



______________________________________________________________

REPORT OF THE STRATEGIC DIRECTOR OF HOUSING AND PLANNING

______________________________________________________________

TO THE LEAD MEMBER FOR PLANNING
ON 22 OCTOBER 2007
______________________________________________________________

TITLE: SALFORD CENTRAL PLANNING GUIDANCE : CONSULTATION DRAFT
______________________________________________________________

RECOMMENDATIONS:  
· That Lead Member approves the Consultation Draft of the Salford Central Planning Guidance, the Sustainability Audit, the Equality Impact Assessment and the Consultation Statement 
· That Lead Member approves the proposals for public consultation
______________________________________________________________

EXECUTIVE SUMMARY: 

· The purpose of this report is to request the approval of Lead Member for Planning to the Consultation Draft for the Salford Central Planning Guidance and the accompanying Sustainability Audit, Equality Impact Assessment and the Consultation Statement. All the documents are appended to this report
· The Planning Guidance establishes the City Council’s broad vision for the regeneration of this part of the historic core of the City. It sets out the planning principles that will create a cohesive and distinctive sense of place and character and ensure the appropriate mix of uses and high quality design in new development and the public realm.
______________________________________________________________

BACKGROUND DOCUMENTS: 
· None
______________________________________________________________

ASSESSMENT OF RISK:  Low
______________________________________________________________

SOURCE OF FUNDING: N/A 
______________________________________________________________

LEGAL IMPLICATIONS:  

· The proposed Guidance may be expected to assist in the discharge of the Council’s planning functions and will be used as a basis to support site acquisition and assembly.
Reviewed by: Richard Lester
______________________________________________________________

FINANCIAL IMPLICATIONS: 
· None

Reviewed by: Nigel Dickens

COMMUNICATION IMPLICATIONS:  
· The proposed Guidance and supporting documents will be subject to public consultation in November and December 2007. 

· The City Council will advertise the consultation period through the normal methods used for other development documents within the Local Development Framework

VALUE FOR MONEY IMPLICATIONS:  N/A

CLIENT IMPLICATIONS:  N/A

CLIENT OFFICER:  N/A
PROPERTY:  N/A
______________________________________________________________

HUMAN RESOURCES:  N/A

CONTACT OFFICER:  Peter Baker 0161 601 7728
______________________________________________________________

WARD(S) TO WHICH REPORT RELATE(S): 
· Irwell Riverside

· Ordsall
______________________________________________________________

KEY COUNCIL POLICIES:

· City of Salford Unitary Development Plan (2004 – 2016)

· Central Salford Urban Regeneration Company Vision and Regeneration Framework

· Central Salford Urban Regeneration Company Business Plan 2007/2008 to 2009/2010

______________________________________________________________

DETAILS:

1. Introduction

· The purpose of this report is to request the Lead Member for Planning to approve the Consultation Draft of the Salford Central Planning Guidance together with the supporting Sustainability Audit, Equality  Impact Assessment and Consultation Statement

2. Planning Guidance for Salford Central

· At the Briefing on 2 April 2007, the Lead Member for Planning approved the preparation of informal Planning Guidance for the Salford Central Station area and Chapel Street West

· At the Briefing on 23 July, the boundary of the Planning Guidance was extended to include the Middlewood area and Adelphi Riverside. This better reflects the geographical area that the City Council considers appropriate for comprehensive regeneration to help diversify its economic base and bring in new activity. The revised boundary also ties in with the Regional Centre as defined in the Unitary Development Plan
· In recognition of the extended boundary, the title of the Planning Guidance has been provisionally changed to ‘Salford Central’
· The Planning Guidance is needed to ensure that development within Salford Central achieves the City Council’s regeneration objectives for this important part of the City. In particular, to secure the desired high quality of comprehensive renewal and to deliver enabling development to help bring forward and cross-subsidise schemes in areas where land values are lower. This will help ensure that some of the current commercially less attractive parts of the area such as the Chapel Street southern frontage are brought forward alongside those parts where development is more valuable and is being promoted.
· DPP Planning Consultants have been appointed by the English Cities Fund to provide advice on the planning strategy to advance their redevelopment proposals and to manage the preparation and submission of planning applications for the proposals next year. DPP have also provided input to the preparation of this Planning Guidance
3. Timetable 
· A formal six week public consultation on all the documents will take place from 2 November to 13 December 2007. Responses received will be analysed during December/January and, where appropriate, the Guidance will be amended. Final approval and adoption of the Guidance will be sought by the end of March 2008. 
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		1

		BACKGROUND





		1.1

		Planning Guidance for Salford Central is being prepared to facilitate the comprehensive regeneration of this important area of the City of Salford and the Regional Centre in order to help diversify its economic base and bring in new activity.






		1.2

		The area covered by the Planning Guidance extends to 50.4 hectares. The area is bounded by the River Irwell to the east, the Manchester to Bolton railway line to the south, Oldfield Road and the River Irwell at The Meadows to the west, and Adelphi Street, Peru Street and Cleminson Street to the north.






		1.3

		The transformation will provide new high quality commercial and residential properties and leisure uses and create new urban environments, dramatic public spaces and new connections between Salford Central and Manchester City Centre. 






		1.4

		The Guidance has been prepared by Salford City Council:


· to provide an important contribution to the successful planning of the area in a situation where a comprehensive approach to regeneration and enabling development will be required;


· to explain in more detail how the City of Salford Unitary Development Plan (UDP) policies will be applied within the Salford Central area;


· to set out the guidelines which the Council as Local Planning Authority will use as a material consideration in determining applications for planning permission and other matters in the Salford Central area; and


· to establish a set of principles to ensure the appropriate mix of uses and high quality design in new development. 






		1.5

		At this stage, the Guidance does not form part of Salford’s Local Development Framework but it is clearly set within the planning policy framework provided by Regional Spatial Strategy and the City of Salford UDP.






		1.6

		The effective engagement of partners, stakeholders and the community will be central to the development of a shared vision for Salford Central to guide its future renaissance.






		2

		INTRODUCTION






		2.1

		The Planning Guidance will be prepared outside of Salford’s Local Development Framework. Whilst there are therefore no statutory requirements for public involvement during the production of the Planning Guidance, the approach will closely parallel the process for producing a Supplementary Planning Document. The approach to consultation has therefore been developed with regard to Part 5, Regulation 16 of the Town and Country Planning (Local Development) (England) Regulations 2004 which establishes the arrangements for public participation in the production of an SPD. The purpose for taking a comprehensive approach to consultation is to engage a wide range of stakeholders in planning for the future of the Salford Central area, and to support the weight that can be accorded to the Planning Guidance as a material consideration in planning decisions. 





		2.2

		The approach to consultation and participation set out in this Consultation Strategy has therefore been developed in accordance with Salford’s Draft Submission Statement of Community Involvement
, and in broad compliance with the requirements of the Town and Country Planning Regulations relating to the production of Supplementary Planning Documents
.






		2.3

		The key principles for community involvement identified in Salford’s Submission Draft Statement of Community Involvement (and derived from Government guidance
) have informed the development of this Consultation Strategy:


Front loading of involvement – the production of the Draft Planning Guidance has been informed by the extensive consultation and engagement programme that was undertaken as part of the preparation of the Central Salford Vision and Regeneration Framework. The consultation process was based on an innovative model that involved a partnership between public, voluntary and community agencies and social enterprises. With the support of the URC and the University of Salford, community groups formed a collective that led a range of consultation initiatives in a bottom-up approach that built on the strengths of local people’s knowledge and community networks. In total, more than 3,900 people were consulted and over 110 consultation events took place. A wide variety of consultation methods were used and consultation targeted a wide range of stakeholders, including faith-based groups, different age cohorts, disabled people, BME and LGBT representatives, students, refugees and asylum seekers. The production of the Draft Planning Guidance has also been informed by other recent consultation within the area, including consultation undertaken by the City Council on the Adelphi and Bexley Square Conservation Area Appraisal which lies within the area covered by this Planning Guidance.      


Use of engagement methods that are relevant to the community concerned – a tailored approach to involvement has been developed which recognises the need to target different groups through means that are appropriate to each. The approach also utilises existing networks as channels for communication, including business and community forums.   


Continuous involvement – the approach builds in opportunities for continuing involvement through the preparation of the Planning Guidance and subsequent Development Framework. 


Transparency – this Consultation Statement provides transparency through providing certainty about who will be involved in the process, how, and at what point. Feedback will be built in to the programme for preparing the Planning Guidance to demonstrate how involvement has influenced decisions.


Accessibility – community involvement in the production of the Planning Guidance will offer everybody access to documents in a format that suits them. Equality Impact Assessment of the Draft Planning Guidance policies has been undertaken to identify any differential impacts on particular groups and seek to mitigate these where appropriate. 


Planning for involvement – the purpose of preparing this Consultation Statement is to clearly set out the approach to consultation and participation in order to ensure that effective involvement is secured.






		3

		GOLD STANDARDS IN COMMUNITY INVOLVEMENT






		3.1

		Partners IN Salford (Salford’s Local Strategic Partnership) have developed eight aspirational standards for community involvement. All partners are signed up to delivering community involvement in this way and the approach to consultation has sought to embrace these principles. Partners In Salford published the Community Engagement Strategy for Salford in 2007, which outlines how community engagement will be delivered. The Gold Standards are:


1. Check if anyone else has done consultation work with results you can share.


2. Ensure that consultation can affect change. It should be a dialogue that leads to decisions, so consult BEFORE decisions are made.


3. Make sure that you allow adequate time for your consultation project. You need to consider time for planning, conducting, collecting and responding to your activities.


4. Try to use methods of consultation that will be the best use of your resources and give the best results from your target audience.


5. Try to make your consultation as inclusive as possible but be aware of over-consulting certain groups.


6. Always give feedback to those who have participated in your consultation exercises.


7. Turn your consultation into action. Don’t leave consultation work ‘on the shelf’.


8. Share the results of your work with others.






		4

		PRE-PRODUCTION STAGE: PREVIOUS CONSULTATION





		4.1

		An extensive range of consultation and engagement activity took place between July and October 2005 to inform the development of the Central Salford Vision and Regeneration Framework. Whilst this consultation related to the vision for the whole of Central Salford, the Chapel Street area was identified as a key transformation area in the Draft Vision and Regeneration Framework and therefore an extensive range of relevant consultation took place that is directly relevant to the production of this Planning Guidance. Consultation activity on the Draft Vision and Regeneration Framework involved the direct engagement of the local resident and business communities within and around the Chapel Street area, and the engagement of the wider Central Salford community and stakeholders to shape the vision for this key area of the city. 

 



		4.2

		Further to this, in September 2006 consultation took place on the Draft Adelphi and Bexley Square Conservation Area Appraisal. The Adelphi and Bexley Square Conservation Area lies fully within the area covered by this Planning Guidance. The outputs from this consultation are therefore also relevant to the production of this Planning Guidance.     


 



		4.3

		Given the extensive range of consultation and engagement activity that has taken place, it is considered that further pre-production consultation on the Planning Guidance would be both unnecessary and would risk consultation fatigue amongst the local community. There will be opportunities for public involvement through the consultation period on the Planning Guidance, as set out in Section 5: Draft Planning Guidance Consultation. It is considered that this represents the best stage to engage the community in the production of the Planning Guidance given the range of pre-consultation activity that has already taken place. The outputs of this pre-consultation activity have been used to inform the preparation of the Draft Planning Guidance, and the following sections identify the key messages relating to the Salford Central Station and Chapel Street area that emerged through this consultation activity.  






		

		Central Salford Vision and Regeneration Framework






		4.4

		Following an international competition Central Salford URC appointed an internationally experienced consortia of architects, urban designers and economists in November 2004 to design its Vision and Regeneration Framework. On 14 July 2005 the framework was published in draft form to ensure that the people who live and work in Central Salford could express their views on the proposals and importantly to highlight any issues and concerns raised.






		4.5

		Central Salford URC invited a wide range of community, social enterprise and voluntary groups from across the area to lead the consultation process on their behalf. 17 groups responded and formed themselves into what they described as a ‘Collective’. To support this group with facilitation, professional and other services, the URC commissioned Salford University to act as an independent facilitator and to write the final report on the overall consultation process. The intention of the URC was not only to enable the community to lead the consultation on the Vision for the future development of their area, but to enhance the existing capacity within the community to carry out consultations both now and in the future.






		4.6

		The consultation events and activities took place between July and October 2005 and involved a series of public presentations, special forums, a series of community events, creative workshops, drop-in events and community surveys. Highly creative ways for respondents to express their views on the strategy were developed including radio broadcasts and music and poem writing workshops.






		4.7

		Over 3,250 local people took part in activities organised by local community and voluntary groups. A further 225 were involved in special sessions (Business Forum and Stakeholder Forum) and 450 attended an Open Day event. In total more than 3,900 people were consulted and over 110 consultation events took place.






		4.8

		Residents across Salford were informed initially through wide-scale distribution of an 8 page supplement delivered as an insert in the Salford Advertiser and through distribution outlets across Salford such as libraries, information centres, community gathering points, etc.






		4.9

		10,000 leaflets that outlined the Draft Vision were printed and distributed to local resident representatives, tenants associations, public bodies and agencies, local businesses, community and voluntary groups across the area.






		4.10

		The full Report of Consultation on the Draft Vision and Regeneration Framework
 is available on the Central Salford URC website at  http://www.centralsalford.com

  



		

		Key issues and priorities for Central Salford






		4.11

		The key issues and priorities for Central Salford that emerged from the consultation activity are highlighted below:






		

		· Ambitious, progressive nature of the proposals - the plans were viewed as exciting and ambitious, but there were concerns as to how realistic and achievable it was. It was commented that there is a need to demonstrate quick wins and some exemplary projects which are not too overly ambitious but extremely relevant to local people. This would ensure support and commitment from the local community going forward.

· A positive, improved image - particularly well received were the plans to change perceptions of the area and, to ‘put Salford on the map.’ Many respondents felt the proposed changes would create real improvements which redefine the heart of Salford and improve its image, generally creating good news stories for Salford and helping it to be viewed in a more positive and attractive way.


· Existing assets and improved local environment - people were keen to see the hidden assets of the city developed in terms of buildings, the river and green spaces and to build on the heritage of the area through developing the buildings. The majority of people were enthusiastic to see the rivers, parks and green spaces rejuvenated and used to a greater extent, with more facilities for children and young people with opportunities for sport, leisure and recreational activities.

· Investment in the local community - concerns were raised about the possible displacement of local residents and businesses and it was felt these anxieties must be addressed by ensuring continued community consultation and the need to recognise and build on the strong community spirit. It was strongly felt that local people need to be actively involved and that this isn’t simply viewed as another redevelopment – “a 20 year plan is a long time and it will be interesting to see if the vision becomes a reality.” It was felt it was good to be a long term programme and that work has to be ongoing to ensure ownership and community involvement in the further stages of the development, particularly to engage younger people in the consultation process.

· Transport and Access - transport issues raised both positive and negative responses as people were keen to see less traffic, more pedestrian friendly areas, and tree-lined boulevards. Many people commented that the plans to create pedestrian-friendly environments and reduced traffic should remain a priority. Older and disabled residents in particular voiced concerns about the lack of accessible public transport.

· Better connectivity - generally people like the idea of providing better connectivity across communities and physical places. It was generally felt that the area is cut up by the transport infrastructure and people liked the idea of reconnecting areas and establishing new wider communities.

· Mixed housing and retail opportunities - people liked the mix of business and retail developments, the opportunity to create a vibrant city centre and to provide a series of creative, cultural niches. Although there was some concern about the priority areas, particularly Chapel Street being the hub of the Vision and that it may get ‘swallowed up in Manchester’. 


· Crime and safety - the need to reduce crime and improve personal safety particularly in connection with the parks and green spaces were recurring themes together with the need for the parks and trees to be well-maintained. Other issues raised included excess litter and anti-social behaviour.

· Communications - it was widely felt that there is need for a clear communications strategy and regular information to ensure people are on board and engaged on an ongoing basis. 


· Other wider concerns identified were the need to improve standards within schools in the area.






		

		Specific consultation within the wider Chapel Street area






		4.12

		Specific consultation activity was undertaken with the residents, businesses and stakeholders of the wider Chapel Street area, covering the areas of Trinity, Greengate, Islington and Irwell Riverside. The consultation included distribution of 1,000 leaflets including provision of 500 feedback forms targeting 650 homes across the Chapel Street area with an average residency of 2.2 people per house.
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		4.13

		The majority of respondents were strongly supportive of the approach and positive about the plans to regenerate the area, particularly as this is one of the priority areas for development. Concerns were raised at the timescale of the project. 20 years was felt too long, particularly by older residents, and there was a sense of desire to see developments happening at an early stage to ensure commitment to the vision as well as buy-in from the local community.






		4.14

		Better information and communication was required, focusing particularly on some short term goals that would demonstrate benefits to local people. Suggestions included a series of ward visions, with the Chapel Street vision concentrating on local concerns and providing more local details. Local community involvement is required to build trust and ensure ownership. People particularly commented on how the URC would take notice and consider local comments.






		4.15

		Young people were especially concerned about what the vision would mean to them, with suggestions for more involvement from younger generations to have their input, particular ideas were presented for recreational, leisure and job opportunities.






		4.16

		There was concern that the new plans for developments on Chapel Street as a priority area must take into consideration existing work to develop the, "people's arts and cultural corridor" and concern was raised about how this can be best reflected into the Central Salford vision. The need for the ‘arts’ to be an important medium of expression and to identify and connect with people who live, work and visit Salford was considered a priority.





		4.17

		A strong community spirit was considered a real strength of the area with numerous community activities in the Chapel Street area. It was felt this strong sense of community spirit and cohesion should be considered and become embedded in further phases of development.






		4.18

		The use of green spaces was welcomed and it was felt could provide an active network of artists working in the area. People were interested to understand more about the plans for flagship buildings, providing their own suggestions on what form some of these might take. Suggestions included designing a "Flag Ship" or "Citizen Ship" as a water front, architecturally-valued, people's building. This would be built to reflect the passion and pride of Salford people, with their involvement from the outset a prominent feature.





		4.19

		To realise the vision it was felt a multi-agency approach was needed to make this work, and to ensure appropriate motivation, drive and funding. As one respondent commented, “if this happens the future for Central Salford looks bright.”





		4.20

		Specific comments made by local residents, businesses and stakeholders are set out at Appendix A.






		

		Key issues for the wider Chapel Street area identified through consultation activities across Central Salford


 



		4.21

		As the historic heart of Salford and part of the Regional Centre, the future of the wider Chapel Street area is of interest to residents, businesses and stakeholders from across Central Salford, the City of Salford as a whole, the Greater Manchester City Region, and the wider region and beyond.


 



		4.22

		Through the consultation on the Draft Vision and Regeneration Framework  a wide range of stakeholders expressed their views and aspirations for the wider Chapel Street area. Some of these key messages are identified below:


  



		

		Resident and community stakeholder feedback






		4.23

		There was some concern about the priority areas, particularly Chapel Street being the hub of the Vision and that it may get ‘swallowed up in Manchester’. The main problems identified were anxiety of being let down before by planners, traffic congestion, lack of accessible public transport, lack of facilities for the disabled, the need for local shops was particularly mentioned by older residents.






		4.24

		There was some doubt about the type of retail shops being suggested on Chapel Street, and whether these would meet the needs of local residents.


A major priority was the need to ensure that current residents do not become excluded from the new developments. There were underlying concerns about affordable housing for local people and that “properties may be beyond the price of the average Salfordian”.





		4.25

		A common worry was the question of where does all the traffic go once the area is pedestrianised. There was strong feelings that it was a glorified “shop front for people getting into Manchester” and that behind Chapel Street very little would be done for the local residents.






