PLANNING AND TRANSPORTATION REGULATORY PANEL    3rd JULY 2008


OTHER ISSUES

TV reception

The applicants have also submitted a TV reception survey report for the development. It reports that some loss of reception may occur for residents of units within the main body of the site, particularly from the tall buildings to the south on Clarence Street. It is proposed to condition and secure mitigation, which must be in place prior to occupation of any affected units.

Refuse

The applicants have submitted a refuse strategy for the site, which details that full provision will be made for refuse vehicles to enter the site, and for bins to be stored and serviced in accordance with the Council’s strategy.

Knotweed

Members attention to drawn that Knotweed controlled through condition 9 of the outline permission, which requires the submission of a scheme for the treatment of knotweed prior to commencement of any phase.

VALUE ADDED TO DEVELOPMENT


This application, as with the outline application, is the result of ongoing discussions with the applicants and their advisors. Through these discussions, improvements to the design and landscaping have been secured. This is an ongoing process which will continue for the remaining phases of the redevelopment of the area. 

CONCLUSION

In conclusion, the proposed developments would, as part of the wider proposals for the regeneration of this part of Lower Broughton, have significant benefits, including the creation of a sustainable community, the re-use of existing infrastructure, improvements to accessibility and increased economic activity. The proposals will build on the successful work achieved in earlier phases and help to realise long-standing aspirations for the area. The proposals fully comply with the thrust of national, regional and local planning policy and therefore it is recommended that each application is approved, subject to conditions.

RECOMMENDATION
Approve Subject to the following Conditions

1.
Prior to commencement, save for clearance and site remediation, a scheme for the provision of surface water drainage works shall be submitted to and approved by the Local Planning Authority. The development shall then be implemented entirely in accordance with the approved scheme and be retained thereafter unless otherwise agreed in writing by the Local Planning Authority.

2.
The development hereby approved shall be fully implemented in accordance with the flood mitigation measures detailed in the Lower Broughton Redevelopment Flood Risk Assessment (March 2008) and the Lower Broughton Redevelopment Flood Risk Assessment Addendum (May 2008) unless otherwise agreed in writing by the Local Planning Authority.

3.
Prior to first occupation a scheme illustrating a flood warning and emergency planning system shall be submitted to and approved in writing by the Local Planning Authority. The approved system shall be brought into force prior to the occupation of any unit and shall be retained and revised at all times thereafter unless otherwise agreed in writing by the Local Planning Authority.

4.
Prior to commencement, save for clearance and site remediation, a strategy for dealing with the ingress of flood waters (including the use of appropriate building materials) shall be submitted to and approved in writing by the Local Planning Authority. The development shall be fully implemented in accordance with the approved materials and the approved strategy shall be maintained and revised at all times thereafter.

5.
Prior to the commencement of development a further survey shall be undertaken to assess the location of possible bats roosts in building or trees within the site. If roost sites are identified, a method statement detailing the measures to be taken to mitigate against any disturbance to bats (including the provision of bat boxes) and the timescales involved in such mitigation should be submitted to and approved in writing by the Local Planning Authority. The approved method statement shall be implemented in full with the approved timetable.

6.
The applicant shall, with regard to television reception in the area containing the application site, provide the City Council as local planning authority with studies that: 


a) Identify, before each phase of the development commences, the potential impact area in which television reception is likely to be adversely affected by that phase of the development. The study shall be carried out either by the Office of Communications (Ofcom), or by a body approved by Ofcom and shall include an assessment of when in the construction process an impact on television reception might occur. 


b) Measure the existing television signal reception within the potential impact area identified in (a) above before development commences. The work shall be undertaken either by an aerial installer registered with the Confederation of Aerial Industries or by a body approved by the Office of Communications, and shall include an assessment of the survey results obtained. 


c) Assess the impact of the development on television signal reception within the potential impact area identified in (a) above within one month of the practical completion of the development or before the development is first occupied, whichever is the sooner, and at any other time during the construction of the development if requested in writing by the City Council as local planning authority in response to identified television signal reception problems within the potential impact area. The study shall identify such measures necessary to maintain at least the pre-existing level and quality of signal reception identified in the survey carried out in (b) above. The measures identified must be carried out either before the building is first occupied or within one month of the study being submitted to the City Council as local planning authority, whichever is the earlier.

7.
There shall be no clearance of vegetation during the main bird breeding season (March to July inclusive) unless nesting birds have been shown to be absent.

8.
Prior to commencement, save for clearance and site remediation, a scheme detailing how the development accords with the principles of the Councils Sustainable Design and Construction SPD, which is generally in accordance with paragraphs 7.44-7.48 of the Supporting Planning Statement (March 2008) shall be submitted to and approved in writing by the Local Planning Authority. The approved scheme shall be installed prior to occupation of each unit and shall thereafter be retained and maintained thereafter unless otherwise agreed in writing by the Local Planning Authority.

(Reasons)
1.
To reduce the increased risk of flooding by ensuring the provision of a satisfactory means of surface water disposal in accordance with EN19 of the Unitary Development Plan.

2.
In order to reduce flooding in accordance with policy EN19 of the adopted Unitary Development Plan.

3.
To ensure the provision of a satisfactory means of escape.

4.
The buildings are within an area at risk of flooding.

5.
In order to ensure than legally protected species are not unacceptably affected, in accordance with Policy EN10 of the Unitary Development Plan.

6.
To safeguard the amenity of the future occupants of the development in accordance with policy DES 7 of the City of Salford Unitary Development Plan.

7.
In order to ensure than legally protected species are not unacceptably affected, in accordance with Policy EN10 of the Unitary Development Plan.

8.
To ensure the development accords with policy EN22 of the Unitary Development Plan and the Sustainable Design and Construction SPD.

Note(s) for Applicant

1.
The proposed development lies within a coal mining area. In the circumstances the Applicant should take account of any coal mining related hazards to the stability of their proposal. Developers must also seek permission from the Coal Authority before undertaking any operation that involves entry into any coal or mines of coal, including coal mine shafts and adits and the implementation of site investigations or other works.   Property specific summary information on any past, current or proposed surface and underground mining activity to affect the development can be obtained from the Coal Authority. The Coal Authority Mining Reports Service can be contacted on 0845 762 6848 or at www.coal.gov.uk

2.
The applicant is advised that the requirements of condition 5 of outline planning permission 06/52316/OUT are hereby revised such that the Master Zoning plan Figure 4.4 of the Lower Broughton, Salford: Environmental Impact Assessment March 2006 is superseded by figure 4.1 of the Lower Broughton Phases 2, 3 and 5 Environmental Impact Assessment March 2008.

3.
The applicant is advised that the requirements of condition 7 of outline planning permission 06/52316/OUT are hereby revised such that the Maximum Building Heights plan Figure 4.3 of the Lower Broughton, Salford: Environmental Impact Assessment March 2006 is superseded by figure 4.2A of the Lower Broughton Phases 2, 3 and 5 Environmental Impact Assessment March 2008 for the avoidance of doubt this allows for a greater height than three storeys or 11m within 100m of the centre point of the Church of the Ascension (Condition 8 of 06/52316/OUT).

4.
The applicant is advised that the requirements of condition 8 of outline planning permission 06/52316/OUT are hereby revised such that the Master Zoning plan Figure 4.4 of the Lower Broughton, Salford: Environmental Impact Assessment March 2006 is superseded by figure 4.1 of the Lower Broughton Phases 2, 3 and 5 Environmental Impact Assessment March 2008.

