment; This is openly critical of the Council and cannot be included in its present form in a Council approved document. Paragraphs 2-5 should be omitted. It is suggested it is replaced by wording along the lines of:

Having created somewhere really beautiful it is important that we then spend time looking after what has been created.

New parks, gardens and open spaces, street furniture and paving can all become neglected and unsightly if those responsible for maintenance do not have sufficient money to look after it. This is disheartening for the local communities who want to use them.

How is Salford City Council addressing this issue?

It has set up structures to address design and street scene issues:

It has flagship projects for the maintenance of new development e.g. Salford Quays where a management agreement is in place to keep the trees and shrubs manicured and the pavements kept clean and tidy.

It is seeking additional funding for maintenance e.g. through planning agreements with developers which provide contributions to maintenance costs. Salford City Council has recently appointed a Planning Obligations Officer to ensure developer contributions are spent appropriately.

It has provided design guidance to ensure that maintenance costs are minimised. This emphasises the need to 

· Choose a simple pallet of quality materials, locally sourced if possible. High quality materials can save money in the long run through saving maintenance costs,

· Use materials that are hardwearing, suitable for the proposed activities and  easily maintained but not forgetting design innovation and quality

· Ensure materials and street furniture can be easily repaired or replaced with ones of similar quality if they area damaged

Salford City Council looks forward

Salford City Council will continue to bring together a wide range of people with involvement in Salford's spaces and places Other things that can be done include:

· Appropriate training for staff and elected members such as the "Street Design and Placemaking Masterclass for Manager" hosted by CABE and the RTPI councillors’ event — "Putting Place Shaping at the Heart of the Corporate Agenda"
· Develop a Management Plan for the city centre with a clear focus on creating and maintaining design quality in the public realm;
· Regular monitoring and reviews to ensure management policies and practices evolve and respond to changing demands on the public realm
· Grow and develop the roles of the Street Scene Working Groups by continuing to involve them in the design process; 
· Pool resources with neighbouring authorities such as Manchester's City Centre Management Company;

· Seek innovative ways of funding the provision and maintenance of the public realm such as sponsorship and recycling any income derived from the public realm into its maintenance;

· Develop public arts strategy to celebrate the public space and ensure that our city centre is unique and legible.


	Calculating the Costs (p.75 and 76)
	This needs the cost of a standard bitmac treatment adding for comparative purposes.

	Further reading (p.79)
	Additional Relevant UDP Policies are:

A2 Meeting the Needs of cyclists, pedestrians and the disabled

EN2 Environmental Improvement Corridors

CH2 Development affecting the setting of a listed building

CH3 Works within a Conservation Area

Should also refer to

The Design and Crime SPD (2006)

The Sustainable Design and Construction SPD (2008)

The Crescent Conservation Area Appraisal.




	Ref
	Comment

	Thinking Creatively abut finding Additional Funding for Maintenance (p.74)


	The penultimate paragraph is not acceptable and again implies that advertising may be acceptable because it can direct funding into Council coffers. In any case the opportunities for raising revenue this way are limited.

One possibility would be sponsorship of areas another would be looking at the scope for increased business rates in areas with high quality public realm with above average maintenance costs.

	Working Closely with Developers (p74)

	This is now out of date. Suggest it is replaced by:

Salford City Council has established policy guidance for obtaining developer contributions towards new or improved infrastructure without which a development may not be acceptable (Planning Obligations SPD). This allows for commuted sums to be paid by developers in lieu of the provision of open space, public realm, infrastructure and heritage features. This funding needs to be directed towards locations near to the development and where they are they are likely to be used by the occupants of the development. 

The Council has appointed a Planning Obligations Officer to oversee the monitoring and expenditure of developer contributions.

	Calculating the Costs 

(p.75/76)
	Do the costs include an amount for public art, street furniture etc or are they just paving?

This is fairly meaningless without a comparative figure for capital and maintenance costs of  the standard bitmac treatment as well as a discussion about how any difference could be funded.

	Further Reading (p.80)
	Additional relevant UDP  policies are:

A2 Meeting the needs of cyclist, pedestrians and the disabled

EN2 Environmental Improvement Corridors

CH2 Development affecting the setting of a Listed building

CH3 Works within a Conservation Area

Should also refer to;

The Design and Crime SPD (2006)

The Sustainable Design and Construction SPD (2008)

The Crescent Conservation Area appraisal.
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