		4.26

		Key comments in relation to the wider Chapel Street area included:

· “Cannot see any good quality shops going onto Crescent/Chapel Street”


· “Chapel Street is too close to Manchester and it won’t get recognised as Salford”

· “Concerns as to where all the traffic will go if the Crescent/Chapel Street road is restricted” 


· “Older buildings…we had a lovely town hall which was Bexley Square, which was the centre of the community and is now a magistrate’s court”


· “Put the community back in Central Salford. The road widening of the A6 Broad Street caused a great divide where traffic took priority”


· “Improvement to Chapel Street, retail on Chapel St, working with Manchester City Centre not against”





		

		Stakeholder event feedback





		4.27

		In total, over 125 stakeholders from key private, public and community organisations from across Salford and beyond attended this event on 18 August 2005 held at The Lowry in Salford Quays. The discussion related to the Draft Vision and Regeneration Framework for the whole of Central Salford, but many of the key messages are relevant to the wider Chapel Street area.






		4.28

		In general, the strategy was welcomed as a means to improve the area. People were enthusiastic about the ambitious nature of the Vision, and the plans to build on the hidden assets of the city, in terms of buildings, the river and green spaces.






		4.29

		Particularly well received were the plans to change perceptions of the area, to ‘put Salford on the map.’ It was felt it was good to be a long term programme, and that work has to be ongoing to ensure ownership and community involvement in the further stages of the development, particularly to engage younger people in the consultation process. It was also felt that some early wins, and short term projects need to be visible


and deliver some real benefits to ensure this isn’t too overly ambitious, and that there is commitment to achieving it. People were enthusiastic on the plans to build on local assets and developing green and blue spaces, although caution was raised that these must be secure places, which are well maintained against litter and vandalism.






		4.30

		There were concerns surrounding how the funds would be obtained for this programme when existing services need improving. It was also felt that the future more detailed plans for specific areas need to be more clearly communicated. Transport issues raised both positive and negative responses as people were keen to see less traffic, and more pedestrian friendly areas, and tree-lined boulevards. However, it was felt by many


that there was no real transport solution at the moment, and this requires more detailed planning and consultation.






		4.31

		Concern was also raised about whether the funds could be raised for such an ambitious plan, and that due consideration must be given to existing regeneration plans in the city to ensure connectivity and joined up working. People also provided very constructive input on solutions that would address some of these challenges which included the need for all agencies across the city to sign up to a single vision, which in turn will ensure a more co-ordinated approach to funding bids. To address the major issue of transport it was felt forward planning was important. Long term agreement with developers is required, and involving the community in the process through a clear communication strategy which is open and honest was also considered important.






		

		Business event feedback






		4.32

		In total, over 120 stakeholders from the business community within Salford and more widely attended this event on 25 August 2005 held at the Digital World Centre in Salford Quays. The discussion related to the Draft Vision and Regeneration Framework for the whole of Central Salford, but many of the key messages are relevant to the wider Chapel Street area.






		4.33

		In general, the strategy was welcomed as a means to improve the area and a number of businesses expressed a desire to get more ‘actively’ involved in the future proposals and plans. People were enthusiastic about the plans to develop a ‘creative quarter’ and to improve the buildings and green and blue spaces across Salford. The ambitious nature of the Vision was complimented, and the business opportunities these developments could bring were considered substantial. Businesses were keen on the scope to develop better leisure and recreational facilities, and to make the Meadows area a real attraction for local people and tourists equally. They also expressed a desire to retain the wealth in the city, and to ensure local businesses got a fair share of the expected new trade.





		4.34

		Concerns were raised about whether this highly ambitious plan was practically deliverable, whether the resources would be available and whether the timeframe for developments would have direct benefits for local businesses. It was suggested that a robust planning framework could help to set the high standard for development.






		4.35

		Crime and safety was a real concern for businesses both generally around the area but also making sure that people feel secure on public transport and in green spaces. It was felt the current image of high burglary and violent crime does nothing to bring new business into the area.






		4.36

		Key comments in relation to the wider Chapel Street area included:

· “Preserves, promotes and maintains ‘forgotten’ canals and rivers”


· “Differentiation from Manchester – use of historic buildings”


· “Salford Central Station and Crescent area has tremendous potential; all planning should be made available to local businesses asap”


· “Put Central Salford Station at the centre of Chapel Street as a landmark, not under the arches”


· “Salford Central Station – support making environment more attractive as poor at present”


· “Development of Chapel Street corridor – i.e. shops, cafés etc”


· “Development of Chapel Street and small business enterprises dealing with café/restaurants encompassing and empowering local trade”

· “How realistic is it to reduce traffic substantially on Chapel St? It’s a major artery out of Manchester”


· “Will the specialist shops on Chapel St work, is there the demand?”





		

		Other feedback






		4.37

		Residents, businesses and a wide range of stakeholders were invited to an Open Day on 8 September 2005, held at the University campus in front of Salford Art Gallery. Representatives from community groups across the city were also invited to have stands to show the regeneration work that is already happening across Salford. Over 450 people attended the event. The discussion related to the Draft Vision and Regeneration Framework for the whole of Central Salford, but many of the key messages are relevant to the wider Chapel Street area.






		4.38

		On the whole the strategy was welcomed as a means of improving the area. There was also a belief that the Vision was well balanced in coverage of themes and issues. The main improvements people wanted to see included enhancing public spaces, involving the community more, improving run down areas, ensuring mixed and affordable housing, providing job opportunities, and improving the image of

Salford.





		4.39

		Generally people were very enthusiastic about the plans for green and blue spaces and the potential recreational and social activities this might bring. Emphasis was placed on the need to provide personal safety, and to encourage wide ranging social and recreational amenities for all ages, from fishing and picnic areas to skateboard parks, cafes, bars and sculpture parks. People also commented on the need to provide appropriate security measures and policing, and to encourage respect and maintenance schemes.






		4.40

		It was felt the combination of leisure, commercial and residential developments looked promising but there was also concern that these developments could price local people out of the market.






		4.41

		Real concerns were raised about the possible displacement of local residents and businesses and it was felt these anxieties must be addressed by ensuring continued community consultation and the need to recognise and build on the strong community spirit.






		4.42

		Generally people were very positive about the plans to develop safer walkways ‘rather than speeding motorists’ but it was felt there was no real transport solution at the moment and there were real concerns about how the traffic would be redirected, and what impact this would have on residents and businesses in the surrounding areas, particularly the A6.






		4.43

		Key comments in relation to the wider Chapel Street area included:

· “Good to see so much greenery & focus on the positive elements - better use of the waterways”


· “Like the idea of tree lined, green boulevards and creating an area of bars, restaurants that would give Salford the vibrant, buzzing atmosphere that is on the doorstep of Manchester currently”


· “Excellent ideas to regenerate the area around the University – usually walk to Manchester city centre, but Chapel St is so uninspiring, unsafe & derelict!”


· “Giving Salford a centre again – green spaces, reclaiming landmark buildings,diverting the traffic”


· “It’s about time that it has been decided to put Salford on the map and make it into a vibrant place to live & work – Manchester has had it all”


· “Where will all the traffic go? – if Chapel St is the centre where will the parking be? – why should people go there & not first into Manchester?”


· “Stop using A6, especially the Crescent & Chapel Street, for vehicles. Should be completely pedestrianised”


· “Chapel St will be regenerated and viewed in a more positive light than it is at the moment”


· “Exchange Greengate – the historic & creative quarter extending from Bexley Square”


· “Salford will become a commercial city & a cultural magnet for people in the North West in addition to its industrial background in England”


· “Care must be taken to ensure traditional ‘hard to reach’ groups are not overlooked, a significant number reside in the Chapel Street Area”


· “Hope the Manchester, Bolton & Bury Canal can be restored to its original form & the locks reinstated to make the Canal Corridor a feature”


· “Lower crime, better community facilities e.g. swimming pool and playing fields, more local shops on Chapel St”


· “The Vision must ensure Chapel Street maintains its creative mix – that it avoids prioritising high growth businesses at the expense of other activity”


· “Transforming Chapel St – beautiful buildings old and new to improve to make a stunning thoroughfare”






		

		Adelphi and Bexley Square Conservation Area Appraisal






		4.44

		Following the production of a Draft Conservation Area Appraisal for the Adelphi and Bexley Square area, public consultation was undertaken in September 2006. A consultation event was held however unfortunately this was not well attended, with just 25 people attending to express their views. One of the reasons for this low level of attendance may be that there are a limited number of residential properties within the Conservation Area boundary. Of the 25 attendees, 10 lived within the boundary of the Conservation Area.


 



		4.45

		Key findings from the consultation event included:


· The general consensus was that the decision to maintain the current boundary to the area was correct. Some were concerned that any extension of the boundary south across Chapel Street may hinder development or improvements.

· A topic that received a number of supporters was that new development should be found for the gap sites. However, a current gap site, on Great George Street (next to St. Philip’s Church) was seen as a valued open space by several residents.

· The consensus was that open spaces were generally not cleaned regularly resulting in a feeling of decline and a lack of security.  

· Anti social behaviour was seen as a constant threat to the conservation area with a particular threat felt in the evenings.  Most people felt under threat when using the area outside of peak times.

· It was felt by several residents that the tower blocks to the south of Chapel Street (specifically Canon Hussey Court) had a negative impact on views and vistas across the Conservation Area.  It was felt by residents that exterior improvements to these high rise apartments would improve the setting of the Conservation Area.   

· Several residents expressed a concern that too many apartments were being built in the area and were concerned that the Town Hall would also share this fate. Others generally felt that there was a danger of over development.  






		4.46

		Given the limited response to the consultation, caution must be exercised in attaching significant weight to the views expressed. However, the issues identified are still a valid consultation output that is of relevance in informing the production of the Planning Guidance.






		5

		DRAFT PLANNING GUIDANCE CONSULTATION






		5.1

		There will be a formal 6-week period of consultation on the Draft Planning Guidance, which will run from 2nd November 2007 to 13th December 2007.






		5.2

		The following actions will be undertaken to broadly accord with the statutory requirements for producing a Supplementary Planning Document:






		

		Notification sent to relevant consultees






		5.3

		Letters will be sent to specific and general consultees and other relevant consultation bodies and landowners to advise them of the period of consultation and where the Draft Planning Guidance and supporting documents can be viewed. Specific consultation bodies will receive a copy of the Draft Planning Guidance together with the Sustainability Audit, Equality Impact Assessment and this Consultation Statement.





		

		Copies available for inspection






		5.4

		Copies of the Draft Planning Guidance and supporting documents will be made available for inspection at the following locations:


· Via the City Council’s website www.salford.gov.uk/salfordcentral

· At public libraries in the City of Salford during normal opening hours. Details of library opening times can be found at www.salford.gov.uk/libraries

· At the main reception, Salford Civic Centre, Chorley Road, Swinton (open Monday to Friday, 8.30am to 4.30pm)






		

		Press notice






		5.5

		A statement will be published in the Manchester Evening News on the first day of consultation – 2 November 2007 to identify the period of consultation and where the Draft Planning Guidance and supporting documents can be viewed. 






		

		Additional consultation






		5.6

		In order to ensure a comprehensive approach to consultation that engages a wide range of residents, businesses and stakeholders the following approach will be taken:






		5.7

		Time for Action - Newsletter


A newsletter will be issued by the end of October 2007 to over 5000 local residents, community groups, businesses, and landowners to advise them of the range of consultation within the area that will be taking place. Given the range of consultation that will be taking place on the Planning Guidance, the Development Framework, and the Islington Neighbourhood Planning, the newsletter will clarify the process in a way that can be easily understood. The newsletter will give the local community a clear message of joined up partnership working between Salford City Council, Central Salford URC, Salix Homes and English Cities Fund. This edition of the newsletter will be the first in a series of communications to local residents, community groups, businesses, and landowners to engage them in the change process.   





		5.8

		Roadshow Events


A number of drop-in roadshow events will be held at various locations across the plan area. The purpose of these events is to raise awareness of the programme of change for the area and the consultation on the Planning Guidance. Instead of expecting people “to come to us”, the roadshow events will “go out to you” to target places where people who live / work / use the area will be.






		5.9



		Islington Neighbourhood Planning Resident Event


Salix Homes will co-ordinate a drop-in event to specifically target residents of the Islington Estate to introduce the programme of Neighbourhood Planning. This event will also be used as a means of distributing further copies of the newsletter and answering any questions relating to the Planning Guidance. This event will be held in an accessible venue at an appropriate time in order to engage as many residents as possible.





		5.10

		Presentation to Community Committees


A presentation will be made to the East Salford Community Committee and the Ordsall and Langworthy Community Committee. There are eight Community Committees across Salford as part of the City’s approach to neighbourhood management, and they are attended by ward members, Council officers, community representatives, and members of the public. The part of the plan area to the north of Chapel Street falls within the East Salford Community Committee area, whilst the rest of the area falls within the Ordsall and Langworthy Community Committee area. The Community Committees meets on a bi-monthly basis.






		5.11

		Presentation to Chapel Street Business Group


A presentation to the Chapel Street Business Group will be held to outline the emerging proposals for the Salford Central area. The Business Group was set up in 1999 and provides a network of support and information for local businesses in the Chapel Street area. The group has over 400 registered members with a membership that is diverse and represents a wide range of commercial sectors, from professional services to creative industries.





		5.12

		Appendix B sets out a full schedule of consultation activity on the Draft Planning Guidance, identifying where and when these events will take place. 






		

		Making representations on the Draft Planning Guidance






		5.15

		All comments on the Draft Planning Guidance must be received by the Salford City Council by 4.30pm on Thursday 13th December if they are to be taken into account. 






		5.16

		You may comment on the Draft Planning Guidance by any of the following means: 

· Online via Salford City Council’s website at http://www.salford.gov.uk/salfordcentral

· Via email to plans.consultation@salford.gov.uk

· By post to: 

Salford Central Planning Guidance


Spatial Planning

Civic Centre

Chorley Road

Swinton

Manchester

M27 5BY 

· By hand to Salford City Council Main Reception, Civic Centre, Chorley Road, Swinton 

· Via fax to 0161 793 3667





		5.17

		Any representations may be accompanied by a request to be notified at a specified address of the adoption of the Planning Guidance. 






		5.18

		Consultation responses and the identity of those making them will be matters of public record and open to public scrutiny. 






		

		Next steps






		5.19

		All consultation responses made by 4:30pm on 13th December 2007 will be fully considered and, if appropriate, changes will be made to the Planning Guidance prior to its adoption. 






		5.20

		Before adoption of Planning Guidance, a statement setting out a summary of the main issues raised in representations made during the consultation period and how these main issues have been addressed in the Planning Guidance will be prepared. 






		

		





APPENDIX 1 – Specific comments made via consultation with residents, businesses and stakeholders within the wider Chapel Street area as part of the consultation on the Central Salford Vision and Regeneration Framework (July to October 2005)

It’s an ambitious vision


· The concept is brilliant if it all goes to plan. Spending millions on making the vision come true is good but will the improvements stay like this or is it going to prove to be pointless?

It will improve the green/blue spaces and hidden assets

· Need to make sure the green spaces have play access for children and for family picnics.

· Family days out on rivers, concerts and imaginative aspects will bring a better way of life.

· More public spaces generate a feel good factor. More use of local artists in the visioning.

· Tree lined walkways, parks, rivers and quiet areas are great features of Salford.

· Water fronts and associated activities (examples of triathlon and sailing).


· Inspiring interesting historical buildings with character rich frontages.

· Architectural interest buildings able to complement and blend with new developments.

· How about having bottle green signage instead of the Salford "pink" emblem?


There is a strong community spirit


· Everybody in communities knows everybody and has proud generations of history.

· People are friendly, genuine and diverse and it is great to work with such colleagues.

· Community spirit is strong. Exciting at being a part of the new vision and new projects.


The timescales need to be made clear


· How long will it be before the improvements and benefits in the vision start to appear?

An improved environment will be created


· Potential to be a nice place to live with Salford Quays being great for inspiring people.

· Developers need to ensure health and safety are prime considerations during work.


· Too much land not used and areas of neglected properties giving off negative messages.


Its impact on local community


· How much of the vision is for the people who live here now and how much for attracting new higher paid people to live and work in Salford?

· Will the vision reflect all needs or would local people have to leave the area when they do not want to, being priced out?

· Regeneration through new people moving in to use new facilities does not regenerate if for those who already live here and does little to solve their difficulties.

· What about disabled, older people and those just afraid of walking about in the city?

Traffic congestion is a concern


· I could not see the area of Trinity estate on which I live, on the vision, please explain why. Plus, any detailed consideration on how to reduce or solve the traffic problem on the A6?


Its impact on local businesses


· Current development areas affecting shop trade as customers avoid the upheaval.

· Creative businesses and new connections to community inspiring activities.

· Centre of Excellence and Community Ambassador programmes needed with businesses signed up to a learning charter to take young people and others onto good placements.


It will improve recreation/leisure amenities


· More provision of amateur community sports pitches and leisure training provision.

· Top quality cycle tracks and safe lanes to encourage use of newly opened boulevards

· Needs more variety of boutiques and individual shops building into the vision.

· Great emphasis on the revisiting of the Chapel Street history, cultures and art aspect.

It will create Opportunities for young people


· Salford needs more work places for young people and the vision can be a way forward.

· Lots of potential. Attention and regeneration needs opportunities for young people to get involved in meaningful projects and to learn skills in active citizenship.

· Salford needs new industry and social enterprises for young people and apprenticeships are needed to engage many young people back to work, to college and to find that important purpose.

Safety is a real concern


· Public safety provision at bus stops to combat the gathering of youths and drinkers, especially at night, maybe by linking to government changes on community policing, terrorism and surveillance.

· Children riding motorbikes late at night.

Other areas are not duly considered


· Salford Crescent Police Station needs including for future enhancement in the vision.

· The Local Government Civic Centre should be re-located to Salford Quays to present the message that the new Central Salford vision has a real City Centre effect and for new City Plans to balance safe secure homes.

APPENDIX 2 – Timetable of consultation events on Draft Planning Guidance

		DATE

		EVENT / VENUE

		TIME



		End Oct 2007

		Time for Action - Newsletter


Newsletter to be distributed to residents, businesses, stakeholders and landowners



		n/a



		2 Nov 2007

		Start of 6-week period of formal consultation on Draft Planning Guidance



		n/a



		2 Nov 2007

		Press notice 


Press notice to appear in Manchester Evening News to advise of the 6-week period of formal consultation on Draft Planning Guidance



		n/a



		2 Nov 2007 

		Notification to relevant consultees


Notification by letter to be sent to 6-week period of formal consultation on Draft Planning Guidance




		n/a



		6 Nov 2007

		Presentation to Ordsall and Langworthy Community Committee




		TBC



		Mid Nov TBC

		Roadshow event 1


Venue – Angel Centre (TBC)




		TBC



		Mid Nov TBC

		Roadshow event 2


Venue – Salford Central Station (TBC)




		TBC



		Mid Nov TBC

		Islington Neighbourhood Planning – Resident Drop-In Event


Venue – St Philip’s School




		TBC



		Mid Nov TBC

		Presentation to Chapel Street Business Group




		TBC



		22 Nov 2007

		Presentation to East Salford Community Committee




		TBC



		13 Dec 2007

		End of 6-week period of formal consultation on Draft Planning Guidance




		n/a





� Draft Submission Statement of Community Involvement, Salford City Council (August 2007). The Draft Submission Statement of Community Involvement was subject to a 6-week period of formal consultation between 17 August and 27 September 2007.



� Town and Country Planning (Local Development) (England) Regulations 2004, Part 5.



� Planning Policy Statement 12: Local Development Frameworks, ODPM (2004) (paragraph 3.4)



� Central Salford URC Draft Vision and Regeneration Framework – Public Consultation July to October 2005, Consultation Review (University of Salford on behalf of Central Salford URC, February 2006). 
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Preface

This document can be provided in large print, audio, electronic and Braille formats. Should you require it in any of these formats please contact Spatial Planning on 0161 793 3781.


INSERT LANGUAGE TRANSLATIONS


The Planning Guidance for Salford Central is at a draft stage and will be subject to public consultation during the period 2 November to 13 December 2007.

Any comments on the draft Guidance should be sent to the appropriate address on the back cover, to be received before the end of this period.

All comments received by 4.30pm on 13 December 2007 will be taken into account and the Planning Guidance amended where appropriate. It is anticipated that the final version of the Guidance will be adopted by Salford City Council in March 2008.