APPLICATION No:
08/56283/REM

APPLICANT:
Countryside Properties UK Ltd

LOCATION:
Land Fronting Clarence Street (known As Phse 5)      

PROPOSAL:
Details of reserved matters for siting, design,external appearance, means of access and landscaping in relation to the erection of 428 apartments, laying out public open space, public spaces, car parking and ancillary uses together with associated highway and other works

WARD:
Broughton

INTRODUCTION

Members are asked to refer to the Panel report for 08/056281/REM for a full description and appraisal of this application. The recommendation for approval is subject to the conditions set out below.

RECOMMENDATION

Approve, subject to the following conditions:

1.
Prior to commencement, save for clearance and site remediation, a scheme for the provision of surface water drainage works shall be submitted to and approved by the Local Planning Authority. The development shall then be implemented entirely in accordance with the approved scheme and be retained thereafter unless otherwise agreed in writing by the Local Planning Authority.

2.
The development hereby approved shall be fully implemented in accordance with the flood mitigation measures detailed in the Lower Broughton Redevelopment Flood Risk Assessment (March 2008) and the Lower Broughton Redevelopment Flood Risk Assessment Addendum (May 2008) unless otherwise agreed in writing by the Local Planning Authority.

3.
Prior to first occupation a scheme illustrating a flood warning and emergency planning system shall be submitted to and approved in writing by the Local Planning Authority. The approved system shall be brought into force prior to the occupation of any unit and shall be retained and revised at all times thereafter unless otherwise agreed in writing by the Local Planning Authority.

4.
Prior to commencement, save for clearance and site remediation, a strategy for dealing with the ingress of flood waters (including the use of appropriate building materials) shall be submitted to and approved in writing by the Local Planning Authority. The development shall be fully implemented in accordance with the approved materials and the approved strategy shall be maintained and revised at all times thereafter.

5.
Prior to the commencement of development a further survey shall be undertaken to assess the location of possible bats roosts in building or trees within the site. If roost sites are identified, a method statement detailing the measures to be taken to mitigate against any disturbance to bats (including the provision of bat boxes) and the timescales involved in such mitigation should be submitted to and approved in writing by the Local Planning Authority. The approved method statement shall be implemented in full with the approved timetable.

6.
The applicant shall, with regard to television reception in the area containing the application site, provide the City Council as local planning authority with studies that: 


a) Identify, before each phase of the development commences, the potential impact area in which television reception is likely to be adversely affected by that phase of the development. The study shall be carried out either by the Office of Communications (Ofcom), or by a body approved by Ofcom and shall include an assessment of when in the construction process an impact on television reception might occur. 


b) Measure the existing television signal reception within the potential impact area identified in (a) above before development commences. The work shall be undertaken either by an aerial installer registered with the Confederation of Aerial Industries or by a body approved by the Office of Communications, and shall include an assessment of the survey results obtained. 


c) Assess the impact of the development on television signal reception within the potential impact area identified in (a) above within one month of the practical completion of the development or before the development is first occupied, whichever is the sooner, and at any other time during the construction of the development if requested in writing by the City Council as local planning authority in response to identified television signal reception problems within the potential impact area. The study shall identify such measures necessary to maintain at least the pre-existing level and quality of signal reception identified in the survey carried out in (b) above. The measures identified must be carried out either before the building is first occupied or within one month of the study being submitted to the City Council as local planning authority, whichever is the earlier.

7.
There shall be no clearance of vegetation during the main bird breeding season (March to July inclusive) unless nesting birds have been shown to be absent.

8.
Prior to commencement, save for clearance and site remediation, a scheme detailing how the development accords with the principles of the Councils Sustainable Design and Construction SPD, which is generally in accordance with paragraphs 7.44-7.48 of the Supporting Planning Statement (March 2008) shall be submitted to and approved in writing by the Local Planning Authority. The approved scheme shall be installed prior to occupation of each unit and shall thereafter be retained and maintained thereafter unless otherwise agreed in writing by the Local Planning Authority.

(Reasons)
1.
To reduce the increased risk of flooding by ensuring the provision of a satisfactory means of surface water disposal in accordance with EN19 of the Unitary Development Plan.

2.
In order to reduce flooding in accordance with policy EN19 of the adopted Unitary Development Plan.

3.
To ensure the provision of a satisfactory means of escape.

4.
The buildings are within an area at risk of flooding.

5.
In order to ensure than legally protected species are not unacceptably affected, in accordance with Policy EN10 of the Unitary Development Plan.

6.
To safeguard the amenity of the future occupants of the development in accordance with policy DES 7 of the City of Salford Unitary Development Plan.

7.
In order to ensure than legally protected species are not unacceptably affected, in accordance with Policy EN10 of the Unitary Development Plan.

8.
To ensure the development accords with policy EN22 of the Unitary Development Plan and the Sustainable Design and Construction SPD.

Note(s) for Applicant

1.
The proposed development lies within a coal mining area. In the circumstances the Applicant should take account of any coal mining related hazards to the stability of their proposal. Developers must also seek permission from the Coal Authority before undertaking any operation that involves entry into any coal or mines of coal, including coal mine shafts and adits and the implementation of site investigations or other works.   Property specific summary information on any past, current or proposed surface and underground mining activity to affect the development can be obtained from the Coal Authority. The Coal Authority Mining Reports Service can be contacted on 0845 762 6848 or at www.coal.gov.uk

2.
The applicant is advised that the requirements of condition 5 of outline planning permission 06/52316/OUT are hereby revised such that the Master Zoning plan Figure 4.4 of the Lower Broughton, Salford: Environmental Impact Assessment March 2006 is superseded by figure 4.1 of the Lower Broughton Phases 2, 3 and 5 Environmental Impact Assessment March 2008.

3.
The applicant is advised that the requirements of condition 7 of outline planning permission 06/52316/OUT are hereby revised such that the Maximum Building Heights plan Figure 4.3 of the Lower Broughton, Salford: Environmental Impact Assessment March 2006 is superseded by figure 4.2A of the Lower Broughton Phases 2, 3 and 5 Environmental Impact Assessment March 2008 for the avoidance of doubt this allows for a greater height than three storeys or 11m within 100m of the centre point of the Church of the Ascension (Condition 8 of 06/52316/OUT).

4.
The applicant is advised that the requirements of condition 8 of outline planning permission 06/52316/OUT are hereby revised such that the Master Zoning plan Figure 4.4 of the Lower Broughton, Salford: Environmental Impact Assessment March 2006 is superseded by figure 4.1 of the Lower Broughton Phases 2, 3 and 5 Environmental Impact Assessment March 2008.

5.
The applicant is advised that the reserve matter for landscaping in association with 06/52316/OUT has not been consented by this permission.

APPLICATION No:
08/56284/REM

APPLICANT:
Countryside Properties UK Ltd

LOCATION:
Land Bounded By Camp Street, Broughton Lane, Lord Treet, Ascension Road, Lower Broughton Road, Harrison Street, Cumberland Street, Wheaters Street And Great Clowes Street (Known As Phase 2)      

PROPOSAL:
Details of reserved matters fro siting, design, external appearance, means of access and landscaping in relation to the erection of 265 dwellings comprising 181 houses and 84 apartments, laying out of public open space, public spaces, car parking and ancillary uses together with associated highway and other works

WARD:
Broughton

INTRODUCTION

Members are asked to refer to the Panel report for 08/056281/REM for a full description and appraisal of this application. The recommendation for approval is subject to the conditions set out below.

RECOMMENDATION:

Approve Subject to the following Conditions

1.
Prior to commencement, save for clearance and site remediation, a scheme for the provision of surface water drainage works shall be submitted to and approved by the Local Planning Authority. The development shall then be implemented entirely in accordance with the approved scheme and be retained thereafter unless otherwise agreed in writing by the Local Planning Authority.