1
Introduction


1.1   The area of Salford around Chapel Street and Salford Central Station forms part of the historic core of the city and includes many of its most important civic buildings. During the 18th and 19th centuries, the area underwent rapid change with the industrialisation of the cities of Manchester and Salford, the laying out of new housing in a tight grid of streets and the provision of transport infrastructure including canals and railways. It remained an important civic, administrative, commercial and retail centre within the city right through to the 1970s when the area began to fall into decline. 

1.2   By the mid 1990s, population was falling, the number of empty, neglected and underused buildings was rising as they no longer could support the uses for which they were built and poor environmental conditions accompanied high levels of unemployment, long-term illness and crime. Many young people left school with few formal educational qualifications. The future for Chapel Street and its communities looked bleak. 

1.3   By 2004, parts of the Chapel Street area were beginning to fight back. Over £150 million of private and public sector investment was brought into the area. The population increased by over 1,500 people, there were almost 1000 new homes built or started and new and improved commercial floorspace was provided. The area within the Inner Relief Road had become an integral part of the Regional Centre and one of its primary gateways. A growing mix of land uses here was helping to diversify the Regional Centre’s economic base and bring in new activity.

1.4   But this new investment was focused on certain parts of the area only - the city council and its partners are aware that it has not been sufficient to create a critical mass of development to successfully kick start the regeneration of the whole area. In some parts, the number of derelict buildings is still high, the pace of redevelopment has not got going, no new shops have been provided and the quality of new design needs to continue to improve. Issues of security and environment still concern many residents and local businesses. 

1.5   Therefore, whilst some parts such as the Salford Central Station area will continue to benefit from the expansion of Manchester City Centre, there is real concern that other parts such as the the frontages to Chapel Street will not come forward with the quality of regeneration required. The city council is seeking transformational change in this historic part of the city and the whole area must come forward in an integrated, coordinated and comprehensive manner.

1.6   So, the challenge is now to create the conditions to enable successful regeneration to occur over the next few years and to make sure that all the area benefits from the current expansion of the Regional Centre – this expansion is a significant opportunity which the city council needs to maximise. The city council and the Central Salford Urban Regeneration Company (URC) will be driving this future transformational change of the Chapel Street area to create a vibrant and modern part of the Regional Centre – Salford Central

[image: image2.jpg]





2
Purpose of the Planning Guidance

2.1  This Planning Guidance relates to the intention to comprehensively regenerate this important area of the City of Salford and the Regional Centre to help diversify its economic base and bring in new activity.


2.2   The area covered by the Planning Guidance extends to 50.4 hectares. The area is bounded by the River Irwell to the east, the Manchester to Bolton railway line to the south, Oldfield Road and the River Irwell at The Meadows to the west, and Adelphi Street, Peru Street and Cleminson Street to the north. Plan 11.1 identifies the boundary of the area. 

2.3  The transformation will provide new high quality commercial and residential properties and leisure uses and create new urban environments, dramatic public spaces and new connections between Salford Central and Manchester City Centre. 

2.4   The Planning Guidance is needed to secure the city council’s desired quality of comprehensive redevelopment across the whole of the Salford Central area. In particular, the Guidance will ensure that the parts of Salford Central which historically have been more difficult for and less attractive to developers are tied into the successful redevelopment of other parts. This is a unique and critical period to make sure that the regeneration benefits coming from the expansion of the Regional Centre are captured for the whole of Salford Central. If this opportunity is missed then the city council’s objectives will also be lost.

2.5   The Planning Guidance also reflects the aspirations for Salford Central of the URC which wants to see the transformation of this part of the city into a new corporate business, leisure and residential quarter. To successfully achieve this, all the parts of the area need to be brought forward together and redeveloped concurrently. This will only be achieved through a comprehensive approach to the area’s renewal with a co-ordinated strategy to secure an appropriate mix of uses across the area and to provide new development, public realm and infrastructure including highways and pedestrian links. Further piecemeal development on a fragmented individual landowner basis would jeopardise the key objective to create a cohesive and distinctive sense of place and character for Salford Central. In addition, only development of a certain critical mass will create the opportunity to bring forward the less attractive areas in conjunction with those areas where developer interest is high. The reasons for a new comprehensive approach are set out more fully in Section 4.

2.6
The principles set out are intended to provide clear guidance to stakeholders in the development process – landowners, local businesses and residents, statutory agencies, public sector organisations and private developers. The Guidance aims to ensure that new development, public realm and infrastructure in Salford Central is not only fully planned, connected and of an exceptional design quality but also that it is integrated with the surrounding area and that linkages between other regeneration initiatives in the Regional Centre are successfully achieved. 

2.7 The Guidance has been prepared by Salford City Council :

· to provide an important contribution to the successful planning of the area in a situation where a comprehensive approach to regeneration and enabling development will be required.


· to explain in more detail how the City of Salford Unitary Development Plan (UDP) policies will be applied within the Salford Central area


· to set out the guidelines which the Council as Local Planning Authority will use as a material consideration in determining applications for planning permission and other matters in the Salford Central area. 

· to establish a set of principles to ensure the appropriate mix of uses and high quality design in new development.


2.8      Applicants for planning permission will be expected to demonstrate how their proposals address the principles covered in this Guidance along with the wider policy framework established in the City of Salford Unitary Development Plan (UDP) 2004-2016, planning documents forming part of Salford’s Local Development Framework, the Regional Spatial Strategy for the North West and national planning policy.

2.9   At this stage, the Guidance does not form part of Salford City Council’s Local Development Framework but it is set within the planning policy framework provided by the UDP. The city council intends that the principles set out in this Planning Guidance will be reflected in the Core Strategy and Allocations Development Plan Document (see paragraph 3.22)

3
Planning and Regeneration Context


Planning Policy Context


3.1 This Planning Guidance is intended to complement rather than duplicate other local development documents and national and regional planning policy.

3.2 The statutory development plan for the area comprises the Regional Spatial Strategy for the North West and the City of Salford Unitary Development Plan 2004 – 2016. This Planning Guidance lies clearly within the context of the statutory development plan, local development documents and other planning guidance. 

3.3 Section 6 – Planning Guidance, summarises the key relevant policy and guidance documents with which planning applications for development within the area will need to demonstrate general conformity, in addition to the policies within this Planning Guidance. 

Regeneration and Development Context


3.4 Appendix B provides a summary of regeneration policy documents and initiatives which are relevant to the Salford Central area. 


3.5 There are also a significant number of development schemes currently being brought forward within the Planning Guidance area. They include schemes at various stages, including those where construction is underway, those with planning consent where development has yet to start on site, and those which are the subject of planning applications which are currently pending determination. 

3.6 The key development schemes within the area as at August 2007 are set out at Appendix B.

4
Reasons for a New Approach


History to Initiatives to secure comprehensive redevelopment in Salford Central


4.1   The Property Development Programme within the Chapel Street Regeneration Strategy focused on a number of strategic sites in Chapel Street and envisaged the delivery of mixed use development with support from key agencies including NWDA, City Council, property agents and the private sector.


4.2   Important elements were the identification of investment needs, market trends and key gaps in the competitive regional market for offices, residential, industrial, retail and leisure and the preparation of a commercial strategy to bring forward key sites.  Initiatives included:


· A land acquisition programme with NWDA


· Identification of constraints at key sites and measures to deal with them


· Promotion of the Chapel Street area (e.g. through developer and agents workshops)


· Close liaison with other key agencies in respect of property enquiries


4.3
Three of the strategic sites were the Historic Core, Chapel Street South and Salford Central Station Area.  They were seen as priorities and to have the potential to attract investment in new commercial, leisure and residential schemes.  To assist this process, initiatives were launched by both NWDA and the city council, including the assembly of some key sites and buildings, liaison with landowners and developers and the offer of grant assistance.  Whilst some successes did occur, the desire to see the strategic sites redeveloped and the area substantially regenerated has not yet been achieved. Indeed, the city council is of the view that the regeneration of some areas will not happen without a comprehensive approach to the whole of Salford Central. 


4.4
The lack of development activity and the poor quality of some developments that have taken place is due to a number of different factors:


(i) Critical Mass of Development 


· The extent and scale of development needed to transform the area has proved too difficult to deliver in the past and until recently private sector investors were simply not interested in Salford Central.  This is now changing and nearby developments like Spinningfields and new investment in Exchange Greengate is acting as an incentive to investors to look afresh at the potential of the area.  


(ii)
Scale and Quality of Development 


· Experience in Chapel Street shows that in isolation, many schemes are not of sufficient scale to attract the size of development partners that would have the expertise and financial resources to deal with site assembly, infrastructure issues etc. Therefore, development opportunities have simply not progressed


· The lack of ambition of most developers has restricted larger, more ambitious schemes. Seeking high standards of design has put off some developers who have had a much less impressive scale and quality of development in mind  

(iii) 
Demand for Uses


· In response to local community consultation, the Chapel Street Partnership Board recognised the need to provide and replace essential facilities which had been lost in the area over the last  twenty years – in particular shops, places to meet and health, leisure and other community facilities. Some sites were acquired and ‘allocated’ for these types of use e.g land at Islington Way was acquired by NWDA and ‘reserved’ for a retail-led mixed use scheme (to include a small supermarket).  However, approaches to developers/ potential retailers have been unsuccessful to date for a variety of reasons including a perceived lack of critical mass of local residents to support new retailing.


· Building costs have increased considerably over the last two years and this increase in costs together with the general flattening of residential prices of City Centre and outskirts of centre apartments has led to some decreases in land value in peripheral areas.


(iv)    Accessibility


· Some specific sites such as Gore Street have restricted vehicular access which has made it difficult to bring forward appropriate redevelopment schemes. Highway infrastructure improvements will be required to release these potential development sites.


(v)     Fragmented Ownership


· The areas have a multiplicity of (often small) ownerships which has made it difficult to bring forward comprehensive regeneration projects. Fragmented ownership can be successfully tackled by the private sector but in a declared regeneration area like Chapel Street where owners’ expectations of value are high and increase over time as other schemes are brought forward, the most effective solution is to create a clear vision for the overall area through a planning framework and masterplan, deal with it comprehensively, and direct the necessary financial resources at the area to achieve its sustainable regeneration.  Chapel Street had a clear regeneration vision supported by an adopted Unitary Development Plan.  However funding resources from the public sector were less certain.  This prevented developers from assembling sites with the potential to deliver developments that could deliver transformational change. 



(vi)
Speculative Owners


· A number of key sites and buildings along Chapel Street have not been brought forward for development because owners are either not interested in progressing their land for development or market conditions have not warranted it.  This leads to a lack of maintenance which coupled with other problems like anti-social behaviour creates an unattractive street frontage as along parts of the southern side of Chapel Street.  This may not be off-putting to developers if they are convinced that there is a long-term vision and resources from the Local Authority and its partners such as the URC to regenerate the area.  


(vii)  Car Parking Values


· The Chapel Street area has always been to some extent Manchester’s car park and car parking revenues have traditionally been significant, focusing on long-stay commuter parking on off-street sites, both formal surfaced and managed car parks and less formal, unsurfaced and cleared sites.  The redevelopment of car parks and other sites in central Manchester has reinforced the values of peripheral sites for car parking use and discouraged the bringing forward of development schemes for some key sites in Chapel Street.


4.5
As well as the property and land matters, there are a number of other issues in Chapel Street which have been significant in discouraging redevelopment schemes.


(i)         Planning System


· The timescales associated with the various refusals/ appeals/hearings/enforcement action have allowed, in some cases, the temporary car park uses to be perpetuated over a number of years.


(ii)          Image


· The real and perceived image of this part of Salford has had an impact on developer and investor confidence.  Undoubtedly there have been problems with a variety of criminal and anti-social activities which have had a negative impact on perceptions of the area.  Likewise, there have been issues around poor environmental management and maintenance and the general appearance of the area.  Continued partnerships working between a range of agencies will be required to create a safer environment and improved quality of life for local businesses and new and existing residents.


(iii) Existing Urban Form and Transportation Infrastructure


· One of the inhibitors to the successful regeneration of Salford Central  is its urban form which is dominated by transportation infrastructure.  The area is currently bisected by the A6 which is a busy dual carriageway along much of its length and heavily congested during the morning and evening peaks. Access from the road to adjoining land is limited.  The impact of traffic using the route is considerable and has contributed to reducing investor interest in the area.  A similar point also applies to the local rail network as the area is dominated by the Manchester to Bolton railway line which runs east – west across the central part of the area covered by the guidance.  The line has considerable qualities as a transport route serving the Regional Centre although it needs considerable investment, but it also acts as an impediment to movement and development on some adjoining sites.

· The A6 also results in the area being generally by-passed by traffic going into the City Centre which has resulted in Chapel Street not being a destination in its own right. This will need to change through securing the transformation of the area.

Need for a New Approach   

4.6
The UDP (Policy MX1) sees Salford Central as a quality, vibrant mixed use area that plays an important role in the economy of the Regional Centre.  The UDP envisages a mix of housing, offices, tourism uses (including hotels), leisure uses, cultural uses, education uses, community facilities, retail and food and drink uses, and knowledge based employment live-work units.  


4.7
For the reasons given earlier, limited progress has been made in achieving the UDP’s aspirations, and it is of concern to the city council that the issues that have inhibited regeneration remain to be tackled.  This is of particular concern to the city council in relation to the Chapel Street corridor including the areas north and south of the road (The Historic Core, Chapel Street South and Adelphi) as Chapel Street is one of the key routes into the heart of the Regional Centre.  The corridor is in need of improvement and despite some fine listed buildings, the adjoining areas are physically run down and have a poor profile. This seriously detracts from Salford Central’s qualities and does little to herald the sense of arrival in the North West Region’s largest and most important centre.  


4.8
A considerable amount of new high quality development has taken place in close proximity to Salford Central in recent years (such as Spinningfields) and new investment is now taking place in Exchange Greengate.  The Panel Report on the Draft RSS (May 2007) endorsed the RSS’s stated aims and objectives for the Regional Centre, including Salford’s role in this.  The city council hope both will assist in increasing investor confidence in the area.  


4.9
As a consequence of the lack of progress of previous initiatives to deliver the step change the UDP aspires to, the city council is of the view that a new approach is needed if the whole of the area is to be successfully regenerated.  The city council considers that the UDP aspiration for the overall area can only be achieved if the area is dealt with comprehensively.  Comprehensively is defined as attempting to deal with all parts of the area within a similar time period, including achieving quality developments in those parts of the area the city council has particular concerns about.  This approach is supported by Policies DEV6 and MX1 of the UDP (see Chapter 6). Policy DEV6 confirms that on sites within or immediately adjacent to an area identified for major development, as is the case with Salford Central, planning permission will not be granted for incremental development that would unacceptably hamper or reduce the development options for the wider area.  In determining an appropriate mix of uses on individual sites, Policy MX1 confirms through relevant criteria that the City Council will have regard to the positive impact proposed development could have on a wider area, and the extent to which the development would support the objective of maintaining a mix and balance of uses throughout the area.  


4.10
Importantly, the city council also recognises that in order to fully benefit from the potential offered by the whole of Salford Central, new high quality landmark buildings and quality infrastructure is required (as has been the case in the success of Spinningfields).  Accordingly, the new approach  means that the city council will not support poor quality and profile piecemeal developments which do not link or connect with adjoining developments and other parts of the area.  The city council is of the view that the important role Salford Central is expected to play in terms of the long term future success and viability of the Regional Centre (in economic and urban profile terms) can only be achieved if the area is comprehensively regenerated through new developments that are of a clearly definable high standard and quality. 


4.11
To assist in the delivery of its aspirations for the area, the city council proposes that a more detailed Development Framework for Salford Central be prepared to guide and influence the future development of key sites and areas and the provision of new infrastructure.  This Guidance provides further details in paragraph 6.30 of the form and content and envisaged programme for the production of the Development Framework by the Central Salford URC 


4.12
In the future, whether the policy aspirations of the UDP and this Guidance have been achieved, will be judged by the level and quality of new development that has taken place when compared to the level of vacant and underused sites and poorer quality developments that are left.  Dealing with the area comprehensively and encouraging high quality developments will assist in reducing the potential for low quality piecemeal developments and temporary uses which have been seen over recent years.  The city council considers that such schemes and uses are unacceptable and it intends to resists proposals of this nature in future by reference to this Planning Guidance.  


4.13
A related issue for the city council is the degree to which it will be possible to encourage investors and developers to work together to deliver a wide range of mixed use developments and new and improved infrastructure across the whole area given that it comprises sites and areas of land that differ greatly in terms of their profile and viability for new, high quality development.   In order to ensure as much as possible that all development proposals throughout the area play a very active role in successfully regenerating it, the city council will seek planning obligations from developers of schemes throughout the area to fund new and upgraded infrastructure, environmental improvements ands to assist in bringing sites forward for new development.  Policy support for this is provided by UDP Policies MX1 and DEV5.  In determining an appropriate mix of uses on individual sites, Policy MX1 confirms through relevant criteria that the City Council will have regard to the positive impact proposed development could have on a wider area, and the use of adjoining sites, and the extent to which the development would support the objective of maintaining a mix and balance of uses throughout the mixed use area.  Policy DEV5 confirms that the City Council will use planning obligations to ensure that development proposals contribute adequately to new infrastructure, services, facilities and other improvements.   


4.14
Any contributions collected through planning obligations will be pooled in order to deliver the successful regeneration of Salford Central.  The approach that the City Council will follow when negotiating planning obligations is set out in Chapter 8 of the Planning Guidance.


4.15
Where it is necessary to achieve the city council’s objectives for the area as set out in this Planning Guidance, and where there is a compelling case in the public interest to do so, the city council will be prepared to consider the use of its powers of compulsory acquisition (or support the use of other agencies powers of compulsory acquisition).   


4.16
There are therefore a number of compelling reasons for a new approach and the City Council is confident that it will assist in the delivery of its key objective for Salford Central – the successful and comprehensive regeneration of the area through new high quality mixed-use developments and infrastructure to create a successful, vibrant and sustainable urban area.



5       Area Profile and Context


Location and Strategic Context

5.1 The Salford Central area occupies a key location within the Manchester / Salford Regional Centre and City Centre. Plan 11.2 illustrates its strategic location. The area forms the western extent of the City Centre, adjacent to the Castlefield area and the Spinningfields commercial quarter. The Exchange Greengate area lies to the north east, and the University of Salford lies immediately to the west.


5.2 The Salford Central area is therefore the key western gateway that links the rest of Salford into the heart of the City Centre. It forms a unified geographical area defined by major transport routes which  has the potential to become a new City Centre quarter in respect of its uses and quality and scale of buildings.

The Area’s History


5.3 The Salford Central area lies immediately to the west of the original settlement of Salford. The area developed rapidly in the 19th century as a result of the industrial boom, and the many fine buildings that line Chapel Street demonstrate the wealth of this period. Chapel Street developed as the administrative centre for Salford, with civic and ecclesiastical buildings including Salford Town Hall (now in use as the Magistrates Court), the Royal Salford and Pendleton Dispensary, Salford Education Offices and St Philip’s Church and the Cathedral of St John. Through the 19th century, the surrounding area was further developed and many of the former fashionable residential areas were redeveloped for factories, warehouses and other industrial uses. Chapel Street was Salford’s principal street and was a prime transport corridor. 

5.4 The area saw significant decline as the 20th century progressed, with much of the area’s industrial base being lost through the economic restructuring of this period. By the end of the 1960s much of the poor quality terraced housing that had developed in the Islington and Trinity areas to serve the surrounding industry had been replaced by local authority housing estates. The status of Chapel Street slowly declined, and its vitality as an administrative and retail centre was undermined.

5.5 By the 1990s, the area had experienced a significant loss of population, and suffered from high levels of deprivation with long-term unemployment and poverty. In 1998, the Chapel Street Regeneration Strategy was launched by the City Council and the North West Development Agency (NWDA) to begin to address these issues. Driven by the Chapel Street Partnership Board and Project Team, a number of significant physical, economic and community regeneration benefits were delivered over a five year period. 

5.6 But the City Council and its public, private and community partners are acutely aware that much more needs to be done. There have been and continue to be frustrations alongside the improvements.  In particular, the rate of physical regeneration in parts of the area has been slow or non-existent – initiatives to secure investment in commercial, leisure, retail and residential schemes have not been as successful as anticipated in achieving either the desired comprehensive redevelopment of the area or delivering the required quality of design and architecture. This issue is set out in more detail in Chapter 4.

5.7 The challenge now for the City Council and its key partners (including English Partnerships, the NWDA and the private sector) is to deal with the physical redevelopment in a more comprehensive manner including the use of enabling development to encourage schemes in the areas of lower value. Equally, it must be ensured that local community and private sector confidence and engagement continues to be built as part of this process.

The Area’s Physical Character

5.8 Five separate character areas can be identified within the boundary. The areas are identified in Plan 11.3:

1 Adelphi


2 Middlewood


3 The Historic Core


4 Chapel Street South


5 Salford Central Station Area


5.9 These areas reflect existing character and do not necessarily reflect the way in which the area is anticipated to develop through the application of this Planning Guidance.


Adelphi

5.10 The Adelphi area is centred around Adelphi Street. The Adelphi area has frontage to the River Irwell, where it affords fine views over The Meadows. In 2006 the Council adopted a Development Framework for the Adelphi area in order to capitalise on opportunities for redevelopment. There are two key sites to the west of Adelphi Street fronting the River where there are development proposals for major new mixed-use development which will transform this area. To the east of Adelphi Street is a large vacant site known as the Farmer Norton Site, which presents an opportunity for redevelopment.

      Middlewood


5.11 The Middlewood area lies to the south of the plan area and is bounded by the spurs of the Manchester – Bolton rail line to the north and south, the Inner Relief Route to the east, and Oldfield Road to the west. The Middlewood area was formerly in industrial use, however the site is being brought forward as a major mixed-use scheme that will comprise residential, commercial and retail and leisure uses. The former Manchester Bury Bolton Canal runs through Middlewood and, when restored, this will form a major water and open space feature within the site. A residential scheme has recently been completed to the south of the Middlewood site.

The Historic Core


5.12 The historic core lies to the north of Chapel Street and includes many fine listed civic and ecclesiastical buildings, including St Philip’s Church, the Cathedral of St John, and the former Town Hall on Bexley Square. The Adelphi and Bexley Square Conservation Area covers the historic core, bounded by Chapel Street to the south and Cleminson Street to the north. There have been a number of recent residential developments within and around this area which have helped to increase the local population. The character of Chapel Street itself has however been seriously undermined as key uses and activities have left the area. A number of buildings have been demolished leaving voids in the streetscape, and some of the remaining buildings are vacant or derelict. Chapel Street currently carries a high volume of traffic which undermines its attractiveness and forms a barrier to north-south movement. Despite its decline, Chapel Street still retains the sense of once being a grand Victorian city street and the city council’s aspiration is to bring back this important historic area into vibrant and active use. 

Chapel Street South


5.13 The area to the south of Chapel Street is principally a residential community with some limited retail and commercial uses along Chapel Street itself. The Islington estate comprises a range of social rented housing that includes low-rise dwellings, maisonettes and two high-rise blocks.  The area also includes St Philip’s Primary School, a number of employment uses within the Regent Trading Estate, and a number of historic buildings including Islington Mill which is currently in use as workspace for the creative industries. Again, along Chapel Street on the southern side, are a significant number of long standing derelict and empty buildings which severely detract from the appearance of the area.


Salford Central Station Area


5.14 The area around Salford Central Station is currently dominated by surface car parking which serves commuters who work in the city centre. The area therefore has minimal townscape quality, however the historic rail viaducts and bridges which cross the area contribute to the sense of place, as does the River Irwell which forms the southern boundary to the area. There are a number of existing medium density commercial uses within the area, focused around Ralli Quays and West Riverside. The new Spinningfields quarter lies to the east on the Manchester bank of the Irwell, and represents a major new commercial and mixed-use quarter in the heart of the city. On the Salford bank, the Chapel Wharf area lies immediately to the northeast and has attracted major investment with the Lowry Hotel and the iconic Trinity Bridge.


The Area’s Strengths and Weaknesses

5.15 Salford Central has a number of important locational strengths. The entire area lies within the Regional Centre and is in close proximity to the commercial, cultural and retail heart of Manchester city centre. The new Spinningfields quarter lies immediately across the River to the east, and The University of Salford lies just to the west. The area has a fine built heritage with a number of significant listed buildings. Salford Central Station lies within the area and is a mainline rail station with services to Bolton and Wigan, and Chapel Street has a high frequency of bus services into the heart of the city centre. The River Irwell loops around the area, with the area having river frontage at the Adelphi area looking across the Meadows, and frontage where the river passes through the city centre across from Spinningfields.

5.16 However, it is also recognised that there are a number of problems within the area.There are a significant number of vacant and derelict buildings particularly along Chapel Street and there is a lack of local shops and facilities, meaning that residents and businesses have to travel out of the area for their basic shopping needs. Some of the existing housing within the area is of a poor standard that fails to meet the needs of residents. The heavily trafficked Chapel Street is a barrier between the communities to the north and south and also resulting in people passing through, rather than stopping in, the area. The rail lines which run east-west through the area serve to limit connectivity with Middlewood from the surrounding area. People tend to pass through the area rather than come to it as a destination.There is a poor quality environment in parts with traffic noise and pollution, limited access to safe and pleasant greenspace and derelict sites.The area has suffered from a poor image which has traditionally made it difficult to attract new investment. Plan 11.5 shows the main physical constraints in the area.

5.17 There are significant regeneration opportunites in Salford Central. Building on the success of Spinningfields, there is a major corporate commercial opportunity to extend the city centre business growth westwards whilst the continuing high demand for city centre living in Salford and Manchester will support physical regeneration through new development and increasing the area’s population so that it can sustain local services. There is an opportunity to remove a significant volume of the traffic using Chapel Street which would enable Chapel Street to become an attractive boulevard with a high quality environment. Further improvements to Salford Central Station are planned with an increase in the range and frequency of services. Chapel Street is also identified as a route option for a future extension of Metrolink to Wigan. The River Irwell forms the eastern boundary of the area, and the authorities of Manchester, Salford and Trafford are working together to deliver the Irwell City Park as a significant recreational resource within the heart of the city centre. Works have commenced to reinstate the Manchester Bolton and Bury Canal which will run through the Middlewood area and connect to the River Irwell. The current expansion of Manchester City Centre means there is a one-off opportunity to deliver high quality regeneration across the whole area.

5.18 Alongside these opportunities are also some issues which could threaten future physical change and these need to be recognised and addressed.The image of the area could continue to act as a barrier to attracting private investment, and existing businesses could continue to relocate outside of the area. If Salford Central declines further, deprivation will become more concentrated and the area would not be able to capitalise on the positive external drivers for change and therefore would miss out on key regeneration opportunities. Likewise, if the area’s population declines due to poor housing conditions and a lack of housing choice, this increases levels of residential vacancy and dereliction. The viability of local shops and facilities would be further undermined. Finally, if the area were to be redeveloped in a piecemeal way, this would fail to deliver the key regeneration objectives and a high standard of design.

Development Context


5.19 There are some development schemes currently being brought forward within the Planning Guidance area. They include schemes at various stages, including those where construction is underway, those with planning consent where development has yet to start on site, and those which are the subject of planning applications which are currently pending determination. 

5.20 The key development schemes within the area as at August 2007 are detailed at Appendix B ‘List of Key Development Schemes’.

6
Planning Guidance


A
STATUTORY DEVELOPMENT PLAN AND OTHER RELEVANT PLANNING POLICY DOCUMENTS

6.1 The statutory development plan for the area comprises the Regional Spatial Strategy for the North West and the City of Salford Unitary Development Plan 2004 – 2016. This Planning Guidance lies clearly within the context of the statutory development plan, local development documents and other planning guidance. The purpose of this section is to summarise the key relevant policy and guidance documents with which planning applications for development within the area will need to demonstrate general conformity, in addition to the policies within this Planning Guidance. 


Regional Spatial Strategy for the North West (RSS)


6.2 The Spatial Development Framework established within the existing RSS (adopted March 2003) identifies the Manchester/Salford Regional Pole as the focus for a significant proportion of the region’s development and urban renaissance. RSS identifies that the Regional Poles will be the first priority for development and resources to significantly enhance their economic strength, complementarity of roles, overall quality of life, environmental enhancement, and social regeneration.

6.3 Regional Spatial Strategy is currently subject to review, and therefore the Draft Submitted Regional Spatial Strategy (January 2006) together with the Examination in Public Panel Report (March 2007) are important material considerations in setting the strategic planning policy context. Policy MCR2 of the Draft Submitted RSS states that plans and strategies will ensure that the Regional Centre of the Manchester City Region continues to develop as the primary economic driver, providing the main focus for retail, leisure, cultural and tourism development in the City Region. The entire area to which this Planning Guidance relates lies within the Regional Centre, as defined in the Salford UDP and Draft Submitted RSS.

6.4 Policy MCR2 further states that within the ‘Arc of Opportunity’ part of the Regional Centre, proposals and schemes should focus on the major expansion of employment in knowledge-based industries. With regard to schemes for residential development in the Regional Centre, the policy identifies that these will be acceptable where they form part of mixed-use employment schemes, comprising a good range of sizes, types, and tenures. The policy identifies that the Inner Areas of the Manchester City Region will be the first priority for residential development within the City Region to secure a significant increase in the population of these areas, to support major regeneration activity, the improvement of community facilities and the creation of sustainable communities. In order to realise this, Draft Submitted RSS proposes a significant increase in the annual housing provision figures for the Greater Manchester City Region, with Salford’s annual housing provision to increase to 1600 dwellings per annum. These figures were supported in the Panel Report.

6.5 Relevant policies within the existing RSS and Submitted Draft RSS that are supported by this Planning Guidance are set out in Appendix A.

City of Salford Unitary Development Plan (UDP)


6.6 Salford’s UDP was adopted in June 2006, and sets the strategic planning framework for the city. It identifies Central Salford as the major focus for regeneration and investment within the city, with the goal of developing Central Salford as one of the most popular and attractive places to live within the inner areas of Greater Manchester.


Spatial Framework


6.7 The entire area to which this Planning Guidance relates lies within the Regional Centre as defined in the UDP. The Regional Centre is a dynamic and vibrant area of European-wide importance, and forms the main focus for investment, economic development, and leisure and tourism activity within the Greater Manchester conurbation. Plan 11.2 shows the relationship between the Planning Guidance area and the Regional Centre. The UDP places a strong emphasis on securing a broad mix of uses and a very high quality of design in order to maximise the area’s vitality and attractiveness. The economic growth sectors of knowledge-based and media-related industries will be particularly targeted, linking to the continued development of the University of Salford as an internationally important educational facility. The UDP allows for a very significant increase in the residential population of the area, but not at the expense of the area’s mixed-use character. 


Mixed-Use Development Policies


6.8 The UDP mixed-use development policies establish the policy framework for Salford Central and are therefore the key policy basis from which this Planning Guidance has been developed. 


6.9 Policy MX1 – Development in Mixed-Use Areas, identifies that Chapel Street East and Chapel Street West will be developed as vibrant mixed-use areas with a broad range of uses and activities. Appropriate uses within these areas are identified as including housing, offices, tourism (including hotels), leisure, cultural use, education, community facilities, retail and food and drink uses, essential infrastructure and support facilities, and knowledge-based employment (including live-work units). It identifies that single-use developments are only likely to be acceptable in a limited number of circumstances, and that the policy will be used to ensure that residential development does not predominate to the detriment of the vitality and sustainability of the areas.

6.10 The Chapel Street East area relates to the area within the Inner Relief Route (Trinity Way). The reasoned justification to Policy MX1 states that the Chapel Street East area will increasingly be seen as a key quarter of Manchester city centre, with improved physical and functional connections to the rest of the city centre. It highlights the strong commercial opportunities across the area, particularly around Salford Central Station, linking to the Spinningfields development in Manchester. It estimates that in the region of 2,000 dwellings will come forward in the area over the plan period. It also identifies opportunities to improve connections within the area including the reduction of traffic along parts of Chapel Street, and highlights the potential to capitalise on the riverside location. 

6.11 The Chapel Street West area relates to the area to the west of the Inner Relief Route (Trinity Way) and incorporates the University of Salford as well as the Middlewood site, and is a key gateway into the city centre. The reasoned justification to Policy MX1 states that there are a number of redevelopment opportunities along the main Chapel Street frontage, which offer the potential to provide a full mix of uses, including facilities to serve the local population, as well as high quality architecture to complement the existing conservation areas. It identifies the potential of the Manchester, Bolton and Bury Canal and the River Irwell to support the transformation of the area. It identifies that a genuine mix of commercial, residential and community uses will result in approximately 3,000 dwellings coming forward within this area during the plan period, with the potential to secure a broader mix of housing types than may be possible in Chapel Street East. 


6.12 Policy MX2 – Chapel Street Frontage requires that development along Chapel Street incorporates active uses at ground floor level.


6.13 The UDP mixed-use policies will be applied to ensure that Salford Central is transformed into a vibrant mixed-use area. The key aspiration is for the mixed-uses to come forward across the whole of the Salford Central area and for the more commercially difficult parts to come forward at the same time as development in the more attractive areas.

Other Relevant Policies


6.14 In addition to the policies identified above, the following policies are also significant in establishing the context for this Planning Guidance:


· Policies DES1 to DES11 - Design, achieving a high standard of design within this area will be critical given its Regional Centre location.

· Policy H1 – Provision of New Housing Development, which seeks to ensure the provision of a balanced mix of dwellings in terms of size, type, tenure and affordability.

· Policy H4 – Affordable Housing, which requires developers to provide an element of affordable housing for all residential sites over 1 hectare or in housing developments of 25 or more dwellings.

· Policy E3 – Knowledge Capital, which seeks to encourage the development of a cluster of knowledge-based employment, education-related uses, cultural facilities, and other complementary uses around the University of Salford and linking through to Manchester.

· Policy E5 – Development Within Established Employment Areas, which seeks to protect existing employment areas and restrict their redevelopment for non-employment uses.

· Policy A4 – Railways, which seeks to secure improvements to the city’s railway stations, infrastructure and services, including the continued development and improvement of Salford Central Station as a major public transport facility serving Manchester city centre.


· Policy CH2 – Development Affecting the Setting of a Listed Building. There are a number of listed buildings within Salford Central (Plan 11.8) which together constitute the historic core of the city. The application of this policy will ensure that development within Salford Central will preserve or enhance the setting of the area’s listed buildings.

· Policy CH3 – Works Within Conservation Areas. The Adelphi and Bexley Square Conservation Area lies within the boundary of the area covered by this Planning Guidance (Plan 11.8). The application of this policy will ensure that development within Salford Central will preserve or enhance the character and appearance of the conservation area
.

· Policy DEV6 – Incremental Development, which identifies that on sites within or immediately adjacent to an area identified for major development, planning permission will not be granted for incremental development that would unacceptably hamper or reduce the development options for that wider area.


6.15 A full list of relevant policies of the UDP that are supported by this Planning Guidance are set out in Appendix A. 


Supplementary Planning Documents and Other Planning Guidance


6.16 In addition to the UDP, there are other planning policy documents that have been adopted by the City council or are under preparation. The policies within these documents complement this Planning Guidance and should be read alongside it. Applications for planning permission within the area will need to demonstrate general conformity with relevant policies.


Adopted documents


Design and Crime Supplementary Planning Document (adopted July 2006)

6.17 The Design and Crime SPD gives guidance on the design and layout of the physical environment so as to reduce crime, the fear of crime and anti-social behaviour. The SPD should be read in conjunction with other design guidance including the design policies of the UDP and the emerging Design SPD, as it is recognised that the objectives of improved security and the need for good design can conflict. The policies of the SPD will be applied to ensure that new development within Salford Central embraces the principles of Secured by Design and creates a physical environment that minimises opportunities for crime.


Greenspace Strategy Supplementary Planning Document (adopted July 2006)

6.18 The Greenspace Strategy SPD provides a comprehensive spatial strategy for the protection and enhancement of green space resource throughout the city. It sets local standards for the provision of green space, highlights deficiency areas within the city, identifies key sites for provision and improvements to informal recreation, and recommends where access improvements should be carried out to, and between, open space sites. The River Irwell corridor is the principal greenspace / recreation area within walking distance catchments for the majority of the area, and includes a range of greenspace areas along its length including Peel Park and the Meadows. The Irwell City Park project will transform the area to create a new urban park within the Regional Centre. The City council is preparing specific Planning Guidance to facilitate the delivery of Irwell City Park (see below).  

Nature Conservation and Biodiversity Supplementary Planning Document (adopted July 2006)

6.19 The Nature Conservation and Biodiversity SPD seeks to ensure that there is no net loss of nature conversation assets, and where appropriate there is an improvement in them. The application of the policies within the Salford Central area will ensure that development maintains and enhances biodiversity through, where possible and practicable, the incorporation of new wildlife habitat, landscaping and built features that attract wildlife.


Planning Obligations Supplementary Planning Document (adopted March 2007)

6.20 The Planning Obligations SPD establishes detailed guidance on the use of obligations in ensuring that developments make an appropriate contribution to the provision of open space; improvements to public realm, heritage and infrastructure; the training of local residents in construction skills; and the offsetting of greenhouse gas emissions. The SPD establishes a standardised approach to the calculation of financial contributions, but recognises that lower or higher commuted sums may be appropriate in individual circumstances. Policy SC3 and Chapter 8 within this Planning Guidance provide additional clarification on the use of planning obligations with regard to the Salford Central area. 

Housing Planning Guidance (adopted December 2006)


6.21 The Housing Planning Guidance expands on the policies of the UDP with regard to ensuring that new development helps to create mixed and sustainable communities. It establishes specific guidance on the mix of dwelling types, the size of dwellings, the provision of affordable housing, and the provision of student housing. The key implications of these policies for Salford Central include, Policy HOU1 which identifies that apartments will normally be the most appropriate form of housing provision in the Regional Centre; Policy HOU2 which identifies the need for apartment developments to provide a broad mix of dwelling sizes, with the majority of apartments normally having two or three bedrooms with a floorspace and layout that makes them adaptable to changing needs (typically 57sqm); and Policy HOU3 which identifies that in most circumstances 20% of dwellings should be in the form of affordable housing on all residential sites over 1 hectare or in housing developments of 25 or more dwellings.    

Development Control Practice Note: UDP Policy E5 – Development in Established Employment Areas (adopted February 2007) 

6.22 This Development Control Practice Note expands on Policy E5 of the UDP, which provides a policy framework against which proposed developments within established employment areas should be assessed. Policy E5 affords protection to sites in existing employment use. The practice note clarifies the relationship between Policies E5 and MX1, and the criteria required to justify the redevelopment of sites within an established employment area for non-employment purposes.    

Documents under preparation

Design Supplementary Planning Document (consultation on draft document undertaken September / October 2007)

6.23 The draft Design SPD sets out key guidelines to enhance the quality and distinctiveness of places when building in Salford. The document seeks to raise the quality of the built environment and ensure that high standards of design are achieved throughout the city. The draft SPD identifies the Chapel Street area as a sub-area within the Regional Centre and establishes broad area-specific design guidance. The design policies of the UDP together with the draft Design SPD provide the basis for requiring that new development within Salford Central is of a high design quality and striking architectural style that respects the area’s historic legacy; that new public realm infrastructure will be of a high design standard to reflect the area’s Regional Centre location; and that the use of creative lighting and urban art is employed to enhance the streetscape and sense of place.

Sustainable Design & Construction Supplementary Planning Document (consultation on draft document undertaken September / October 2007)


6.24  The draft Sustainable Design and Construction SPD provides guidance for developers on the integration of sustainable design and construction measures in new developments, including energy efficiency, rainwater recycling, and the provision of recycling facilities. It promotes the design and construction of buildings that minimise their environmental footprint, are economic to run over their whole lifecycle, and fit well with the needs of the local community. The policies within this guidance will be applied to ensure that new development within Salford Central embraces the principles of sustainable design and construction.