2.
The development hereby approved shall be fully implemented in accordance with the flood mitigation measures detailed in the Lower Broughton Redevelopment Flood Risk Assessment (March 2008) and the Lower Broughton Redevelopment Flood Risk Assessment Addendum (May 2008) unless otherwise agreed in writing by the Local Planning Authority.

3.
Prior to first occupation a scheme illustrating a flood warning and emergency planning system shall be submitted to and approved in writing by the Local Planning Authority. The approved system shall be brought into force prior to the occupation of any unit and shall be retained and revised at all times thereafter unless otherwise agreed in writing by the Local Planning Authority.

4.
Prior to commencement, save for clearance and site remediation, a strategy for dealing with the ingress of flood waters (including the use of appropriate building materials) shall be submitted to and approved in writing by the Local Planning Authority. The development shall be fully implemented in accordance with the approved materials and the approved strategy shall be maintained and revised at all times thereafter.

5.
Prior to commencement, save for clearance and site remediation, a scheme for the provision of a temporary emergency access route through phase 5 has been approved by the Local Planning Authority. The requirement for this is outlined in section 7.2 of the flood risk assessment (March 2008). The scheme shall be completed in accordance with the approved plans prior to any occupation of the dwellings fronting Lower Broughton Road.

6.
On completion of the playing fields compensatory flood storage works, a topographic survey of constructed levels shall be submitted to the Local Planning Authority for approval.

7.
Prior to the commencement of development a further survey shall be undertaken to assess the location of possible bats roosts in building or trees within the site. If roost sites are identified, a method statement detailing the measures to be taken to mitigate against any disturbance to bats (including the provision of bat boxes) and the timescales involved in such mitigation should be submitted to and approved in writing by the Local Planning Authority. The approved method statement shall be implemented in full with the approved timetable.

8.
The applicant shall, with regard to television reception in the area containing the application site, provide the City Council as local planning authority with studies that: 


a) Identify, before each phase of the development commences, the potential impact area in which television reception is likely to be adversely affected by that phase of the development. The study shall be carried out either by the Office of Communications (Ofcom), or by a body approved by Ofcom and shall include an assessment of when in the construction process an impact on television reception might occur. 


b) Measure the existing television signal reception within the potential impact area identified in (a) above before development commences. The work shall be undertaken either by an aerial installer registered with the Confederation of Aerial Industries or by a body approved by the Office of Communications, and shall include an assessment of the survey results obtained. 


c) Assess the impact of the development on television signal reception within the potential impact area identified in (a) above within one month of the practical completion of the development or before the development is first occupied, whichever is the sooner, and at any other time during the construction of the development if requested in writing by the City Council as local planning authority in response to identified television signal reception problems within the potential impact area. The study shall identify such measures necessary to maintain at least the pre-existing level and quality of signal reception identified in the survey carried out in (b) above. The measures identified must be carried out either before the building is first occupied or within one month of the study being submitted to the City Council as local planning authority, whichever is the earlier.

9.
There shall be no clearance of vegetation during the main bird breeding season (March to July inclusive) unless nesting birds have been shown to be absent.

10.
Prior to commencement, save for clearance and site remediation, a scheme detailing how the development accords with the principles of the Councils Sustainable Design and Construction SPD, which is generally in accordance with paragraphs 7.44-7.48 of the Supporting Planning Statement (March 2008) shall be submitted to and approved in writing by the Local Planning Authority. The approved scheme shall be installed prior to occupation of each unit and shall thereafter be retained and maintained thereafter unless otherwise agreed in writing by the Local Planning Authority.

11.
Prior to first occupation full details and specifications of the proposed LAPs shall be submitted to and approved in writing by the Local Planning Authority. The LAPs shall be provided fully in accordance with the approved scheme and retained thereafter unless otherwise agreed in writing by the Local Planning Authority.

(Reasons)
1.
To reduce the increased risk of flooding by ensuring the provision of a satisfactory means of surface water disposal in accordance with EN19 of the Unitary Development Plan.

2.
In order to reduce flooding in accordance with policy EN19 of the adopted Unitary Development Plan.

3.
To ensure the provision of a satisfactory means of escape.

4.
The buildings are within an area at risk of flooding.

5.
To ensure the provision of a satisfactory means of escape.

6.
To ensure the design volumes of compensatory flood storage are provided to reduce the risk of flooding in accordance with EN19 of the Unitary Development Plan.

7.
In order to ensure than legally protected species are not unacceptably affected, in accordance with Policy EN10 of the Unitary Development Plan.

8.
To safeguard the amenity of the future occupants of the development in accordance with policy DES 7 of the City of Salford Unitary Development Plan.

9.
In order to ensure than legally protected species are not unacceptably affected, in accordance with Policy EN10 of the Unitary Development Plan.

10.
To ensure the development accords with policy EN22 of the Unitary Development Plan and the Sustainable Design and Construction SPD.

11.
To safeguard the amenity of the neighbouring residents in accordance with policy DES 7 of the City of Salford Unitary Development Plan.

Note(s) for Applicant

1.
The proposed development lies within a coal mining area. In the circumstances the Applicant should take account of any coal mining related hazards to the stability of their proposal. Developers must also seek permission from the Coal Authority before undertaking any operation that involves entry into any coal or mines of coal, including coal mine shafts and adits and the implementation of site investigations or other works.   Property specific summary information on any past, current or proposed surface and underground mining activity to affect the development can be obtained from the Coal Authority. The Coal Authority Mining Reports Service can be contacted on 0845 762 6848 or at www.coal.gov.uk

2.
The applicant is advised that the requirements of condition 4 of outline planning permission 06/52316/OUT are hereby revised such that the phasing plan shown on figure 4.1 of the Lower Broughton Environmental Impact Assessment March 2006 is superseded by figure 1.3 of the Lower Broughton Phases 2, 3 and 5 Environmental Impact Assessment March 2008.

3.
The applicant is advised that the requirements of condition 7 of outline planning permission 06/52316/OUT are hereby revised such that the Maximum Building Heights plan Figure 4.3 of the Lower Broughton, Salford: Environmental Impact Assessment March 2006 is superseded by figure 4.2 of the Lower Broughton Phases 2, 3 and 5 Environmental Impact Assessment March 2008 for the avoidance of doubt this allows for a greater height than three storeys or 11m within 100m of the centre point of the Church of the Ascension (Condition 8 of 06/52316/OUT).

4.
The applicant is advised that the requirements of condition 8 of outline planning permission 06/52316/OUT are hereby revised such that the Master Zoning plan Figure 4.4 of the Lower Broughton, Salford: Environmental Impact Assessment March 2006 is superseded by figure 4.1 of the Lower Broughton Phases 2, 3 and 5 Environmental Impact Assessment March 2008.

APPLICATION No:
08/56399/OUT

APPLICANT:
Drum Developments (NW) Ltd

LOCATION:
Land On Bloom Street Salford 3     

PROPOSAL:
Outline planning application to include access, layout, scale and appearance in respect of a six storey building (Resubmission of planning application 07/55250/OUT)

WARD:
Ordsall

DESCRIPTION OF SITE AND SURROUNDINGS

The application site is located centrally on Bloom Street, off Chapel Street.  The site is bounded to the south by existing four storey residential development, to the west by a car park serving new residential development that rises to ten storeys at the junction of Chapel Street and Trinity Way and to the north by the three storey King’s Arms public house which is a Grade II Listed Building.  Directly opposite the site is the former Salford Model Lodging House, another Grade II Listed Building that was converted into apartments by this applicant several years ago.  Further to the north is another grade II Listed Building, Arlington House. 

The site is ‘L’ shaped, extends to 0.09hectare and is currently used for surface car parking principally for residents of the Model Lodging House development.