Flood Risk and Development Planning Guidance (consultation on draft document undertaken July / August 2007)

6.25 The draft Planning Guidance supplements Policy EN19 within the UDP and translates the principles and key findings of the City of Salford Strategic Flood Risk Assessment into a set of planning requirements to guide new development in areas at risk of flooding. Most of the Salford Central area lies within Low Flood Risk Zone 1 and therefore whilst a number of the policies will not apply to the majority of development sites across the area, Policy FR1 will apply with regard to requiring a Flood Risk Assessment to be undertaken for certain development proposals, and Policy FR11 will apply with regard to surface water drainage requirements. 

Irwell City Park Planning Guidance (consultation on draft document undertaken August / September 2007)


6.26 Planning guidance is being prepared to support the delivery of Irwell City Park as an exciting and unique waterfront location within the Regional Centre. It establishes a set of principles to ensure the provision of a continuous river walkway suitable for pedestrians and cyclists and the high quality design of new public open spaces and other infrastructure. Part of the Salford Central area also lies within the area covered by the Irwell City Park Planning Guidance, including the sites to the west of Adelphi Street, the majority of the Middlewood area, and the majority of the Salford Central Station Area. The Irwell City Park Planning Guidance should therefore be read alongside the Salford Central Planning Guidance for development within these areas. 

Other documents


6.27 In addition, there exist other planning documents which the City Council has adopted / are under preparation and these may also be relevant with regard to particular circumstances. Details of the statutory planning documents currently in force within the city, and a timescale for the adoption of new documents, are set out in the Council’s adopted Local Development Scheme.


Development Plan Documents


6.28 The UDP will continue as the saved plan until June 2009. As the majority of DPDs required to replace the UDP will not be adopted by June 2009, it will be necessary for the City council to seek to save a number of policies for longer than this date. The City council intends that the principles and themes set out in this Planning Guidance will form part of the approach to, and will be reflected in, two DPDs programmed for production - the Core Strategy and the Allocations DPD:


· Core Strategy – this document will set out the long-term spatial vision for the city to 2026, identify the overall level of different types of development that is envisaged in the city during that period, and identify the general geographical distribution of that development. Initial work has now commenced on this document, with public participation on the preferred options document in summer 2008.


· Allocations DPD – this will identify sites within the city for specific types of development. Work will commence on this document in June 2009.

B. AREA WIDE GUIDANCE

           Need for a Comprehensive Approach

Policy SC1 – The transformation of the whole of Salford Central into a successful, vibrant and sustainable mixed use urban area can only be achieved if the area is dealt with comprehensively. Developers will be required to demonstrate satisfactorily how their proposals will contribute in a positive and pro-active manner to the comprehensive regeneration of the Salford Central area as a whole.

            Reasoned Justification


6.29 Chapter 4 of the Guidance sets out the reasons why the city council requires the area to be dealt with comprehensively and the reasons for adopting a new approach to secure the sustainable regeneration of Salford Central.  This is an important objective and the council places a considerable amount of weight on its delivery.  The city council confirms that the URC supports this and all other policies for Salford Central set out in the planning guidance as they will contribute significantly towards the comprehensive regeneration of the area.  Securing the regeneration of The Historic Core, Chapel Street South and Adelphi is seen to be a particular priority.


Development Framework



Policy SC2 – Development proposals for individual sites must show by reference to the Development Framework  how they would form part of a series of coordinated and connected mixed use developments across the whole of Salford Central.

          Reasoned Justification


6.30 For development proposals on individual sites to be considered acceptable, the promoter must demonstrate by reference to the comprehensive Development Framework how the scheme would form part of a wider, connected series of developments, which are to follow the general and character area policy guidelines set out in this Guidance, including how the proposals will be delivered and over what time period. The Central Salford URC will take the lead on producing this comprehensive Development Framework for Salford Central by the spring of 2008.  Unconnected, poor quality piecemeal development that does not meet the desire to deal with the area comprehensively or satisfy the Guidance in other ways will be resisted.  

Planning Obligations 

Policy SC3 – The City Council will use planning obligations to secure contributions from developers of new developments in Salford Central to achieve the successful and sustainable comprehensive regeneration of the whole of the area.  


            Reasoned Justification


6.31
Chapter 4 confirms that the city council recognise that parts of Salford Central are likely to be more attractive for new developments.  In order to deliver the development and infrastructure proposals envisaged for all parts of Salford Central as set out in the Planning Guidance, the city council will seek contributions from developers through planning obligations to assist in the delivery of new developments and infrastructure.  Securing the regeneration of The Historic Core, Chapel Street South and Adelphi is seen to be a particular priority.  Further guidance on the approach that will be followed to deliver this policy objective is set out in Chapter 8 of the Planning Guidance. 

A Sense of Place 


Policy SC4 - The regeneration of Salford Central will result in a new and vibrant urban area that forms a distinctive part of the Regional Centre with a range of functions and land uses.  It will be characterised by striking contemporary architecture,  high quality and easily accessible public spaces which enhance the area’s heritage and a distinctive waterside frontage with new connections between the two cities.  It will be an area where there will be significant economic activity and on street activity and pedestrian life and movement.


Reasoned Justification


6.32 Salford Central will become an immediately recognisable place with a distinctive sense of character providing a diversity of essential functions and accessible to all.  It will deliver living, working, social and leisure opportunities for a new diverse population of local residents and workers.  Chapter 4 confirms the importance of bringing forward the regeneration of The Historic Core, Chapel Street South and Adelphi as part of the wider proposals for Salford Central, and this is particularly important given the role they could play in showing off the area’s heritage.

Accessibility


Policy SC5 –  Salford Central will be made a highly accessible place  through the provision of a network of high quality and safe pedestrian, cycling, public transport and other routes.  Other proposals for the area that are to be delivered through new development proposals or other means are as follows:


·  transforming Chapel Street into a boulevard which will involve reducing the number of lanes and adding on-street parking, addition of public transport priority routes (see below), removing traffic barriers between the lanes, and enhancing the streetscape and widening pedestrian pavements.  


· providing a new busway (part of the Leigh Guided Busway) which would connect the Crescent and Salford Central Stations.  


· increasing the number of platforms, enhancing pedestrian access, and improving bus interchange facilities at Salford Central Station.    


· exploring the potential for a new tram route running east-west connecting Salford Crescent and Central Stations through the Regional Centre to Piccadilly station.


· supporting Sustrans cycling routes through Salford Central. 


· establishing local green boulevards to reconnect Salford Central’s neighbourhoods and create a better quality urban environment. 

Reasoned Justification

6.33 Two key strategic objectives of the Planning Guidance are to improve the environment, attractiveness and safety of this part of the Regional Centre and to increase the proportion of trips made by public transport, by cycling and on foot and to reduce the proportion made by car.  Making the area more accessible through improved and adapted transportation infrastructure is a key requirement if successful comprehensive regeneration is to be achieved.  Car parking and servicing is covered separately under policy SC16.  Plan 11.6 shows the principal new highway and pedestrian connections through and from / to Salford Central.

Urban Form, Density and Building Heights

Policy SC6 – All proposed developments must have regard to the following guidelines on urban form, density and building heights:


· Urban Form and Density – New development will take on the established urban form of the Regional Centre with its dense and compact city blocks based on a regular street grid (which contrast with less rigid street patterns and lower densities further out from the heart of the Centre)  


· Building Heights – Development should have regard to the following guidelines on building heights :

· Within the Core Area of the Salford Central Station area as identified in Plan 11.4, developments of 15 or more storeys should be achieved.

· Within sites immediately adjoining the Core Area, developments of 8 or more storeys should be achieved.

· Within the River Irwell Quays area as identified in Plan 11.4, developments should not generally exceed 7 storeys. 

· Within Middlewood Locks, developments are  generally expected to achieve heights of 6 to 7 storeys complemented by some 8 storey buildings.  

· Within The Historic Core, Chapel Street South and Adelphi areas, developments are expected to achieve heights of 4 to 5 storeys with some 6 to 7 storey buildings on prominent sites, subject to impacts on the conservation area and listed buildings  

      
Reasoned Justification


6.34
The highest design quality is critical for all tall buildings (15 storeys and higher). The heights set out above are not prescriptive but they are a broad indication of acceptable heights in the different character areas which will be dependent on a full evaluation of proposals received. Applicants seeking planning permission for tall buildings should ensure that the following criteria are fully addressed (these criteria are set out in more detail in the English Heritage/CABE Guidance on Tall Buildings) : 


· Context, including the relationship with relevant topographical features and other tall buildings


· Effect on the existing built environment and in particular, the impact on the Cathedral Conservation area and nearby Grade 1 listed buildings


· Relationship to transport infrastructure, aviation constraints and, in particular, links to public transport facilities


· Architectural quality of the building including its scale, form, massing, proportion and silhouette, facing materials and relationship to other structures.  The design of the top of a tall building will be particularly important.


· Contribution to external and internal public spaces and, in particular, the relationship to the surroundings at street level


· Effect on the local environment including microclimate (particularly wind conditions) and overshadowing


· Contribution to improving access and linkages to and from the site and wider area


· Impact on the opening up or effective closure of views of key buildings / streets which help the legibility of the City Centre area In so far as relevant to a planning decision, the function and fitness for purpose of the building for its users


· Sustainability of the proposal in the broadest sense of its physical, social, economic and environmental impact

· Impact on TV reception to existing residential areas nearby


6.35
There will be flexibility in considering the individual composition of block massing so as to allow variation of height relative to aspect, street width and proximity to large scale public spaces.

6.36 Not only must the area be dealt with comprehensively, but it is also envisaged that key development sites will be developed comprehensively without sub division.  A combination of high density and large sites could potentially lead to monolithic designs which do not relate well to either existing buildings or adjoining new development.  As well as respecting the building heights set out above, key considerations will also be the treatment of rooflines and a variety of massing and other visual treatment to ensure that large developments appear as a series of individual buildings.

Key Views

Policy SC7 – New developments will be expected to protect and contribute to the quality of key views

Reasoned Justification


6.37
New development will be expected to respect the angles, alignments and changes of level of existing and proposed streets to maintain existing views where appropriate and to assist in the creation of new, quality vistas.  Views of special significance include:


· Views along Chapel Street (towards both the east and west)

· Views of Salford Cathedral and St. Philip’s Church (from all directions)

· Views along Oldfield Road (particularly northwards)

· Views along Trinity Way (towards Irwell Street both from the south west and north and towards Salford Central Station)


· Views from Bridge Street West (north towards Salford Central Station) 


· Views from Bridge Street West (north eastwards towards Trinity Bridge)


· Views across The Meadows from Adelphi


Plan 11.7 shows these key views


Car Parking and Servicing

Policy SC8 – New developments must include appropriate levels of car parking and servicing facilities

Reasoned Justification


6.38
Car parking provision should not exceed the maximum standards set out in Appendix C of the UDP.  Within mixed use schemes, developers will also be required to investigate the provision of shared parking facilities that further reduce the need for spaces.  To achieve well designed and active street frontages, ground floor car parking is not acceptable.

6.39
Servicing to non residential uses should be provided off street within the development, for example through shared surface areas.

6.40 Public parking currently provided for in Stanley Street, New Bailey Street and Gore Street car parks may need to be re-provided within a new multi-storey car park facility subject to further discussion with the City Council.  If considered necessary the total number of spaces to be provided would be based on an assessment of local needs and the implications of new commercial and residential development in the Salford Centre area.

Archaeology

Policy SC9 – Development proposals must be supported by proposals to secure the implementation of a programme of archaeological investigations 

Reasoned Justification


6.41
There has been very little archaeological investigation of historic Salford.  However, there is certain to be a wealth of remains within the area relating not only to the medieval period but also to Salford’s rich industrial legacy when the area was covered by workers housing and a variety of industrial premises. This policy is to ensure there is a record of remains of archaeological interest in accordance with policies CH5 and CH8 of the UDP.

C      GUIDANCE FOR THE CHARACTER AREAS 


6.42 Specific proposals for the five character areas are set out below:

Adelphi

Policy SC10 – The Adelphi area will include the following new developments and infrastructure upgrades and improvements:

· New mixed use development along the riverside providing commercial, residential, retail and leisure uses


· A distinctive waterside frontage including a riverside walkway and cycle path together with a variety of high quality public open spaces


· Improvement of connectivity between the Adelphi area and the river frontage, The Historic Core, Lower Broughton, Chapel Street South, Middlewood, the Salford Central Station Area and Manchester City Centre 

· A new road bridge across the River Irwell to link the site with The Meadows

· General environmental improvements 

All new development proposals in Adelphi must demonstrate how they would contribute to the comprehensive regeneration of the whole of Salford Central  

Reasoned Justification

6.43 The Adelphi area has excellent potential for new  quality development and public open spaces given its riverside location and good views over the River Irwell to the Meadows. Key objectives for the regeneration of the area include achieving a strong sense of place and local distinctiveness, seeking the sustainable and effective re-use of the riverside sites and enhancing pedestrian and cycling connections to adjoining areas.


Middlewood

Policy SC11 – The Middlewood area will include the following new developments and infrastructure upgrades and improvements:

· Creation of a sense of place and local distinctiveness within Middlewood with a mix of residential, commercial, retail and leisure development


· Provision of high quality gateway and landmark buildings appropriate for a renewed quarter of the city


· Integration of the design of individual development plots to create an overall legible and distinctive built form through a coordinated approach to building form, massing, height and roofscape


· Provision of a rational highway layout and a high level of pedestrian and cycle permeability through the site. 

· Improvement of connectivity between Middlewood and Chapel Street South, Adelphi, The Historic Core, the Salford Central Station Area and Manchester City Centre


· Reinstatement of the Manchester Bolton and Bury Canal across the site including a new canal basin and towpaths which will become an integral focal feature of the public realm design

· General environmental improvements


All new development proposals in Middlewood  must demonstrate how they would contribute to the comprehensive regeneration of the whole of Salford Central  

Reasoned Justification


6.44 The Middlewood area already benefits from an outline planning permission for a major mixed-use scheme that will comprise residential, commercial and retail and leisure uses.  Whilst the scheme is likely to be implemented in full, In the event that this scheme is not implemented in full, the schedule of developments and infrastructure improvements set out will form the basis of any new development proposals for the area.

The Historic Core

Policy SC12 - The Historic Core will include the following new developments and infrastructure upgrades and improvements:


· Striking, quality infill development that builds on the quality and character of the area for institutional, educational or cultural facilities together with residential development, student accommodation, hotels and other forms of accommodation for tourists


· Creative conversion and re-use of existing historic buildings


· Provision of flexible space for creative industries, small businesses, cafes, restaurants and bars


· Linkages to a new public space opposite St John’s Cathedral in the Chapel Street South area (Cathedral Square)


· Creation of a new public space surrounding St Philip’s Church (St Philip’s Square)


· Improvements to Bexley Square


· Improved and better defined connections with the University and Meadows, Chapel Street South, the Trinity area, the Salford Central Station area and Manchester City Centre

· General environmental improvements


All new development proposals in The Historic Core must demonstrate how they would contribute to the comprehensive regeneration of the whole of Salford Central 

          Reasoned Justification 

6.45 The quality of the architecture and historic value of many buildings within the historic core of the area ensure that it already has a unique and enticing ambience.  The proposed development and infrastructure improvements will significantly enhance this.

Chapel Street South

Policy SC13 - Chapel Street South area will include the following new developments and infrastructure improvements:


· High quality, adaptable, contemporary housing with a range of residential types and sizes and with a focus on families, complemented by smaller scale retail, leisure, community and cultural uses


· Smaller scale high quality, adaptable contemporary commercial units in a range of sizes complemented by smaller scale retail, leisure, community and cultural uses 


· A connected network of streets and spaces where new homes front onto spaces to provide quality environments and natural surveillance


· Improvements to and extension (to the south up to the railway) of Islington Park which will be transformed into an attractive open space and central recreation area for the local community.


· Creation of a new green space at Islington Way

· Provision of a playing field for use by St. Philip’s Cof E Primary School (investigation of a safe and suitable location as close to the School as is possible)

· Improvement of connectivity between Chapel Street South and Middlewood, The Historic Core, Adelphi, the Salford Central Station Area and Manchester City Centre.

· A new public space opposite St John’s Cathedral 


· A canal basin formed as part of the opening up of the Manchester, Bolton and Bury Canal


· Transformation of Chapel Street into a pedestrian and cycling friendly spine through the Central Salford area by narrowing the road to give greater priority to public transport, pedestrians and cyclists; re-establishing a continuous street frontage of fine grain development; encouraging active ground floor uses including local shops, cafes and bars at focal points, creative industries and links to the university and mediacity:uk, managed workspaces and complementary leisure and community uses elsewhere to ensure a vibrant and animated street life, that will attract students and other visitors to the area; providing short stay on-street parking to assist patronage of local businesses; provision of wide uncluttered footways and street tree planting; improved and high profile pedestrian crossing points

· General environmental improvements

All new development proposals in Chapel Street South must demonstrate how they would contribute to the comprehensive regeneration of the whole of Salford Central  

          Reasoned Justification


6.46 This is the area to the south of Chapel Street, which encompasses the Islington Estate.  The area will be transformed into a thriving residential neighbourhood that offers a mix of opportunity for urban living especially for families.  

6.47 Proposals for the regeneration and improvement of the Islington Estate have still to be established.  Residents will be engaged in a Neighbourhood Planning programme which will involve the identification and development of options for future investment into the Islington area. The Neighbourhood Planning exercise will be taking place from November 2007 to Spring 2008. It is intended that the selected options for the Estate will be incorporated into the URC’s Development Framework (Policy SC2) as part of the broader development and infrastructure improvements in Chapel Street South. 


          Salford Central Station Area

Policy SC14 – Salford Central Station will include the following new developments and infrastructure improvements:


· Development of large floorplate Grade A landmark architecture office buildings with active ground floor uses set in high quality connected and animated public realm in and around the Core Area of Salford Central Station (Plan 11.4)

· Consideration to be given to developing the air space above Salford Central Station.  Such a development would be an outstanding opportunity for a tall, landmark building designed to confirm the importance and profile of the new, regenerated Salford Central. 


· A mix of commercial and residential developments in the River Irwell Quays quarter of this character area (Plan 11.4)  Commercial uses are to be located in that part of the quarter closest to Salford Central Station and are expected to have smaller floorplates than commercial buildings in that location.  Residential developments in the remainder of the quarter are expected to be of a smaller scale than commercial developments.


· Provision of connections beneath the railway arches toward Chapel Street, with Middlewood and The Historic Core  and with Spinningfields and Manchester City Centre.

· Creative use of the railway arches for commercial, leisure, food and retail uses


· Provision of an on street bus/rail interchange adjacent to Salford Central Station (suitable locations to be investigated)

· New pedestrian bridges crossing the River Irwell 

· connecting the Salford Central Station area to the Manchester bank ( Spinningfields)


· connecting land at River Irwell Quays to the Manchester bank (Water Street) and the heart of the Regional Centre.    


· Provision of a riverside walkway, forming part of the Irwell City Park.  Through the River Irwell Quays quarter, the walkway will widen to form a clearly definable area of open space at the heart of the quarter which will form a centrepiece to development in this part of the character area

· General environmental improvements


All new development proposals in Salford Central Station must demonstrate how they would contribute to the comprehensive regeneration of the whole of Salford Central.

          Reasoned Justification


6.48 The strategic location of the Salford Central Station area close to the heart of the Regional Centre provides a good opportunity to develop it as a new commercial hub and corporate centre in the heart of Salford, complementing the Spinningfields development.  The area also includes the River Irwell Quays between the River Irwell and Trinity Way.  Whilst this part of the area has a lesser profile that around the Station, it nevertheless offers potential for a range of new developments, albeit not of the scale or density of those envisaged for the Core Area. 

7
Implementation Strategy


The Development Control Process


7.1   The development control process will be the primary way in which this Planning Guidance is implemented, specifically in terms of informing decisions on planning applications for new development and infrastructure. The Guidance does not have the status of the Development Plan (for the purposes of Section 38 of the Planning and Compulsory Purchase Act 2004) but will constitute a material consideration..  


7.2
The development guidance set out in the document interprets and follows precedents set by relevant policy of the development plan, particularly the local arm - the UDP.  In addition, the guidance was extensively consulted on and the views of local residents, the business community and other interested parties, including land owners, were taken into account.  Accordingly, in the City Council’s view the Guidance should be afforded considerable weight in planning decisions.  