DESCRIPTION OF PROPOSAL

Planning permission is sought in outline for the erection of a six-storey building providing 266sq.m of commercial floor space at ground floor with 36 apartments on the upper floors.  A total of 48 car parking spaces would be provided; 32 parking spaces at basement level specifically for residents of the Model Lodging House, 2 of which would be suitable for use by disabled motorists; 10 parking spaces for residents of the proposed development at ground floor level to the rear of the commercial units with 4 additional spaces for the commercial units and an additional 2 shared spaces that would be suitable for disabled motorists.  Eighteen cycle spaces would be provided.

Approval is being sought at this stage for the access, layout, scale and appearance of the proposed development.

The proposed building would fill the existing gap between the City Point I apartments and the Kings Arms.  The front main elevation of the building would be set back very slightly, by a matter of centimetres, behind the front main wall of the King’s Arms to allow the detailing on the front faēade of this listed building to be seen when approaching the pub from Chapel Street.  The rear main elevation of the proposed building would be staggered but would project 4.5m beyond City Point I and 2.5m beyond the King’s Arms.

The third floor would be set back from the front main elevation by 0.4m and the fourth and fifth floors would be set in from both adjoining buildings by 1m on each side and set in from the front main elevation by a further 0.5m.

The mix of residential accommodation would be as follows:

12 one-bed apartments (33%)

20 two-bed apartments (56%)

4 three-bed apartments (11%)

All of the two and three bed apartments have a floor area in excess of 57sq.m.

The proposed materials would be red brick that matched the adjacent listed public house to the lower three floors with a blue/black brick to the fourth floor which would match the slate roof to the public house.  The upper two floors would be entirely glazed with non-window elements being acid etched.

On the rear elevation white render would be introduced to brighten this courtyard facing element of the building.

Windows would be aluminium, balconies would be glazed and doors would be timber.

SITE HISTORY

07/55250/OUT - application for the creation of 42 apartments and associated car parking was withdrawn in May 2007.

CONSULTATIONS

Environment Agency – no objection in principle and provides advice.

United Utilities – Objects to the proposals.  A public sewer crosses this site and building over it is not permitted. Therefore a modification of the layout, or a diversion of the affected public sewer at the applicant’s expense, may be necessary.  To establish if a sewer diversion is feasible the applicant must discuss this at an early stage.  The consultation response then goes on to offer detailed advice with regard to drainage issues.

Central Salford Urban Regeneration Company - This application lies within the Chapel Street / The Crescent area which is one of four transformation areas identified within the Central Salford Vision and Regeneration Framework. The vision is to restore and enhance this area as Central Salford’s historic and creative quarter, whilst stimulating the creation of new centres of commerce and urban living. The Bloom Street area has a range of existing historic and cultural assets, and it will be important that any new development complements these and positively enhances the area through high quality urban design. In addition, this site can now be considered in the context of the emerging Salford Central Development Framework, which will outline and determine how development progresses in the surrounding area. Whilst this site is outside of the immediate Development Framework area, the context and objectives within the Framework should still be considered alongside any development coming forward in the area. Contextually aware development of the Bloom Street site will support and supplement the values and objectives of the Development Framework. 

We note that this is an outline application for access, appearance, layout and scale, with landscaping reserved.  In responding to the initial submitted application (07/55250/OUT) Central Salford URC raised concerns on the urban design values of this scheme when considered contextually alongside the King’s Arms and Model Lodging House.  In addition, the URC raised significant concerns relating to the ground floor treatment of the site and the absence of active frontages and street-level animation.  We note that this application was subsequently withdrawn.

The URC broadly welcomes the design revisions and amendments which have emerged since the last application was submitted.  These positive changes include the incorporation of ground floor commercial units to provide activity and surveillance, a reduction in overall height and number of units, and a more prominent entrance to the residential units onto Bloom Street.

Design concerns within the initial application have been addressed through the provision for active ground floor uses by means of creating of two commercial units.  This will contribute positively to the streetscape of Bloom Street, complement the existing leisure uses of the King’s Arms and potential for new local facilities to serve both new residents of this development, and existing residents in surrounding areas.  Glazing on this frontage will promote natural surveillance and increase activity and animation along the street frontage.

Whilst we therefore broadly welcome the amendments to the scheme, we still have reservations with regard to the scale of the proposed development in the context of the historic streetscape and adjacent buildings.  We have concerns that the two storey glazed set back at roof level would be overly dominant in the context of the streetscape and consider that the computer generated images demonstrate the dominance of this element. We consider that in urban design terms, a single storey glazed set back at roof level would represent a significant enhancement to the scheme and result in a better relationship with the adjacent City Point 1 and the King’s Arms.  

It will be important that residential development on this site does not raise conflicts of amenity with the adjacent King’s Arms, a music venue and performance space. Retaining and growing the area’s creative mix is central to the vision for this area of Central Salford, and we would seek to prevent as far as practicable future conflicts of amenity which may seek to compromise the existing use of the venue as a performance space. We therefore request that any consent be conditioned accordingly taking into account suitable noise abatement and attenuation measures which may be introduced in an attempt to mitigate the possibility or incidence of noise disturbance. Related to this there is a need to consider the implications of balconies to the rear of the development where they are directly adjacent to the rear of the King’s Arms. Central Salford URC recommends as robust an approach as possible is promoted in this instance to mitigate the possibility of future issues of nuisance and disruption.

We also wish to highlight the importance of high quality materials and finishes in the interests of the success of this scheme in urban design terms. The materials employed must be of a high quality and specification in order to fully contribute to and enhance the area in which it lies. Within the Bloom Street area there exist three listed buildings, justifying the need for a considered and sympathetic approach to the selection of treatments and finishes. Materials should be selected for their ability to enhance and complement the design of the development, whilst considering the area’s individual character.

We therefore offer no formal objection to this application, but request that these points be raised within the report to Planning Panel for consideration by Members.

Greater Manchester Architectural Liaison Officer – recommends that the development is designed and constructed in line with the principles of the ‘Secured by Design’ scheme.  Detailed advice is given with regard to access controls, lighting and the reduction in the amount of glass used in doors. 

Urban Vision Environment – This is a resubmission for a mixed residential and commercial development on a plot of land currently used as a car park.  This latest proposal has a revised layout with office space now dominating the ground floor instead of car parking and a reduction in the total number of apartments.  Whilst this development is located within an air quality management area it is not considered that an air quality assessment is needed in this instance.  A full noise assessment is required with regard to noise associated with the Kings arms public house next door.

Planning Policy Statement 23 states that outline permissions should not be granted until the local planning authority is satisfied that it understands the contaminated condition of the site and that the proposed development is appropriate as a means of remediating it.  There is currently no information relating to the assessment or remediation of potential contamination and it is therefore considered that there is insufficient information to determine this application in respect of contaminated land.  The applicant should be advised that if the development proposals are submitted as a full planning application, it is likely that a contaminated land condition will be applied.  Alternatively a Preliminary Risk assessment could be submitted with this application; however, this may still not be sufficient information if potential risks are identified within the report.  In such cases site investigations and further risk assessment may be need to be undertaken.  Until further information is submitted we would recommend that this application be refused due to lack of information as outlined in PPS23.

PUBLICITY

A Site notices were displayed on 12 May 2008

A press notice was displayed in the Salford Advertiser on 8 May 2008

The following neighbour addresses were notified:


All apartments in City Point I and II


The King’s Arms, Arlington House, 4 and 6 Bloom Street


32 William Street


The Albert Vaults, Copperhead Hotel, Salford Arms, 142 to 150 Chapel St


The Egerton Arms Gore Street


Griffin Court, Chapel Street

All apartments in the Model Lodging House

REPRESENTATIONS

I have received 18 individual letters of objection in response to the planning application publicity including a letter from the managing agents for the City Point Management Company.  The following issues have been raised:-

The proposed building is too large and will dwarf its neighbours – this is an infill site and the building should be 4 or 5 storeys maximum 

Loss of light and privacy

Noise and disturbance during construction

The proposed building is unsightly

Detrimental effect on listed buildings

On street parking on the already congested Bloom Street will be exacerbated

The principle of development of the site is welcomed as it will complete the streetscape

Parking for the Model Lodging House and adjacent Warden’s House must be secured by planning condition

The introduction of commercial space at ground floor means that the proposed building no longer respects the fenestration lines of the listed public house

The commercial units must not be used as takeaways

Loss of value

Increase in rent on parking for residents of the Model Lodging House

Would alternative parking provision be made during construction?

DEVELOPMENT PLAN POLICY

UNITARY DEVELOPMENT PLAN

Site specific policies: 


MX1 Development in Mixed Use Areas

Other policies:


ST11 Location of New Development


ST15 Historic Environment


DES1 Respecting Context

DES2 Circulation and Movement


DES7 Amenity of Users and Neighbours


DES10 Design and Crime


DES11 Design Statements


H1 Provision of New Housing Development


H4 Affordable Housing


H8 Open Space Provision Associated with New Housing Development

A2 Cyclists, Pedestrians and the Disabled

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

EN16 Contaminated Land


EN17 Pollution Control


EN19 Flood Risk and Surface Water


CH2 Development Affecting the Setting of a Listed Building


DEV5 Planning Conditions or Obligations

REGIONAL SPATIAL STRATEGY

Other policies:


DP1 Economy in the Use of Land and Buildings


UR4 Setting Targets for Recycling of Land and Buildings


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


ER3 Built Heritage


ER8 Development and Flood Risk

OTHER MATERIAL CONSIDERATIONS

Draft Regional Spatial Strategy


DP1 Regional Development Principles


RDF1 Main Development Locations

There are a number of Supplementary Planning Documents and Planning Guidance that are also relevant to the development of the site.  These include Design and Crime SPD, Housing Planning Guidance and Design and Sustainable Construction SPD all of which have been subject to public consultation.  The Planning Guidance is non-statutory and therefore is not included within the Council’s Local Development Framework, although it is set within the context of the UDP and emerging LDF.  It does set out guidelines that have been adopted by the City Council and to which regard should be had in the determination of planning applications.

There are also a number national planning policy statements and guidance which are considered to be relevant including, PPS1: Delivering Sustainable Development, PPS3 Housing, PPS6 Planning for Town Centres, PPG15 Planning and the Historic Environment and PPS23: Planning and Pollution Control.

PLANNING APPRAISAL

The main planning issues relating to this application are the principle of redeveloping the site, the impact on the setting of listed buildings, the layout and scale of the proposed building, the impact on neighbours, whether sufficient parking is provided and whether the proposed design of the building is of sufficiently high quality.

Principal of redevelopment of the site

Policy ST11 requires a sequential approach to new development, with priority being given in the following order; the reuse and conversion of existing buildings, previously developed land in locations that are sustainable and accessible, previously developed land in other locations provided that adequate levels of accessibility could be achieved and finally on previously undeveloped land in accessible locations.

Policy MX1 states that this wider location will be developed as a vibrant mixed-use area with a broad range of uses and activities.

Policy H1 states that all new housing development will be required to:

· contribute towards the provision of a balanced mix of dwellings within the local area in terms of size, type, tenure and affordability;

· be built at an appropriate density;

· provide a high quality residential environment and adequate level of amenity;

· make adequate provision for open space

· where necessary, make an adequate contribution to local infrastructure; and 

· be consistent with other policies and proposals of the UDP.

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

a. the size of the development;

b. the physical characteristics of the site;

c. the mix of dwellings in the surrounding area;

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

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

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

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

any other relevant housing, planning or regeneration strategies approved by the City Council.

Policy HOU1 of the Housing Planning Guidance states that within the Regional centre, the very high level of accessibility, the scale of the existing buildings, and the need to support that areas development as a vibrant city centre location means that apartments will normally be the most appropriate form of housing provision.

Policy HOU2 states that where apartments are proposed they should provide a broad mix of dwelling sizes, both in terms of the number of bedrooms and the net residential floorspace of the apartments.  Small dwellings (i.e. studios and one bedroom apartments) should not predominate and a significant proportion of three bedroom apartments should be provided wherever practicable.

The proposed development would reuse a vacant infill site in a city centre location. The development therefore fulfils the second highest level of sustainability having regard to efficient use of land and is therefore considered to be acceptable in accordance with policy ST11.

A mix of commercial and residential accommodation is proposed in compliance with policy MX1.  The mix and size of apartments as detailed above is also acceptable and in accordance with Council policy.

Design

Policy DES1 states that development will be required to respond to its physical context, respect the positive character of the local area in which it is situated and contribute towards a local identity and distinctiveness.

Layout

The building would fill the vacant frontage in the street scene.  As a result of close attention being paid to the siting and configuration of the proposed building during the development management process the main frontage of the building has been recessed to allow the architectural detail and quality of the listed public house to be clearly seen when approaching the building from the Chapel Street direction.  The building would project beyond the main walls of both adjoining buildings at the rear.

It is considered that the layout of the development is appropriate to the site in that it completes the street frontage and respects the setting of the listed public house and the adjoining buildings.

Scale

The number of storeys has been reduced from the seven proposed under the previous application and detailed negotiation about design has resulted in the upper three floors being set back slightly from the front main elevation and the gables of the building.  In terms of height the proposed building would be approximately half a storey lower than the highest elements of the listed Model Lodging House opposite, one and a half storeys higher than the roof of the listed public house adjacent to the north and two storeys higher than City Point One, adjacent to the south.

Notwithstanding the above it is considered that the scale of the building is appropriate within the street scene and having regard to its relationship with neighbouring buildings.

Appearance

The detailed design of the appearance of the building has been subject to close scrutiny.  The use of a simple palette of high quality materials, the predominantly glazed upper floors and the recessed walls all contribute towards the appropriate appearance of the proposed building which respects both the street scene and neighbouring properties.
Effect on Neighbours

Policy DES7 requires all alterations and extensions to provide potential users with a satisfactory level of amenity in terms of space, sunlight, daylight, privacy, aspect and layout.

The proposed development fills an existing gap in the street scene and the context is that there are already residential buildings at back of pavement.  It would be wrong to require this proposed building to be set back from the building line so that greater distances between habitable room windows. It is appropriate that there are habitable room windows at back of pavement level.  There would be a distance of 13m between habitable room windows in the proposed building and in the Model Lodging House across Bloom Street.  To the rear of the proposed building there are no habitable room windows in the public house and the closest windows in City Point One as bedroom windows that are already screened to the north by a projecting wall.  The proposed building projects approximately 4.75m along the common boundary.

It is considered that given the distances involved, the city centre location of the site and the requirement for an appropriate building line that fits in with the existing street scene, the interface distances are acceptable and that there would be no significant detrimental effect on the amenity of any neighbouring resident as a result of the proposed building.

Access

Policy DES2 requires the design of new development is required to ensure that development is fully accessible to all people including the disabled, maximises pedestrian and cycle movement, enables pedestrians to orientate themselves, enables safe and convenient access to public transport and minimise pedestrian conflicts with cyclists and other road users.

Policy A2 requires development proposals to make adequate provision for safe and convenient access by the disabled, other people with limited or impaired mobility, pedestrians and cyclists.

Policy A10 states that development is required to make adequate provision for disabled drivers, cyclists and motorcyclists in accordance with the minimum standards, not exceed the maximum car parking standards and provide parking facilities in a manner consistent with the provision and maintenance of adequate standards of safety and security.

The site only has a street frontage to Bloom Street and so it is logical that both pedestrian and vehicular access is from the road frontage.