7.3
Given its role in the development control process, the Planning Guidance should also be used by developers to inform the use, scale, layout and general design of their development schemes prior to their submission to the City Council for pre-application discussions.  This will help to reduce costs for developers by minimising the need for scheme amendments and will also help to improve design quality by ensuring that developments respond to the principles set out in the Guidance.  Developers will also benefit from entering into pre-application discussions with the URC in relation to its aspirations for Salford Central.

7.4    The Guidance provides a framework for all landowners to make decisions regarding their sites within Salford Central 


The Creation of Development Sites

7.5     In order to ensure that the area can be regenerated in a comprehensive and co-ordinated manner and to create the critical mass of development needed to achieve the city council’s aspirations for Salford Central, it is likely to be necessary to assemble sites of an appropriate size. Also, not all of the land required to deliver some of the core aspects of the Planning Guidance’s objectives such as the public realm proposals, is in the ownership or control of the public sector.

7.6
It is hoped that where land and interests need to be acquired to assemble sites, that this can be achieved by private treaty and by agreement. However,to complement this process, the Planning Guidance provides guidance on the City Council’s requirements for a development framework and masterplan to be prepared to show how the area could be developed for a series of coordinated and connected mixed use developments.  Its expectations are that major developers with interests in the area will take the lead on this.

Current Planning Permissions


7.7  
The overall area currently benefits from a number of relevant planning permissions.  A schedule of these forms Appendix B of the guidance.

7.8 In the event that current planning permissions are not implemented or renewed and subsequently expire, new development proposals will be expected to follow area specific development and planning policies set out in this Guidance. 


Other Implementation Strategies


7.9
In addition to its role as Local Planning Authority and coordinator of regeneration activity, the City Council will also assist in the delivery of this Guidance through its other activities, for example, through its ownership of land in the area and when designing and implementing its own improvement works such as highway and lighting schemes.  Likewise it is expected that other organisations such as statutory undertakers will have regard to these design principles.


Development Agreement between the City Council, Central Salford URC and the English Cities Fund


7.10
In view of the very strong desire of the City Council, supported by the URC, to achieve the comprehensive regeneration of Salford Central, but being mindful of the issues that have inhibited attempts to  regenerate the area in the past, the City Council and URC recently gave consideration to the benefits of entering into a partnership arrangement with a significant private developer.  


7.11
The intention behind the arrangement would be to secure the knowledge, expertise and resources of a developer with a track record of successfully regenerating areas such as Salford Central.  In the context of Salford Central the City Council and URC would encourage the developer to produce a development framework and masterplan showing how the overall area could be comprehensively regenerated through a series of major, connected mixed use developments, the scope of which would be influenced by this document.    


7.12
Landowners willing to progress the type, form, layout and design of development proposed for their land (as set out in the agreed development framework and masterplan) and who can demonstrate compliance with the thrust and principles set out in this Planning Guidance would have the in principle support of the City Council and URC.  Development proposals which do not comply with or which do not contribute towards the achievement of the objectives of this Planning Guidance will be resisted.

7.13
Following a formal tendering process, the City Council and URC  selected English Cities Fund (ECF) as its lead developer for the Salford Central Station Area, Chapel Street South and the Historic Core. and has entered into a development agreement to reflect this.   

8 Planning Obligations

8.1 All new developments in Salford Central will be required to play a full role in the city council’s vision for the area.  Planning obligations will be sought to ensure that individual developments make an appropriate contribution to the achievement of this objective. 


8.2
The city council has adopted a Planning Obligations Supplementary Planning Document (March 2007).  This expands on the policies of the UDP and is intended to provide additional guidance on the use of planning obligations within the City.  It explains the city council’s overall approach to the use of planning obligations, and sets out detailed advice on their use in ensuring that developments make an appropriate contribution to providing additional infrastructure, services and facilities  A copy of the SPD is available to view via the city council’s website: www.salford.gov.uk/planobligationspd, at public libraries in the City of Salford during normal opening hours and at the main Civic Centre, Chorley Road, Swinton (Monday to Friday 8.30 am to 4.30 pm).


8.3
The SPD confirms that planning obligations are negotiated on an individual basis, and therefore a standard approach cannot always be taken.  However, it is possible to identify the usual impacts of an ‘average’ development in relation to the demands it would generate for certain types of services and / or facilities.  The SPD takes this approach with regard to the provision of open space associated with new residential development; public realm, infrastructure and heritage; construction training; and climate change mitigation.


8.4
The SPD also confirms that a similar approach will be followed with regard to the provision of affordable housing and draws attention to the city council’s Housing Planning Guidance.  A copy of the guidance is available to view via the Council’s website: www.salford.gov.uk/housingplanningguidance  


8.5
The city council is keen to support regeneration efforts within Salford, particularly in parts of the City where market conditions mean that development is difficult to achieve or it is important to promote wider regeneration efforts within that area.  In these circumstances the city council may be prepared to accept obligation sums at a lower level than the SPD indicates would usually be the case.  Equally, there will be situations where the value of the obligation may need to be higher, and potentially significantly so.  This may be because the form and scale of development proposed generates a higher than average need, or a particular development or location warrants a higher contribution.  The city council considers that these circumstances exist in Salford Central.


8.6
Where a commuted sum is to be paid it may not be necessary or appropriate to specify within the agreement exactly how and where the commuted sum will be spent.  However, the city council provides the opportunity for the developer to influence this following the signing of any agreement to ensure that the links to and benefits for their development are clear.  This helps ensure that the planning obligations process is fair and transparent.  Also, where the cumulative impact of different development proposals within an area would result in the need for additional infrastructure, services and / or facilities or other form of mitigation, the city council may seek to pool contributions from each of those developments.


8.7 This Planning Guidance confirms that the whole of Salford Central has a very important role to play in the long term future success of the Borough and Regional Centre, but that its contribution will be limited until such time as it is substantially regenerated.  Successful regeneration can only be achieved if the area is dealt with comprehensively and promoted for a series of connected developments and uses which are described in this guidance.  To assist the city council achieve its objective of comprehensively regenerating the whole of Salford Central, and in so doing recognising that parts of Salford Central will require greater levels of investment than others, the city council intends to secure planning obligations from developers of schemes within Salford Central to deliver high quality public realm and new and upgraded infrastructure.  The city council will give careful consideration to the scope offered by individual developments in different parts of the area to contribute financially to the delivery of this key objective, which could result in some developments being required to contribute more than others (as set out in the SPD).


8.8 Based on the specific proposals for the different character areas set out in this Guidance, the city council will seek planning obligations from developers of schemes within Salford Central towards public realm, new and / upgraded infrastructure and other works as set out below: 

Schedule of Appropriate New and / or Upgraded Infrastructure etc.


· New or improved public realm, open space, infrastructure and heritage


· Environmental enhancements


· Tree planting and landscaping


· Public spaces and parks


· Signage


· Upgrade of street lighting


· Architectural lighting


· Public art


· Street furniture such as seating and litter bins


· New or improved footways and highways


· Footpath, footway or cycleway provision/improvements


· Riverside walkways


· Footbridges


· Pedestrian prioritisation


· ‘Home Zone’ works


· New access arrangements


· New access infrastructure to release sites


· Site preparation


· Site clearance


· Decontamination and other site treatment works


· General enabling works


· Temporary treatment of development sites


· Reducing and offsetting Carbon Dioxide Emissions


· Generation of renewable energy


· Improvement of energy efficiency in existing buildings


· Provision and/or enhancement of habitats that act as ‘carbon sinks’ (such as woodland planting)


· Transportation and travel


· Mitigation measures for transport implications arising from Transport Assessments for developments – including public transport, cycling and walking improvements.


· Cost of area wide transportation measures shared between developments on a fair and equitable basis – additional infrastructure and services.


· Health Facilities


· Securing new or improved health facilities where developments increase the demand for health provision

General Approach Regarding the Pooling of Financial Contributions:


8.9 Where appropriate, the city council will use financial contributions from planning obligations to mitigate the cumulative impact of different development proposals within the area which results in the need for additional infrastructure, services and facilities or other mitigation work.To achieve this objective the City Council will seek to pool contributions to maximise the positive impact of investment in new infrastructure etc. The pooling arrangement will enable provision of works at a later date or to fund works retrospectively


9
Planning Applications


9.1     All planning applications for new development and infrastructure within Salford Central should be accompanied by the following as a minimum :


· Planning Application Forms (five copies) and appropriate fee.

· Relevant Plans and Elevations:  1:500 or 1:200 scale including site edged red, proposed layout plans and proposed elevations.  All applications should also be supported by 3D visualisations and models as appropriate.


· Planning Statement – justifying the development in national, regional and local planning policy terms including the requirements of this Planning Guidance.


· Design and Access Statement – demonstrating that the proposals comply with the requirements of this Planning Guidance. Specifically the Design and Access Statement should set out:


· the design principles of the scheme


· how the design relates to its site and neighbouring sites addressing particularly:


· scale, massing, orientation and materials


· how the development relates to neighbouring public space, building lines, highways and landscape features


· how the scheme impacts on the character of the area, views and vistas and street patterns;


· how the design relates to the historic environment of the area


· how the amenity of users and neighbouring developments has been protected.

· how the scheme contributes to fulfilling the objectives of the comprehensive regeneration of Salford Central, particularly in respect of land use, design and improving connections


· features which will ensure access for all as well as safe circulation and movement in and around the site.


· measures which help to design out crime including physical security, surveillance, access and management.

· Environmental Impact Assessment (where appropriate  and as directed by the 1999 EIA Regulations)

· Traffic Impact Assessment and Green Travel Plan


· Desk Top Ground Conditions Study


· Description of underground utility services affecting the development


9.2     Pre application discussions with Planning Officers within the appropriate Authority will form an integral element of the planning and design process. The City Council operates a Development Team approach in such discussions, bringing together the relevant planning, highway, engineering and environmental professionals. Developers will also derive great benefit from having early discussions with the URC. Contact details are given in Appendix D.


9.3
Where relevant, full consultation with local businesses and residents should also be undertaken prior to the submission of a planning application in order to foster community involvement in the planning process. Details of what is expected in pre-application community involvement is set out in the city council’s Statement of Community Involvement (www.salford.gov.uk/salfordsci)

10
Monitoring of the Planning Guidance

10.1   The effectiveness of the Guidance will be regularly assessed by the City Council.  It is anticipated that this will be both a qualitative assessment as well as using quantitative indicators such as new development and infrastructure provided and improvements to existing facilities.  This assessment will help to identify whether there is any need for the Guidance to be reviewed.

11
Plans

· 11.1  Salford Central : Area Boundary


· 11.2  Strategic Location

· 11.3  Character Areas

· 11.4  Salford Central Station Area : Sub-Areas

· 11.5  Physical Constraints

· 11.6  Connectivity

· 11.7  Key Views

· 11.8  Conservation Area and Listed Buildings
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APPENDIX A - Key policies supported by this Planning Guidance

The statutory development plan for the area comprises the Regional Spatial Strategy for the North West and the City of Salford Unitary Development Plan.


Regional Spatial Strategy for the North West


Key policies within the existing Regional Spatial Strategy (adopted March 2003) that are supported by this Planning Guidance include:


Core Development Principles


· DP1 - Economy in the Use of Land and Buildings

· DP2 - Enhancing the Quality of Life

· DP3 - Quality in New Development

· DP4 - Promoting Sustainable Economic Growth and Competitiveness and Social Inclusion


Spatial Development Framework


· SD1 - The North West Metropolitan Area – Regional Poles and Surrounding Areas

· SD9 - The Regional Transport Strategy

Economic Growth and Competitiveness with Social Progress

· EC1 - Strengthening the Regional Economy

· EC3 - Knowledge-Based Industries

· EC4 - Business Clusters

· EC6 - The Regeneration Challenge: Bringing the Benefits of Economic Growth to Areas of Acute Need


· EC8 - Town Centres – Retail, Leisure and Office Development

· EC9 - Tourism and Recreation

Delivering an Urban Renaissance

· UR1 - Urban Renaissance

· UR2 - An Inclusive Social Infrastructure

· UR3 - Promoting Social Inclusion through Urban Accessibility and Mobility


· UR4 - Setting Targets for the Recycling of Land and Buildings

· UR6 - Existing Housing Stock and Housing Renewal

· UR7 - Regional Housing Provision

· UR8 - A Phasing Mechanism for Release of Housing Land

· UR9 - Affordable Housing

· UR10 - Greenery, Urban Greenspace and the Public Realm

Active Management of Environmental Resources

· ER1 - Management of the North West’s Natural, Built and Historic Environment


· ER3 - Built Heritage

· ER4 - Contribution of Built Heritage to Regeneration

· ER7 - Water Resources

· ER8 - Development and Flood Risk

· ER13 - Renewable Energy and Energy Efficiency

Ensuring High Environmental Quality

· EQ1 - Tackling Derelict Land and Contamination Issues

An Accessible Region with an Integrated Transport System

· T1 - Integrating Transport Networks in the North West

· T2 - The Regional Rail Network

· T3 - The Regional Highway Network

· T10 - Regional Priorities for Transport Investment and Management

Key policies within the Submitted Draft Regional Spatial Strategy (January 2006) that are supported by this Planning Guidance include: 


Regional Development Principles


· DP1 - Regional Development Principles

Regional Spatial Framework

· RDF1 - Main Development Locations

Working in the North West – Achieving a Sustainable Economy


· W1 - Strengthening the Regional Economy

· W2 - Broad Locations for Regionally Significant Economic Development


· W3 - Supply of Sub-regional and Local Employment Land


· W5 - Retail Development

· W6 - Tourism and the Visitor Economy

Living in the North West - Ensuring a Strong, Healthy and Just Society


· L1 - Health and Education Services Provision

· L2 - Understanding Housing Markets

· L3 - Existing Housing Stock and Housing Renewal


· L4 - Regional Housing Provision

· L5 - Affordable Housing

Transport in the North West


· RT1 - The Regional Public Transport Framework


· RT2 - Management and Maintenance of the Highway Network


· RT6 - Parking Policy and Provision

· RT8 - Regional Priorities for Transport Investment and Management


Enjoying and Managing the North West


· EM1 - Integrated Land Management

· EM3 - Green Infrastructure

Manchester City Region

· MCR1 - Manchester City Region Priorities

· MCR2 - Regional Centre and Inner Areas of the Manchester City Region


City of Salford Unitary Development Plan


Key policies in the City of Salford Unitary Development Plan 2004 – 2016 (adopted 21 June 2006) that are supported by this Planning Guidance include:

· ST1 – Sustainable Urban Neighbourhoods


· ST2 – Housing Supply


· ST3 – Employment Supply


· ST4 – Key Tourism Areas


· ST5 – Transport Networks


· ST6 – Major Trip Generating Development


· ST7 – Mixed-Use Development


· ST8 – Environmental Quality


· ST9 – Retail, Leisure, Social and Community Provision


· ST10 – Recreation Provision


· ST11 – Location of New Development


· ST12 – Development Density


· ST13 – Natural Environmental Assets


· ST14 – Global Environment


· ST15 – Historic Environment


· ST16 – Sustainable Waste Management


Mixed-Use Development


· MX1 – Development in Mixed-Use Areas


· MX2 – Chapel Street Frontage


Design


· DES1 – Respecting Context


· DES 2 – Circulation and Movement


· DES3 – Design of Public Space


· DES4 – Relationship of Development to Public Space


· DES5 – Tall Buildings


· DES6 – Waterside Development


· DES7 – Amenity of Users and Neighbours


· DES8 – Alteration and Extension


· DES9 – Landscaping


· DES10 – Design and Crime


· DES11 – Design Statements


Housing


· H1 – Provision of New Housing Development


· H2 – Managing the Supply of Housing


· H3 – Housing Improvement


· H4 – Affordable Housing


· H5 – Provision of Residential Accommodation within Existing Buildings


· H7 – Provision of  Student Accommodation


· H8 – Open Space Provision Associated with New Housing Development


Employment and the Economy


· E3 – Knowledge Capital


· E5 – Development Within Established Employment Areas


· E6 – Tourism Development


Retail and Leisure Development


· S1 – Retail and Leisure Development Within Town and Neighbourhood Centres


Education, health and community facilities


· EHC5 – University of Salford


Accessibility


· A1 – Transport Assessments and Travel Plans


· A2 – Cyclists, Pedestrians and the Disabled


· A3 – Metrolink


· A4 – Railways


· A5 – Buses


· A8 – Impact of Development on the Highway Network


· A10 – Provision of Car, Cycle and Motorcycle Parking in New Developments


Environmental Protection and Improvement


· EN5 – Irwell Valley


· EN14 – Derelict, Underused and Neglected Land


· EN16 – Contaminated Land


· EN18 – Protection of Water Resources


· EN19 – Flood Risk and Surface Water


· EN22 – Resource Conservation


· EN23 – Environmental Improvement Corridors


The City’s Heritage


· CH1 – Works to, and Demolition of, Listed Buildings


· CH2 – Development Affecting the Setting of a Listed Building


· CH3 – Works Within Conservation Areas


· CH4 – Demolition of Buildings Within Conservation Areas


· CH5 – Archaeology and Ancient Monuments


· CH7 – Manchester, Bolton and Bury Canal


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


Recreation


· R1 – Protection of Recreation Land and Facilities


· R2 – Provision of Recreation Land and Facilities


· R3 – Regional Park


· R5 – Countryside Access Network


· R7 – Recreational Use of Waterways


Development


· DEV1 – Telecommunications


· DEV2 – Advertisements


· DEV5 – Planning Conditions and Obligations


· DEV6 – Incremental Development


APPENDIX B – Regeneration and Development Context


Regeneration Context


There exist a range of relevant regeneration policy documents and initiatives, and these are summarised below. 

Salford’s Community Plan


Salford’s second Community Plan, ‘Making the Vision Real’, was published in December 2005, and identifies the following vision for the city: 


“In 2016, Salford will be a beautiful and welcoming city, driven by energetic and engaged communities of highly skilled, healthy and motivated citizens, who have built a diverse and prosperous culture and economy which encourages and recognises the contribution of everyone, for everyone.”


The Community Plan identifies seven themes that will assist in the achievement of this vision:


1) A Healthy City - improving health outcomes and reducing health inequalities;


2) A Safe City - reducing crime and disorder and improving feelings of community safety;


3) A Learning and Creative City - raising education and skill levels and developing, and promoting culture and leisure;


4) A City Where Young People Are Valued - investing and focusing resources and efforts in services, activities and opportunities that will support children and young people, and help them to achieve their full potential;


5) An Inclusive City - tackling poverty and social inequalities, and increasing the involvement of local people and communities in shaping the future of the city;


6) An Economically Prosperous City - enabling local people to fulfil their potential and supporting the local economy by encouraging business development and economic investment in the city; and


7) A City That Is Good To Live In - protecting and improving the environment and providing access to decent, affordable homes that meet the needs of local people.


Central Salford Urban Regeneration Company


Central Salford URC was established in 2005 with its three founding members being Salford City Council, the Northwest Regional Development Agency and English Partnerships. Chaired by the private sector, it brings together both public and private sector partners to attract high levels of investment, stimulate quality development and strategically deliver and co-ordinate the sustainable regeneration of the area. The URC led on the production of the Central Salford Vision and Regeneration Framework to identify the vision and key projects required to deliver the transformation of Central Salford over the next 20 years. 

The mission of Central Salford URC is to drive the transformation of Central Salford and shape the creation of a vibrant, modern city. Central Salford embraces over 2,000 hectares including part of the Regional Centre of Manchester and Salford, and is currently the home to over 72,000 people.

Central Salford Vision and Regeneration Framework


The Central Salford Vision and Regeneration Framework was approved by the URC and its founding partners (the city council, English Partnerships and the North West Regional Development Agency) in 2006 following extensive research and consultation with stakeholders. The Vision and Regeneration Framework guides the way Central Salford will look and feel over the next twenty years and sets out how it will be transformed into a beautiful, vibrant and prosperous modern city. 


Chapel Street / The Crescent is one of four transformation areas identified for their potential to improve Central Salford’s contribution to the success of the Regional Centre and to generate catalytic benefits throughout Central Salford and the rest of the City.


The Vision and Regeneration Framework identifies Chapel Street as the strand that links the river, the Regional Centre, the historic centre and Salford University to the surrounding neighbourhoods. It identifies key interventions including the enhancement of the physical environment, transforming the area into Salford’s Creative Quarter, restoring the historic city core, and stimulating the creation of new centres of commerce and urban living. A primary objective is to calm vehicular traffic in order to create a pedestrian friendly, tree-lined grand boulevard that links beautiful new public open spaces and areas for leisure and shopping. The Vision and Regeneration Framework identifies that for the Salford Central Station area the priority will be stimulating the westward expansion of corporate development in the Regional Centre. Supportive public realm initiatives and improvements to the service and redesign of facilities at Salford Central Station will create more attractive and accessible development sites helping to promote a seamless transition from Central Manchester to Central Salford.


Key projects identified within the Vision and Regeneration Framework for this area include:


· Central Station and Corporate Centre – Salford Central Station will be enhanced by new entrances and platform facilities, a public piazza, improved access and better rail services to maximise benefits from the natural extension of Spinningfields across the river to create a corporate centre in Salford. In the short to medium term, key sites for new commercial and employment opportunities exist along Gore Street and Stanley Street.


· Islington – An opportunity for the creative re-use of Regent Trading Estate, Islington Mill and Albert Mill. The district offers potential to support new commercial and residential uses, and to support the burgeoning creative industries sector.


· The Historic and Creative Quarter – Extending from Bexley Square, historic buildings will be reclaimed and enhanced; high quality new buildings and spaces will be created to form a new heart in the old City. The area will support creative employment.


· Middlewood – Middlewood Locks will be created around the re-instated Manchester, Bolton and Bury Canal to form a distinctive mixed use, housing, leisure and commercial destination.


· Manchester, Bolton and Bury Canal – A major project to revitalise and restore the Canal. Three phases of development will involve realignment, reconstruction, restoration work and co-ordination with new development.


The Irwell Corridor is also identified as a transformation area within the Vision and Regeneration Framework. The vision is to see the restoration of the River to create a new and exciting urban park, focusing on its spectacular industrial and architectural achievements, attracting new waterfront development and activities and linking neighbourhoods and communities with the heart of the Regional Centre. The project has been named ‘Irwell City Park’ and is the subject of a Stage 2 Bid to the Big Lottery Fund. Planning Guidance is being prepared to facilitate the delivery of the Irwell City Park. Irwell City Park will create a continuous riverside route which runs through the area covered by this Planning Guidance together with the creation of new areas of high quality public open space.   

Development Context

There are a significant number of development schemes currently being brought forward within the Planning Guidance area. They include schemes at various stages, including those where construction is underway, those with planning consent where development has yet to start on site, and those which are the subject of planning applications which are currently pending determination. 


The key development schemes within the area as at August 2007 are set out below:


Adelphi


Land West of Damask Avenue and West of Adelphi Street


This mixed use development was granted full planning consent in February 2007 and comprises a 27 storey development with 221 residential units with 2973sqm of retail and commercial floorspace. The development includes the creation of a public piazza and the provision of a riverside walkway. Site preparation works commenced in early 2007.


Adelphi Weir Site


A planning application was submitted in August 2006 and discussions are ongoing between the applicant and the City council. The proposed development comprises a mixed use development (to a maximum of 25 storeys) to include 406 residential units and 3810sqm of retail / commercial floorspace. The development includes the provision of a riverside walkway and the creation of a major new public square.


Adelphi Royal Site


Full planning consent was granted in February 2007 for a new build mixed-use development on this site to the rear of the former Salford Royal Hospital. The consented development scheme rises from 3 to 14 storeys and comprises 7 town houses and 183 apartments, with 949sqm of commercial floorspace. The planning consent is yet to be implemented.

Middlewood


Middlewood Locks


Outline planning consent was granted in April 2007 for a major mixed use development scheme comprising 142,697sqm of residential floorspace, 67,773sqm of commercial floorspace, and 27,191sqm of leisure / retail floorspace. The proposed development includes a significant area of public realm and is focused around the reinstated Manchester Bolton and Bury Canal, with three new public spaces to be created adjoining the canal.


Middlewood Basin


An outline planning application was submitted in December 2006 for this site which lies to the east of the Middlewood area. The proposed development would link with the Middlewood Locks scheme, with frontage to the Manchester Bolton Bury Canal. It would comprise mixed use development including 23,217sqm of residential floorspace, and 17,154sqm of commercial floorspace. This application is currently pending consideration.


Fusion


This recent development by George Wimpey occupies the south-west part of the Middlewood area. The seven storey new build development comprises 212 apartments and was completed in Spring 2007.


The Historic Core


Former Education Offices and Cathedral House


Full planning and listed building consents were granted in March 2004 for a range of works to establish a Diocesan complex for the Salford Diocese within the former Education Offices, Cathedral House, and adjacent car park. The purpose of the works is to bring together on a single site the Diocesan offices and facilities. A number of these works have been implemented with further works on site.


Boniecki Motors Site, 272-280 Chapel Street

This site occupies a  prominent location to the north side of Chapel Street on the corner of St Philip’s Place. Full planning consent was granted in April 2006 for the demolition of the existing buildings and the erection of a five storey building comprising ground floor retail / commercial uses with 33 apartments above. This planning consent is yet to be implemented.


Site at Cleminson Street / Ford Street


This part 4 / 5 storey new build residential development at the junction of Cleminson Street and Ford Street was completed in 2006 and comprises 54 apartments.


St Stephen Street


This new build residential development between St Stephen Street and Trinity Way was completed in 2004. The part 4 / 5 storey development comprises 28 apartments.


6-8 Trinity Court, St Stephen Street


Full planning consent was granted in November 2005 for this new build mixed-use development on this prominent site overlooking Trinity Way and St Stephen Street Gardens. The 9 storey consented scheme comprises 50 apartments and 305sqm of commercial space. This planning consent is yet to be implemented.

Chapel Street South

Former Stamford House, 361-365 Chapel Street / 1-9 Oldfield Road

The former Stamford House site occupies a prominent location at the junction of Chapel Street and Oldfield Road. Full planning consent was granted in October 2006 for demolition of the existing building and erection of a 7 / 8 storey building comprising 58 apartments with commercial space on ground and first floors. The former Stamford House building has now been demolished, and construction works are underway.


241-245 Chapel Street


This new build residential development on the south side of Chapel Street at its junction with Trinity Way was completed in 2003 and comprises 14 apartments.  


257-289 Chapel Street


An application was submitted in November 2004 for the redevelopment of this site on the south of Chapel Street comprising a new build 8 storey block and the retention of the former Ye Olde Nelson Public House. The development would comprise 111 apartments and retail and commercial floorspace. In January 2005 Salford City Council’s Planning Panel resolved that it was minded to approve this application subject to legal agreement. This application is currently deferred pending the completion of the s106 agreement.

Former Albert Mill, 44 Oldfield Road

Full planning consent was granted in June 2005 for the demolition of the existing building and the erection of a 6 storey building comprising 34 apartments and two ground floor commercial units. The site has now been cleared.

Former Brown Brothers Building


Planning consent was granted in March 2005 for mixed use conversion and extension to provide 21 apartments, workspace, coffee bar, a creche/nursery and retail/gallery space. This planning consent is yet to be implemented.


Former Islington Mill


Planning consent was granted in August 2003 for conversion of the former Islington Mill into 30 apartments with workshop and gallery space on the ground floor. A range of other consents have been granted over recent years for change of use and reconfiguration. The workspace within Islington Mill forms a hub for the creative industries. 

Salford Central Station Area


Salford Central Station


Restoration works to the Grade II listed New Bailey Street Railway Bridges are complete. A programme of improvements including a new entrance to the station and refurbishment of the concourse is now underway, to be completed by December 2007.


Prince’s Bridge


Planning consent was granted in March 2007 for engineering works to create a new access and road link between Prince's Bridge on Hampson Street and the existing surface car park at Stanley Street.

The Bayley, 21-23 New Bailey Street


This new build 13 storey mixed use commercial and residential development comprising 52 apartments was completed in 2006.

[image: image11.emf]

� The City council has prepared a Conservation Area Appraisal for the Adelphi and Bexley Square Conservation Area and is preparing a Management Plan. Before making planning applications within this area, further information on both of these documents should be sought from the City council (Heritage and Conservation Team) on 0161 793 2503.
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EQUALITY IMPACT ASSESSMENT


PRO-FORMA FOR THE INITIAL ASSESSMENT 



		Directorate

		Section

		Person Responsible for the Assessment



		Housing and Planning

		Planning Regeneration

		Peter Baker





		Name of Team, Service Activity or Policy to be Assessed

		Date of Assessment



		Salford Central Planning Guidance

		15/10/2007





		1.

		Briefly describe the purpose of the (i) service activities carried out by the team, (ii) the service activity or (iii) the policy

		To facilitate the transformation of the Salford Central area into a successful, vibrant and sustainable mixed use urban area which forms an integral part of the Regional Centre.





		2.

		What outcomes do we want to show that the aims of (i), (ii) or (iii) above are being achieved? 

		The comprehensive regeneration of the Salford Central area with high quality new development comprising residential, commercial, tourism, cultural, education, community, retail, leisure, and knowledge based employment uses. Investment to deliver high quality public realm and environmental improvements across the area. 





		3.

		Who is intended to benefit from (i) the service provided by the team, (ii) the service activity or (iii) the policy?

		Those who live, work, visit, learn and invest in the Salford Central area.





		4.

		What factors/forces could contribute/detract from the outcomes?

		The planning guidance will not form part of the statutory development plan, and therefore will have less material weight in planning terms than a statutory planning document.






		5.

		Are there any of the groups listed in question 7 below  which might be expected to benefit from the activity or policy but which do not, or that the policy could adversely affect?

		No





		6.

		Have consultations with relevant groups, organisations or individuals in the past indicated that this particular policy or activity creates problems which are specific to those groups, organisations or individuals?

		No





		7.

		Do you consider the activity or policy to be relevant to any of the areas listed below?

		YES

		DON’T KNOW

		NO



		

		Race

		

		

		X



		

		Gender

		

		

		X



		

		Disability

		

		

		X



		

		Sexual Orientation

		

		

		X



		

		Religion/Belief

		

		

		X



		

		Age

		

		

		X



		

		Dependant/Caring

		

		

		X



		

		Offending Past

		

		

		X



		

		Transgendered/Transsexual

		

		

		x



		The answers to questions 5-7 above will enable you to assess whether or not the activity or policy has relevance or not to race, gender, disability, sexual orientation, religion or belief, age, people with dependant/caring responsibilities, people with offending past or people who are transgendered or transsexual. If the answer to any of the questions is “yes” or “don’t know”, pass on to questions 8-11 and the authorisation at No.12. If you have answered “no” in all areas, proceed straight to the impact assessment decision at No.10.






		8.

		Give details of any positive or adverse effects of the service activity(ies) or policy on the groups listed in (a) to(i) on the following pages and details of any unmet need in relation to the groups.  For adverse impact or unmet need, indicate whether this is low, medium or high.






		

		(a)
Racial Groups






		

		Positive impact?

		Y

		N


X




		Details:






		

		Adverse impact?

		Y

		N


X




		Details:




		L, M or H?






		

		Unmet need?

		Y

		N


X




		Details:




		



		

		(b)
Different Genders






		

		Positive impact?

		Y

		N


X




		Details:






		

		Adverse impact?

		Y

		N


X




		Details:

		L, M or H?






		

		Unmet need?

		Y

		N


X




		Details:




		



		

		(c)
Disability






		

		Positive impact?

		Y




		N


X

		Details:






		

		Adverse impact?

		Y

		N


X




		Details:

		L, M or H?






		

		Unmet need?

		Y

		N


X




		Details:




		



		

		(d)
Sexual Orientation






		

		Positive impact?

		Y

		N


X




		Details:






		

		Adverse impact?

		Y

		N


X




		Details:

		L, M or H?






		

		Unmet need?

		Y

		N


X




		Details:




		



		

		(e)
Age






		

		Positive impact?

		Y

		N


X




		Details:






		

		Adverse impact?

		Y

		N


X




		Details:

		L, M or H?






		

		Unmet need?

		Y

		N


X




		Details:




		



		

		(f)
Religious Belief?






		

		Positive impact?

		Y

		N


X




		Details:






		

		Adverse impact?

		Y

		N


X




		Details:

		L, M or H?






		

		Unmet need?

		Y

		N


X




		Details:




		



		

		(g)
People with Dependants/Caring Responsibilities






		

		Positive impact?

		Y

		N


X




		Details:






		

		Adverse impact?

		Y

		N


X




		Details:

		L, M or H?






		

		Unmet need?

		Y

		N


X




		Details:




		



		

		(h)
People with an Offending Past






		

		Positive impact?

		Y

		N


X




		Details:






		

		Adverse impact?

		Y

		N


X




		Details:

		L, M or H?






		

		Unmet need?

		Y

		N


X




		Details:




		



		

		(i)
Transgendered or Transsexual






		

		Positive impact?

		Y

		N


X




		Details:






		

		Adverse impact?

		Y

		N


X




		Details:

		L, M or H?






		

		Unmet need?

		Y

		N


X




		Details:




		



		9.

		Can any of the adverse impacts identified in 8(a) to (i) above be justified on the grounds of promoting equality of opportunity for one group or for any other reason.

		Y

		N

		Details:


N/a








Impact Assessment Decision


Full impact assessment procedures are confined to those policies/activities considered likely to have significant implications for equality of opportunity and good relations between people of different groups.


		10.

		Do you consider, taking account of your analysis in the previous section, that this policy/activity needs to be submitted to a full impact assessment?











NO


Reason for decision: The Planning Guidance will not have differential impacts in terms of equality of opportunity and good relations between people of different groups.







If the answer is ‘No’ complete authorisation section at the No. 12 below.  If the answer is ‘Yes’ proceed to No. 11, then No. 12.


11.
To prioritise the programme of Full Impact Assessments, indicate the extent to which the following criteria apply by ticking the appropriate boxes



1.
The difference created between people from the different groups and the population at large.



2.
The effect of the policy/activity on the daily lives of people from the different groups.



3.
The opportunity to promote equality of opportunity and good community relations.


		

		Criteria 1

		Criteria 2

		Criteria 3



		High Impact

		

		

		



		Medium Impact

		

		

		



		Low impact

		

		

		





12.
Authorisation


Signed
Gareth Clegg 
Date
15/10/07
(Completing Officer)


Signed 
Alison Partington 
Date
15/10/07
(Equality rep or other consultee)


Signed 
Peter Baker

Date 
15/10/07
(Lead Officer)
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SALFORD CITY COUNCIL


SALFORD CENTRAL


DRAFT PLANNING GUIDANCE


SUSTAINABILITY AUDIT 


NOVEMBER 2007

		1

		BACKGROUND





		1.1

		Planning Guidance for Salford Central is being prepared to facilitate the comprehensive regeneration of this important area of the City of Salford and the Regional Centre in order to help diversify its economic base and bring in new activity.





		1.2

		The area covered by the Planning Guidance extends to 50.4 hectares. The area is bounded by the River Irwell to the east, the Manchester to Bolton railway line to the south, Oldfield Road and the River Irwell at The Meadows to the west, and Adelphi Street, Peru Street and Cleminson Street to the north.





		1.3

		The transformation will provide new high quality commercial and residential properties and leisure uses and create new urban environments, dramatic public spaces and new connections between Salford Central and Manchester City Centre. 






		1.4

		The Guidance has been prepared by Salford City Council:


· to provide an important contribution to the successful planning of the area in a situation where a comprehensive approach to regeneration and enabling development will be required;


· to explain in more detail how the City of Salford Unitary Development Plan (UDP) policies will be applied within the Salford Central area;


· to set out the guidelines which the Council as Local Planning Authority will use as a material consideration in determining applications for planning permission and other matters in the Salford Central area; and

· to establish a set of principles to ensure the appropriate mix of uses and high quality design in new development. 






		1.5

		At this stage, the Guidance does not form part of Salford’s Local Development Framework but it is clearly set within the planning policy framework provided by Regional Spatial Strategy and the City of Salford UDP.






		2

		INTRODUCTION





		2.1

		The purpose of sustainability appraisal is to promote sustainable development through the integration of social, environmental and economic considerations into the revisions of Regional Spatial Strategies (RSS) and for new or revised Development Plan Documents (DPDs) and Supplementary Planning Documents (SPDs). Under Section 39(2) of the Planning and Compulsory Purchase Act 2004, sustainability appraisal is mandatory for RSS revisions and for new or revised DPDs and SPDs. 





		2.2

		The Planning Guidance is being prepared as a non-statutory document and therefore will not form part of Salford’s Local Development Framework. Whilst the requirements of Section 39(2) of the Planning and Compulsory Purchase Act 2004 therefore do not apply to the Planning Guidance, it is considered to be of value to undertake a basic sustainability audit of the emerging Planning Guidance in order to assess the impact of the policies against a broad range of social, economic and environmental objectives.





		3

		APPRAISAL METHODOLOGY





		3.1

		Whilst the approach taken in this sustainability audit does not comply with the approach identified in the Communities and Local Government guidance document ‘Sustainability Appraisal of Regional Spatial Strategies and Local Development Documents’
, the approach has been derived from the emerging sustainability objectives that Salford City Council will adopt as the basis for the future sustainability appraisal of its Core Strategy DPD and subsequent DPDs and SPDs.



		3.2

		The establishment of sustainability objectives and criteria is central to the sustainability appraisal process and provides a way in which sustainability effects can be described, assessed and compared. Twenty two objectives are being used in total, which reflect the three dimensions of sustainability; social, economic and environmental. These objectives are listed in Table 1 below:

Table 1 – Sustainability Objectives


No.

Theme


Sustainability Objective


1


Population


To secure a self-sustaining and balanced population sufficient to support a full range of local services 


2


Health


To improve physical and mental health


3


Biodiversity, flora and fauna


To protect and enhance biodiversity


4


Soil and land


To protect and improve soil and land resources


5


Water


To protect and enhance water resources


6


To minimise the risk and impacts of flooding


7


Air


To improve air quality


8


Climatic factors


To reduce contributions to climate change


9


Material assets


To minimise the use of non-renewable resources


10


Cultural heritage


To protect and enable the appreciation of the city’s heritage


11


Landscape and townscape


To maintain and enhance the quality and character of the landscape and townscape


12


Amenity


To protect and enhance amenity

13

Crime

To reduce crime and the fear of crime

14

Economic health

To maximise economic growth that can be sustained in the long-term

15

Prosperity

To enhance economic inclusion

16

Education

To improve the city’s knowledge base

17

Housing

To ensure that everyone has access to a good home that meets their needs

18


Accessibility


To improve accessibility to facilities and opportunities 


19


To reduce the need to travel


20


Community cohesion


To improve community cohesion


21


Decision-making


To increase involvement in decision-making


22


Image


To improve perceptions of the city






		3.3

		The sustainability audit considers two options:


· Option 1 – No change option, where the policies of the Draft Planning Guidance are not applied. 


· Option 2 – The policies of the Draft Planning Guidance are applied, facilitating the comprehensive regeneration of the Salford Central area.





		3.4

		Each option has been assessed on the basis of a five-point scale, with an additional ‘uncertain’ category where the impact is not known:


+ +


MAJOR POSITIVE


+


MINOR POSITIVE


0


NEUTRAL


-


MINOR NEGATIVE


- -


MAJOR NEGATIVE


?


UNCERTAIN






		3.5

		In addition, a broad description has been provided together with the potential for mitigation to either reduce the negative effects or maximise the positive effects. The full assessment is set out in Appendix 1.






		3.6

		The production of this sustainability audit represents the first stage in the sustainability audit process. As the Planning Guidance is not subject to Section 39(2) of the Planning and Compulsory Purchase Act 2004, no sustainability scoping has been undertaken prior to the production of this document. 