The high number of parking spaces provided reflects the fact that the site was used as parking for the residents of the Model Lodging House and a condition attached to the permission for the conversion of the Model Lodging House to apartments required that 46 off-street parking spaces be made available for residents.  The applicant has stated that 32 spaces will be made available for residents of the Model Lodging House and that this lower figure represents the actual demand for spaces.

Given the city centre location so close to Salford Central station of the site and the fact that it is so well served by public transport it is considered that the provision of 12 spaces for the proposed 36 apartments is acceptable. 

With regard to disabled access to the building there would be level pedestrian access at street level and a lift to all floors including the basement.

There are no objections on highway grounds to the proposed development.

Crime

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

A number of policies contained within the adopted Design and Crime SPD are also relevant to this proposal. Policy DC1 relates to the provision of a crime prevention plan, policy DC2 seeks to ensure that footpaths, walkways and dedicated cycle routes reduce the risk of crime, DC4 relates to private spaces at the rear of buildings being secure, policy DC5 relates to the maintenance of spaces, policy DC8 promotes natural surveillance, policy DC9 relates to building entrances and policy DC11 relates to the proposed materials to be used in the development.

Detailed comments have been received from the Greater Manchester Police Architectural Liaison Unit regarding the proposed development and there are no objections in principle to the scheme.  A condition regarding the submission of a crime prevention plan has therefore been attached.

Sustainability

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

Policy ST8 requires new development to contribute towards enhanced standards of environmental quality through, design, amenity, safety and environmental management.

In March 2008 Salford City Council adopted the Sustainable Design and Construction SPD. The SPD sets out to promote the highest practical standard of resource and energy efficiency in new developments, encourage the use of renewable energy, reduce the proportion of waste that goes to landfill, enhance biodiversity and to promote sustainable forms of travel.

Within the planning statement submitted as part of the application the applicant has included a section on sustainability and a strategy to enable the development to achieve a Code for Sustainable Homes rating of 3, the equivalent of a ‘very good’ BREEAM rating.  Proposed sustainability measures include:

1. redevelopment of an existing brownfield site

2. commercial and residential units are accessible to all
3. making use of durable materials
4. provision of low energy lighting throughout

5. provision of information regarding energy efficiency to all occupants
6. 44% car parking provision thereby maximising the site’s central location and access to public transport
7. provision of acoustic party walls to minimise sound transmission
8. provision of automatic flush control devices
9. provision of energy efficient heating and environment controls
It is considered that the proposed development has fully explored a variety of measures to ensure the long-term sustainability of the scheme and the impact of the development on the environment. If minded to grant consent it is recommended that an appropriate condition be attached.

Affordable Housing

Policy H4 requires that in areas where there is a demonstrable lack of affordable housing to meet local needs, developers will be required, by negotiation with the City Council, to provide affordable housing of appropriate types.

Policy HOU3 of the Housing Planning Guidance requires that on all residential sites over 1 hectare, irrespective of the number of dwellings, or in housing developments of 25 or more dwellings, 20% of the dwellings should be in the form of affordable dwellings.  The policy also goes on to state that a lower proportion of affordable housing, or a lower commuted sum, may be permitted where material considerations indicate that this would be appropriate.  Such circumstances could include where there are low house prices in the immediate area compared to average incomes, where there are exceptional costs associated with the development, where the financial impact of the provision of affordable housing, combined with other planning obligations as set out in the Planning Obligations Planning Guidance would affect scheme viability or where the scheme was substantially developed before the adoption of the Guidance.

Policy HOU4 of the Housing Planning Guidance provides advice on the types of affordable housing and policy HOU5 states that affordable housing provided on site should be integrated into the rest of the development with visual differences between tenures being minimised as far as practicable.

There is a citywide need for affordable housing of 600 units per annum according to an affordable needs assessment undertaken for the City Council.  This need has arisen due to a number of factors that include the rise of house prices when compared to incomes, the increase in those on the housing register, the right to buy scheme and the decrease in the amount of vacant local authority and registered social landlord stock.

A condition is attached requiring affordable housing to be provided.

Impact on Listed Buildings and the Cathedral Conservation Area

Strategic policy ST15 states that historic and cultural assets that contribute to the character of the city will be preserved and, wherever possible and appropriate, enhanced.

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

The key Government guidance relating to development affecting listed buildings is contained within PPG15 ‘Planning and the Built Environment’.  This guidance acknowledges that changes will and must occur, and that those changes may be necessary for the effective protection of the historic environment and to meet the prevalent social and economic conditions.  PPG15 promotes a positive attitude towards change, but is also cautious and demands full details of impacts and reasoning.

The proposed building is located close to three listed buildings:

1. the Model Lodging House (grade II)

2. Arlington House (grade II)

3. The Kings Arms public house (grade II)

These buildings form an important visual element within the street scene and the detailed design of the proposed building has been determined by the site context and the need to ensure that the setting of the surrounding listed buildings is protected.  

As a result of the proposed development site being located adjacent to the King’s Arms public house, it is likely that the proposed scheme will have a greater impact on the setting of this building than on Arlington House and the Model Lodging House, which lie on the opposite side of the street.  To ensure the preservation of the setting of the King’s Arms various design measures have been incorporated, including: setting back the building line frontage to ensure that the King’s Arms remains visible throughout Bloom Street; setting back the upper glazed storeys of the building to ensure that the building does not have an overbearing effect; and, building the scheme using a mix of materials, some of which will match those used within the King’s Arms and others which will provide a contrast, thus ensuring that the existing building retains a dominant presence within the street. 

It is considered that the current vacant site and its use as surface car parking has a negative impact on the street scene and on the listed buildings and it is considered that the siting, height and scale of the proposed building ensures that each of the listed buildings remain visually prominent within the street scene, whilst the use of high quality materials will provide a building which will complement and enhance their setting.

Open Space Provision

Policy H8 requires adequate and appropriate provision to be made for formal and informal open space within housing developments.

Policy DEV5 requires development that would have an adverse impact on any interests of acknowledges importance or would result in a material increase in the need or demand for infrastructure, services facilities and or maintenance will only be granted planning permission subject to planning conditions or planning obligations that would ensure adequate mitigation measures are put in place.

The scale of development is such that a contribution in line with the SPD Planning Obligations would be as follows:

	Type of contribution
	
	Cost

	Open space provision
	£598 per bedspace (3 bed apartments)

£658 per bedspace (apartments with 2 bedrooms or less)
	£598 x 16 =

£9,568

£658 x 84 =

£55,272

	Public realm, Infrastructure and heritage
	£1500 per dwelling
	£1500 x 36 =

£54,000

	Construction training
	£150 per dwelling
	£150 x 36 =

£5,400



	Climate change
	£200 per dwelling
	£200 x 36 =

£7,200

	Sub total
	£131,440

	Plus 2.5% administration fee
	£3,278

	Total
	£134,718


The applicant has confirmed that the above figures are acceptable.

Objection from UV Environment Team

Given the previous use of the site as a car showroom it is considered that levels of contamination will be able to be addressed once proper assessment has been carried out.  It is considered acceptable in these circumstances that the issue of contamination is addressed by means of condition.

Objection by United Utilities

The applicant has written confirming that if it is proved necessary that the full costs of diversion of the public sewer will be met at his expense.  It is considered that this adequately addresses the concerns of United Utilities.

Objections from Neighbours

Most of the points raised by neighbours have been addressed above.

It is an inevitable consequence of the construction process that there will be a degree of noise and disturbance during the construction of a building.  A condition is attached with regard to the site operating conditions that will ensure that neighbouring residents do not suffer unreasonably during this phase. 

With regard to the detailed point regarding the introduction of the commercial units at ground floor and the effect that this has had on fenestration lines of the listed King’s Arms it is considered that the importance of an active ground floor use should take precedence over an ideal solution to matching the fenestration lines of the adjacent building.

A condition is attached regarding the use of the commercial units at ground floor which is proposed to be for B1(a) office use only.

Loss of value and increase in rent are not material planning considerations that can be taken into account.

It will be impossible to provide parking provision on this site during the construction process.  As stated above there is a condition attached to the permission for the Model Lodging House that states that parking shall be provided and it would be expected that this condition would be complied with.   

VALUE ADDED TO DEVELOPMENT


This application has been the subject of lengthy pre-application discussions that have gone on, and off, over a number of years between the applicant and the City Council. Many improvements have been made to the design and scale of the building over the course of these discussions and the application process.

CONCLUSION

The principle of the development of building that fills the current gap in the street scene and makes use of an underused brownfield site that is so well placed in terms of its accessibility to a range of public transport and on foot to the regional centre has been clearly demonstrated and justified. In these terms the development is considered to be acceptable.  The design of the proposed building is considered to be of high quality and has been developed in line with the guidance given by the City Council. There would be no significant detrimental effect on any neighbouring property, on the street scene or on any interest of acknowledged importance.

RECOMMENDATION:

Approve Subject to the following Conditions

1.
Application for approval of reserved matters shall be made not later than the expiration of three years beginning with the date of this permission and the development must be begun not later than the expiration of two years from the final approval of the reserved matters, or, in the case of approval on different dates, the final approval of the last such matter to be approved.

2.
No development shall be started until full details of the following reserved matter have been submitted to and approved by the Local Planning Authority:


a) landscaping.

3.
Prior to the commencement of the development, the developer shall submit a Preliminary Risk Assessment report for the written approval of the Local Planning Authority to assess the potential risk of land contamination. This report must include a conceptual model and a site walk over and be approved in writing by the Local Planning Authority. Should a potential risk be identified then: 


i. The developer shall submit a Site Investigation report for the written approval of the Local Planning Authority.  The investigation shall address the nature, degree and distribution of land contamination on site and shall include an identification and assessment of the risk to receptors focusing primarily on risks to human health and the wider environment; and  


ii. Proposed Remedial Works if required shall be submitted to, and approved in writing by the Local Planning Authority.  Where applicable, the Remedial Works shall be incorporated by the developer during the course of construction, prior to occupation of the development and


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

4.
Prior to the commencement of development full details of the acoustic glazing and mechanical ventilation for all habitable rooms shall be submitted to and approved in writing by the Local Planning Authority. The development shall be carried out in accordance with the approved scheme.

5.
Prior to first occupation, a scheme for the provision of affordable housing to be delivered as part of the development hereby approved shall be submitted to and approved in writing by the Local Planning Authority.  The scheme shall be prepared in accordance with Unitary Development Plan policies H1 and H4 and policies HOU3, HOU4, HOU5 and HOU6 of the City Council’s Housing Planning Guidance. The affordable housing shall be provided in full accordance with this approved scheme.  


The scheme shall:



*
ensure that a minimum 20% of the total number of dwellings hereby approved are affordable (i.e a minimum of 7 units), unless an alternative percentage and number of affordable dwellings is otherwise agreed in writing by the Local Planning Authority



*
define the tenure of affordable housing to be provided;



*
define the type, size and location of affordable dwellings to be provided ensuring that the type and size of affordable housing to be provided is proportionate to that of the approved scheme, unless otherwise agreed in writing by the Local Planning Authority;



*
define where within the development the affordable dwellings are to be provided;



*
set out the arrangements to be put in place to ensure that the dwellings concerned are affordable for both initial and subsequent occupiers;



*
define the occupancy criteria to be used for determining the identity of prospective and successive occupiers of the affordable housing, and the means by which such occupancy shall be enforced; and



*
define the phasing of the affordable provision.

6.
No development shall begin until a scheme detailing how the development will contribute to the improvement of construction skills amongst the local labour force is submitted to and approved in writing by the Local Planning Authority.  The approved scheme shall be implemented in full prior to commencement of development unless otherwise agreed in writing by the Local Planning Authority.

7.
No development approved by this permission shall be commenced until a scheme for the provision of surface water drainage works has been approved by the Local Planning Authority. The scheme shall be completed in accordance with the approved plans.

8.
Before the development hereby permitted is brought into use not less than 48 car parking spaces shall be provided within the curtilage of the site, 32 of which at basement level shall be for the use of residents of the Model Lodging House, and such spaces shall be made available at all times the premises are in use.

9.
The car parking spaces and bicycle, motorcycle storage and refuse and recycling storage areas shown on drawing numbers 04/119/L(0)01_C and 04/119/L(0)03_E and any subsequent amendments approved by the Local Planning Authority, shall be made available for use prior to first occupation the development hereby approved.

10.
Before development commences, a scheme detailing how bin storage will be provided on site shall be submitted to and approved in writing by the local planning authority. The approved scheme shall be implemented in full prior to first occupation of the dwellings hereby approved.

11.
No development authorised by this permission shall take place unless and until the local planning authority has received and approved in writing a considerate contractors scheme in relation to the delivery and collection of equipment, hours of construction works audible at the site boundary, wheel washing and street sweeping operations and an assessment of the impact of any piling works on neighbouring properties.  No development or activities related or incidental thereto shall take place on the site in contravention of such site operating statement.

12.
Prior to the commencement of development a crime prevention plan shall be submitted to and approved in writing by the Local Planning Authority.  The development shall be undertaken in accordance with the approved scheme and maintained as such thereafter unless otherwise agreed in writing by the Local planning Authority.

13.
No development shall begin until a scheme for the provision of formal and informal open space and its maintenance over a twenty year period, in accordance with the standards set out in Policies H8 and R2 of the City of Salford Unitary Development Plan 2004-2016, is submitted to and approved in writing by the Local Planning Authority.  The approved scheme shall be implemented in full prior to first occupation unless otherwise agreed in writing by the Local Planning Authority.

14.
The development hereby approved shall achieve a 'very good' or 'excellent' Building Research Environmental Assessment Methodology (BREEAM) rating or equivalent, unless otherwise agreed in writing by the local planning authority.


Where this is achieved, a post-construction certificate confirming such an outcome shall be submitted to and approved in writing by the local planning authority before any of the buildings hereby approved are first occupied, unless otherwise agreed in writing by the local planning authority.


Where this is not achieved, a scheme to offset the development's impact on the global environment, in accordance with the standards set out in Policy OB4 of the Council's Planning Obligations Supplementary Planning Document, shall be submitted to and approved in writing by the Local Planning Authority before any of the buildings hereby approved are first occupied.  The approved scheme shall be implemented in full prior to first occupation unless otherwise agreed in writing by the Local Planning Authority.

15.
No development shall begin until details of a scheme for the provision of public realm, heritage enhancements and/or community infrastructure to meet the needs of the development in accordance with Policies ST1 and DEV5 of the City of Salford Unitary Development Plan 2004-2016 and the standards set out in Policy OB2 of the Council's Planning Obligations Supplementary Planning Document has been submitted to and approved in writing by the Local Planning Authority. The approved scheme shall be implemented in full prior to first occupation unless otherwise agreed in writing by the Local Planning Authority.

16.
The ground floor commercial uses shall be used for B1(a) or A2 offices only.

Reasons:

1.
Reason: Required to be imposed pursuant to Section 92 of the Town and Country Planning Act 1990.

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

3.
Reason: To safeguard the amenity of the future occupants of the development in accordance with policy DES7 of the City of Salford Unitary Development Plan.

4.
Reason: To safeguard the amenity of the future occupants of the development in accordance with policy DES7 of the City of Salford Unitary Development Plan.