		3.7

		This sustainability audit will be subject to consultation alongside the Draft Salford Central Planning Guidance during the period 2nd November to 13th December 2007. Following the period of public consultation, the sustainability audit will be amended where necessary and finalised for publication together with the adopted Planning Guidance. The timing of key sustainability audit stages is set out in Table 2 below:


Table 2 – Timetable of sustainability audit stages


Stage


Timing


Preparation of Sustainability Audit report


October 2007


Period of 6-week consultation alongside 


Draft Planning Guidance


2nd November to


13th December 2007


Preparation of final Sustainability Audit report


Early 2008

Adoption of Planning Guidance (for publication alongside Sustainability Audit, Equality Impact Assessment, and Consultation Statement)


Spring 2008





		4

		SUMMARY ASSESSMENT OF FINDINGS





		4.1

		Appendix 1 sets out the detailed option assessment against the sustainability objectives.






		4.2

		In summary, the application of the Salford Central Planning Guidance policies will realise positive impacts across a broad range of social, economic and environmental objectives. In all instances, the application of the Planning Guidance policies would result in impacts that are either the same as, or more positive than, those that would be realised under the no change option. 





		

		Option 1 – no change option






		4.3

		Whilst the majority of the impacts under the no change option are neutral, the sustainability audit identifies a number of negative impacts which are currently being realised, and are likely to continue to be realised or potentially exacerbated if no policies are introduced to mitigate these impacts. These negative impacts include the impact on physical and mental health, crime and the fear of crime, community cohesion, and perceptions of the city. The application of the Planning Guidance policies would mitigate each of these negative impacts, and indeed would ameliorate all of these impacts to realise positive outcomes. 






		

		Option 2 – Planning Guidance policies are applied





		4.4

		The application of the Planning Guidance policies would result in positive impacts across a broad range of social, economic and environmental objectives. Major positive impacts would be derived in terms of securing a self-sustaining and balanced population sufficient to support a full range of local services, maintaining and enhancing the quality and character of the landscape and townscape, protecting and enhancing amenity, maximising economic growth that can be sustained in the long-term, and improving perceptions of the city. In addition to this, positive impacts would also be derived in terms of improving physical and mental health, protecting and enabling the appreciation of the city’s heritage, reducing crime and the fear of crime, enhancing economic inclusion, improving the city’s knowledge base, ensuring that everyone has access to a good home that meets their needs, improving accessibility to facilities and opportunities, reducing the need to travel, improving community cohesion, and increasing involvement in decision-making. There are a number of objectives where the application of the policies is likely to have a neutral impact, however in all cases this is either the same as, or more positive than, the impact that would be derived under the no change option.   





		

		Conclusion






		4.5

		In conclusion, the sustainability audit indicates that the application of the Planning Guidance policies will result in positive impacts across a broad range of social, economic and environmental objectives.







		No.

		Sustainability Objective

		Option 1 –


no change

		Option 2 – Planning Guidance applied

		Comments and mitigation



		1

		To secure a self-sustaining and balanced population sufficient to support a full range of local services 

		0

		+ +

		The no change option would have a neutral impact on this objective. The Salford Central area suffered from significant population loss from the 1960s onwards which undermined the area’s ability to support local services. One of the key problems that the area currently faces is a lack of local shopping, community and leisure facilities. Whilst the levels of population decline have slowed over the last decade, and in some areas have started to increase due to new residential development, there is still an undersupply of appropriate local facilities to serve the area’s residential and business communities. Areas within Salford Central also suffer from high levels of deprivation which serves to undermine its ability to sustain viable local services.

The application of the Planning Guidance policies would strongly support the realisation of a self-sustaining and balanced population. Policy MX1 of the UDP is supplemented by policies SC1 and SC4 of the Guidance which relate to the transformation of Salford Central into a vibrant mixed use area comprising residential, commercial, tourism, cultural, education, community, retail, leisure, and knowledge based employment. A key element of this mixed use development will be new residential development which will increase the area’s resident population. The policies will support the diversification of the area’s population to create a sustainable mixed community. Diversifying the housing tenure and socio-economic profile of the area’s population will support its ability to sustain viable local services, particularly in terms of retail facilities. Similarly, the  Planning Guidance will support the development of new commercial development which through increasing the area’s business population will also contribute to the area’s ability to attract and sustain a wider range of local services.






		2

		To improve physical and mental health

		- / ?

		+

		Whilst it is difficult to quantify, the no change option could have a negative impact on physical and mental health. The area currently suffers from high levels of deprivation, and research demonstrates that people living within areas of deprivation are more likely to suffer from poor health. The area has limited recreation facilities in terms of both greenspace resources and indoor facilities and this situation is unlikely to improve under the no change option. The high number of derelict and vacant buildings within the area undermines its appearance and the unattractive environment will have an impact on local perceptions of the area and quality of life. There is evidence that a poor quality local environment can have a negative impact on mental health.  

The application of the Planning Guidance can be expected to have a positive impact on physical and mental health. The comprehensive regeneration of the area will seek to address levels of deprivation through providing new employment opportunities, and better quality housing choices for all. Environmental improvements will create an attractive environment with high quality public realm and areas of greenspace. The comprehensive approach to regeneration will bring derelict and empty sites back into use and positively raise aspirations across the area.  






		3

		To protect and enhance biodiversity

		0

		0 / +

		The application of the Planning Guidance policies is likely to have a minor positive impact on biodiversity. The comprehensive regeneration of the Salford Central area will include the development of high quality public realm and landscaping throughout the area. This will facilitate some new habitat creation, together with the improvement of existing greenspace areas. Within the Middlewood Locks area the reinstatement of the Manchester, Bolton and Bury Canal and associated public realm and landscaping will also facilitate new waterside habitat creation. 

The relevant policies within the City of Salford UDP and the adopted Nature Conservation and Biodiversity Supplementary Planning Document would apply under both options. These policies promote habitat creation and the incorporation of measures to protect and enhance biodiversity as part of new development. It is likely that the scale of the development and the comprehensiveness of approach under the application of the Planning Guidance policies could realise more positive impacts in terms of supporting these biodiversity policies than the more piecemeal approach to development under the no change option.   





		4

		To protect and improve soil and land resources

		0

		0

		It is likely that neither option would have a significant impact on soil and land resources.





		5

		To protect and enhance water resources

		0

		0 

		The relevant policies within the City of Salford UDP and the emerging Sustainable Design and Construction Supplementary Planning Document would apply under both options. It is likely that neither option would have a significant impact on water resources.






		6

		To minimise the risk and impacts of flooding

		? / 0

		? / 0

		The majority of the Salford Central area lies outside of High Flood Risk Zone 3 and Medium Flood Risk Zone 2 as identified in Salford’s Draft Flood Risk and Development Planning Guidance (equivalent to the Environment Agency’s indicative 1:100 year and 1:1000 year flood risk zones respectively). With regard to Low Flood Risk Zone 1 in which the majority of the Salford Central area lies, the Draft Flood Risk Planning Guidance requires that a Flood Risk Assessment accompanies planning applications for development of more than 1ha in size, and that new development should demonstrate that the disposal of surface water from the site will not exacerbate existing flooding. It also encourages that Sustainable Drainage Systems should be used where practicable.


The increase in development density under both options could increase levels of surface run-off in the event of high levels of precipitation, which could have an impact in terms of flood risk. The application of the Draft Flood Risk Planning Guidance policies would seek to mitigate this risk under both options. 





		7

		To improve air quality

		0

		0 / +

		At a city-wide scale (or wider) it is likely that neither option would have a significant impact on air quality. However at a local level the application of the Planning Guidance policies could have a positive impact on local air quality. Traffic removal from Chapel Street associated with its redevelopment as a pedestrian friendly green boulevard could significantly improve local air quality. This could deliver positive health impacts for local residents. If traffic was to simply divert to other routes there would be no net improvement in air quality, other than local improvement to the Chapel Street area. If however traffic calming and road narrowing were to encourage a modal shift amongst road users towards increased use of public transport, this could realise air quality improvements at a wider level. The application of the Planning Guidance policies will encourage improvement of public transport facilities, and Policy SC5 Accessibility identifies enhancements to Salford Central Station, a new guided busway, and exploring the potential for a Metrolink extension to Wigan to run via Chapel Street. All of these measures could support a modal shift towards public transport and therefore realise in the longer term a net improvement in air quality.    

 



		8

		To reduce contributions to climate change

		0 / +

		0 / +

		The policy context provided by existing planning documents at the national, regional and local level provides the basis through which new development is encouraged to reduce contributions to climate change, and therefore under both options it is likely that the bringing forward of new development would broadly support this objective. The emerging Sustainable Design and Construction Supplementary Planning Document would apply under both options would encourage the incorporation of measures in new development which will embrace sustainable construction and energy efficiency. Each of these measures would support the objective of reducing contributions to climate change.





		9

		To minimise the use of non-renewable resources

		0 / +

		0 / +

		The policy context provided by existing planning documents at the national, regional and local level provide the basis through which new development is encouraged to minimise the use of non-renewable resources, and therefore under both options it is likely that the bringing forward of new development would broadly support this objective. The emerging Sustainable Design and Construction Supplementary Planning Document would apply under both options and would encourage the incorporation of measures in new development which will minimise the use of non-renewable resources. 






		10

		To protect and enable the appreciation of the city’s heritage

		0 / +

		+

		The Adelphi and Bexley Square Conservation Area lies within the area covered by the Salford Central Planning Guidance. The City Council has prepared a Conservation Area Appraisal and will be preparing a Management Plan for this conservation area. The implementation of the Management Plan will support the objective to protect and enable the appreciation of the city’s heritage. In addition, the policies within the City of Salford UDP provide strong protection for the city’s heritage. Within this context, under both options future development in this area is likely to have a neutral or positive impact on the realisation of this objective. 

However, the comprehensive nature of redevelopment that would be realised through the application of the Planning Guidance policies could deliver a more positive impact in terms of this objective, through creating a unified townscape that effectively responds to the area’s heritage. By contrast, a more piecemeal approach to development under the no change option is unlikely to deliver such a high quality built environment. 





		11

		To maintain and enhance the quality and character of the landscape and townscape

		0 / +

		+ +

		The no change option is likely to have a neutral or minor positive impact on the quality and character of the townscape of the area. The Unitary Development Plan has comprehensive design policies which provide the basis for requiring a high standard of design in all new development, and this is supplemented by the emerging Design Supplementary Planning Document. 

The application of the policies of the Planning Guidance would strongly support this objective. Policies SC1 and SC2 provide the basis for a comprehensive approach to redevelopment, which will deliver high quality urban design in terms of townscape and public realm, that reflects the area’s important location within the Regional Centre. Policy SC4 seeks to create a new and vibrant area that forms a distinctive part of the Regional Centre, and that the area will be characterised by striking contemporary architecture and high quality public spaces which enhance the area’s heritage. The Planning Guidance seeks to achieve a step-change in the townscape quality of the area through high quality new development. This comprehensive approach would deliver a more unified townscape as opposed to incremental development on a piecemeal basis under the no change option.   






		12

		To protect and enhance amenity

		0

		+ +

		The application of the Planning Guidance policies would have a strong positive impact on amenity. Through ensuring a comprehensive approach to regeneration the Planning Guidance would facilitate the creation of a sustainable mixed community with a range of facilities and local services. 


The area currently suffers from poor levels of amenity for its existing resident and business communities, with poor environmental quality with high levels of dereliction and vacancy, poor quality open space, traffic congestion and associated air pollution and an undersupply of local retail and community facilities. Under the no change option this situation is unlikely to significantly change.     

The Planning Guidance will facilitate the transformation of Salford Central to create a vibrant and modern part of the Regional Centre. This will include large scale environmental improvements across the area with high quality public realm and improved open spaces, traffic removal from Chapel Street and its establishment as a pedestrian friendly green boulevard, and mixed use development to provide a comprehensive range of local facilities to serve the area’s resident and business population. The combined effects of this transformation will deliver significant positive impacts in terms of amenity.





		13

		To reduce crime and the fear of crime

		- / 0

		+

		The Salford Central area currently suffers from relatively high levels of crime and the fear of crime. The levels of dereliction and vacancy within the area serve to undermine perceptions of the area and are frequently targets for vandalism. The no change option is not likely to have an impact on this objective, and there is a risk that crime levels and perceptions of crime may increase. The policies of the adopted Design and Crime Supplementary Planning Document would be applied under both options with regard to new development within the Salford Central area.

The application of the Planning Guidance policies would however make a positive contribution to reducing the fear of crime and acting to discourage acts of crime. Through facilitating the comprehensive regeneration of the area, areas of dereliction and vacancy would be replaced with high quality new development. This would both improve the physical image of the area and also bring in significantly greater levels of activity. New mixed development will bring activity throughout the day and evening with business uses, residential accommodation, and evening economy uses. In urban design terms, the Planning Guidance will ensure that development creates active frontages with high levels of overlooking of the street. Cumulatively, the impact of these policies will serve to significantly improve perceptions of safety within the area, and reduce the opportunities for criminal activity.   


 



		14

		To maximise economic growth that can be sustained in the long-term

		0

		+ +

		The no change option is likely to have a neutral impact on delivering sustainable long-term economic growth. On the basis of recent development across the area, it is likely that schemes coming forward for development will be predominantly residential in use. 


The application of the Planning Guidance policies will deliver a truly mixed use inner urban area which positively responds to its Regional Centre location. Redevelopment will facilitate large scale commercial development that delivers significant economic growth and new employment opportunities. The Salford Central area will accommodate a wide range of commercial activity, including large floorplate Grade A office space, together with smaller floorplate office space and flexible workspace to support the creative industries. Retail and leisure uses will contribute to the vibrant mix of uses across the area. Where the Salford Central area has failed to capitalise on its location within Manchester / Salford city centre, the application of the Planning Guidance policies will facilitate the transformation of this area into a key part of the Regional Centre economy.   






		15

		To enhance economic inclusion

		0

		+

		The application of the Planning Guidance policies can be expected to deliver positive benefits in terms of enhancing economic inclusion. The comprehensive regeneration of the Salford Central area will deliver significant new employment opportunities as identified under Objective 14 above. Salford City Council and the Central Salford Urban Regeneration Company will be working together to ensure that local communities are able to access employment opportunities created.  





		16

		To improve the city’s knowledge base

		0

		+ 

		The Salford Central area lies within the Regional Centre, which is an established hub of the knowledge based economy. The area has to date failed to fully capitalise on this opportunity to develop as a location for the knowledge based industries, and the no change option is unlikely to see this situation change.

The application of the Planning Guidance policies will facilitate the comprehensive regeneration of the area, including a significant element of new employment floorspace and job opportunities as identified under Objective 14 above. This will enable the Salford Central area to develop as an integral part of the Regional Centre’s knowledge based economy. Policy E3 of the Salford UDP identifies an Arc of Opportunity for the development of a Knowledge Capital. This will consist of a cluster of knowledge based employment, education related uses, cultural facilities and other complementary uses to be developed around the University of Salford and linking through to the universities within the city of Manchester. The Salford Central area lies at the heart of the Knowledge Capital Arc of Opportunity and the Planning Guidance expands upon and provides a vehicle for the realisation of this objective. The delivery of the policies within the Planning Guidance therefore has the potential to make a significant contribution to developing the city’s knowledge based economy.





		17

		To ensure that everyone has access to a good home that meets their needs

		0

		+

		The Salford Central area benefits from a strong existing residential community across a range of tenures including the social rented sector and owner occupied properties. The Planning Guidance through facilitating the comprehensive regeneration of the area will support the development of a sustainable mixed community through the provision of new residential development of a range of housing types and tenures, providing housing choice to existing and new residents.


The City Council and Salix Homes will be working with partners to ensure that the housing needs of existing residents within the social rented sector are met, through exploring with residents the options for their area. Policy SC13 of the Planning Guidance relates specifically to the Chapel Street South area, in which the Islington Estate lies. Through supporting investment in both the private and public sector housing sectors within the area, the Planning Guidance will have a positive impact on realising this objective.






		18

		To improve accessibility to facilities and opportunities 

		0

		+

		The no change option would have a neutral impact on this objective. One of the key problems that the area currently faces is a lack of local shopping, community and leisure facilities. Whilst the levels of population decline have slowed over the last decade, and in some areas have started to increase due to new residential development, there is still an undersupply of appropriate local facilities to serve the area’s residential and business communities. Areas within Salford Central also suffer from high levels of deprivation which serves to undermine its ability to sustain viable local services.


The application of the Planning Guidance policies would support the realisation of this objective in terms of both facilitating the development of new local retail and community facilities as part of the comprehensive mixed use regeneration, and in terms of improving opportunities through new jobs created within the area. This will improve accessibility to facilities and opportunities for both existing and new residents and businesses.






		19

		To reduce the need to travel

		0

		+

		The application of the Planning Guidance policies can be expected to have a minor positive impact on reducing the need to travel. Through creating a mixed use community within the Regional Centre, the objective is for the Salford Central area to develop a comprehensive range of local services and facilities that will meet the needs of residents and businesses. Due to the existing lack of local services and facilities within the area, there is a need to travel outside of the area to access these, for example convenience / grocery shopping. The development of a sustainable mixed use community would therefore reduce the need to travel through locating a range of uses within walking distance of the area’s resident and business communities.


The area also benefits from its Regional Centre location, and therefore the location of new residential and commercial development within the area accords with Planning Policy Statement 6 through focusing commercial and higher density residential development in town centres and those areas with strong public transport accessibility. Through embracing the principles of urban renaissance and city centre living, the regeneration of the Salford Central area will support the realisation of this objective through locating high trip generating development within areas that are highly accessible by a range of public transport, and through reducing the need to travel by locating residential, commercial and retail and leisure uses centrally as vibrant mixed use development.





		20

		To improve community cohesion

		- / 0

		+

		The existing concentrations of deprivation within the area and its poor environmental quality currently do little to foster community cohesion. Recent development within the area has principally been private residential apartment development, and it could be contended that these developments have failed to bring benefits to the wider area. This may be perceived as a source of tension where the area’s communities become polarised, and new residential development fails to integrate with the existing communities. Under the no change option this situation is unlikely to improve and may deteriorate further as new piecemeal residential development comes forward.

The Planning Guidance will facilitate the comprehensive regeneration of the area and will ensure that new development makes a positive contribution to the wider area, in terms of for example funding environmental and public realm improvements, attracting new local services and facilities, and facilitating the development of affordable and social housing. This will support community cohesion and prevent the polarisation of the area’s communities by ensuring that there are tangible regeneration benefits in which all can share. 


 



		21

		To increase involvement in decision-making

		0

		+

		The production of the Planning Guidance and Development Framework will provide extensive opportunities for the engagement of residents, businesses and other stakeholders in establishing the vision and direction for change in the area. The Consultation Statement which accompanies the Draft Planning Guidance provides further detail on the consultation that has previously taken place and the consultation and involvement activities that will be undertaken to inform the production of the Planning Guidance. Under the no change option, local residents and businesses would only be consulted on planning applications submitted within the area on a piecemeal basis, or via pre-submission consultation where this is undertaken, and therefore there would be no mechanism for them to meaningfully express their wider aspirations and desires for the future of their area. Consultation on the Planning Guidance and Development Framework presents this opportunity and will therefore realise this objective to increase involvement in decision making.





		22

		To improve perceptions of the city

		-

		+ +

		The existing poor environmental quality and high levels of vacancy and dereliction present a negative image of the area. The Salford Central area is the historic core of Salford and as part of the Regional Centre is one of the most high profile locations within the city. As the historic heart of Salford, the condition of the Chapel Street area currently presents a negative impression of Central Salford and the city as a whole. Under the no change option it is unlikely that this situation would significantly improve through smaller scale incremental development that would fail to realise the necessary step-change in urban design quality.

The application of the Planning Guidance policies offers the potential to transform perceptions of the Salford Central area, and perceptions of Salford more generally. The comprehensive approach to regeneration would deliver a vibrant high quality new quarter within the Regional Centre. The scale of the transformation would demonstrate that Salford is ‘open for business’ and that its transformation into a place that is ‘beautiful, vibrant and prosperous’ is well under way. Chapel Street / The Crescent is one of four transformation areas identified in the Central Salford Vision and Regeneration Framework and the comprehensive regeneration of Salford Central would deliver a step-change in the image of this key area and set a benchmark for the high standards of urban design that Central Salford deserves.







� Communities and Local Government (formerly Office of the Deputy Prime Minister), November 2005.