5.
To ensure that adequate and appropriate affordable housing is provided as part of the development to meet local housing needs.  This is in accordance with Policies ST1, H1 and H4 of the City of Salford Unitary Development Plan 2004-2016 and Policies HOU3, HOU4, HOU5 and HOU6 of the City Council's Housing Planning Guidance.

6.
Reason - To ensure that the development makes an appropriate contribution to the training of local residents and that an adequate supply of construction labour is available to help deliver the scale of development and regeneration being planned for the City of Salford in the interests of social inclusion, environmental sustainability and the promotion of sustainable urban neighbourhoods.  This is in accordance with Policies ST1, ST3 and DEV5 of the City of Salford Unitary Development Plan 2004-2016 and Policy OB3 of the Council's Planning Obligations Supplementary Planning Document.

7.
To ensure that the development is subject to minimum risk of flooding in accordance with Policy EN19 of the Adopted UDP

8.
Reason: To ensure that adequate provision is made for the parking of vehicles within the curtilage of the site in accordance with policy A10 of the City of Salford Unitary Development Plan.

9.
Reason: To ensure that adequate provision is made for the parking of vehicles within the curtilage of the site in accordance with policy A10 of the City of Salford Unitary Development Plan.

10.
Reason: To safeguard the amenity of the area in accordance with policy DES 1 of the City of Salford Unitary Development Plan.

11.
To ensure the environmental impact of construction works are adequately mitigated.  This is in accordance with Policies DES7, EN8, EN14, EN17 and EN18 of the Unitary Development Plan for the City of Salford 2004 - 2016.

12.
To safeguard the amenity of the future occupants of the development in accordance with policies DES7 and DES10 of the City of Salford Unitary Development Plan and policy DC1 of the Design and Crime Supplementary Planning Document.

13.
Reason - To ensure that adequate and appropriate provision for formal and informal open space and its maintenance over a twenty year period is made.  This is in accordance with the standards set out in Policies H1, H8, R2, ST1 and DEV5 of the Unitary Development Plan for the City of Salford 2004-2016 and Policy OB1 of the Council's Planning Obligations Supplementary Planning Document.

14.
Reason - To ensure adequate provision is made for reducing or offsetting carbon dioxide emissions as a result of the development pursuant to Policies ST1 and DEV5 of the City of Salford Unitary Development Plan 2004-2016 and Policy OB4 of the Council's Planning Obligations Supplementary Planning Document.

15.
Reason - To ensure adequate provision is made for public realm, heritage enhancements and/or community infrastructure to meet the needs of the development pursuant to Policies ST1 and DEV5 of the City of Salford Unitary Development Plan 2004-2016 and Policy OB2 of the Council's Planning Obligations Supplementary Planning Document.

16.
Reason: To safeguard the amenity of the future occupants of the development in accordance with policy DES 7 of the City of Salford Unitary Development Plan.

APPLICATION No:
08/56364/OUT

APPLICANT:
G McMahon

LOCATION:
718 Liverpool Road Eccles M30 7LW    

PROPOSAL:
Outline planning application (to include layout and access) for the erection of a terrace of five dwellings and one building comprising 13 apartments

WARD:
Barton

DESCRIPTION OF SITE AND SURROUNDINGS

This application relates to an existing Skoda garage and showroom located on Liverpool Road , approximately 100m to the south-west of junction 11 of the M60.  The site covers an area of approximately 0.25 hectare and comprises an ‘L’-shaped showroom set back by between 8m and 15m from the Liverpool Road frontage and workshops.  It is bounded to the north by Peel Green Cemetery with the Park Lodge some 4m from the proposed building on the Liverpool Road frontage.  To the west the site backs on to dwellings and to the south the site borders a ginnel beyond which are terraced properties that front Liverpool Road.  To the east on the opposite side of the main road are more terraced properties.

DESCRIPTION OF PROPOSAL

Planning permission is being sought in outline for the erection of a three storey building providing 13 apartments fronting Liverpool Road together with a terrace of five dwellings to the rear of the site following demolition of the existing buildings on the site.  Access to the development would be from Liverpool Road, close to one of the existing access points closer to the lodge.  Approval is sought at this stage for the layout of the buildings and the means of access only.  

The apartment building would be set back a distance between 2.5m and 9m from the back of pavement.  The proposed terrace would be a minimum of 13m from the dwellings to the west and 26m from the rear of the terrace of properties on the Liverpool Road frontage.  A total of 22 parking spaces would be provided including two that are suitable for use by disabled drivers.

The mix of residential accommodation would be as follows:

5 three-bed houses

2 one-bed apartments

9 two-bed apartments

2 three-bed apartments

Of the 13 proposed apartments 9 would have a floor area in excess of 57sq.m and the two two-bed apartments under that figure would have a floor area of 55sq.m.

SITE HISTORY

07/54300/OUT – outline application for the erection of a terrace of 5 dwellings and one building comprising 13 apartments was refused in March 2007.  The reason for refusal was as follows:

The proposed development would not provide an appropriate mix of residential accommodation and would work against the provision of sustainable, mixed communities contrary to policy H1 of the City of Salford Unitary Development Plan, the Council’s Housing Planning Guidance, Planning Policy Statement 1: Sustainable Development and Planning Policy Statement 3: Housing.

An appeal against the decision was dismissed in January 2008 on the grounds that there was no signed S106 obligation relating to the provision of open space facilities.

Although the Inspector dismissed the appeal the reason for refusal was not supported as he considered that the provision of apartments on the site would not conflict with Council policy.  Further detail on the Inspector’s decision is given in the planning appraisal.

04/49646/OUT – outline application for the use of the site for residential purposes was approved in February 2005.

CONSULTATIONS

Environment Agency – No objections in principle but request a condition regarding levels and provide advice.

Greater Manchester Architectural Liaison Officer – No objections in principle but provides detailed advice with regard to the height and location of fencing, security to entrances, lighting and planting.

Urban Vision Environment – Planning Policy Statement 23 states that outline permissions should not be granted until the local planning authority is satisfied that it understands the contaminated condition of the site and that the proposed development is appropriate as a means of remediating it.  There is currently no information relating to the assessment or remediation of potential contamination and it is therefore considered that there is insufficient information to determine this application in respect of contaminated land.  The applicant should be advised that if the development proposals are submitted as a full planning application, it is likely that a contaminated land condition will be applied.  Alternatively a Preliminary Risk assessment could be submitted with this application; however, this may still not be sufficient information if potential risks are identified within the report.  In such cases site investigations and further risk assessment may be need to be undertaken.  Until further information is submitted we would recommend that this application is refused due to lack of information as outlined in PPS23.

With regard to noise the site is close to the M60 and is located on the busy Liverpool Road and will therefore be affected by road noise.  It is therefore recommended that a condition be attached regarding noise.

The site also lies within the Local Authorities Air Quality Management Area, declared on predicted levels of nitrous oxides.  It appears from the assessment work carried out by the City Council’s Environmental Services team that parts of the site may be exposed to levels of air pollutants which are above current health based air quality objectives.  It is noted that the site already benefits from planning permission for residential development, therefore the only option is to implement mitigation measures on the site where practicable.  It is strongly recommended that a condition regarding air quality is attached to any planning permission. 

Highways Agency – No objections to the application being granted as the proposed development will have minimal impact on the highways network.

PUBLICITY

A Site notices were displayed on 2 May 2008

A press notice was displayed in the Salford Advertiser on 8 May 2008

The following neighbour addresses were notified:


Peel Green Cemetery


720 to 746 and 759 to 795 Liverpool Road


1 to 4 Sheerwater Gardens


8 Sealand Drive

REPRESENTATIONS

I have received one individual letter of objection in response to the planning application publicity.  The following issues have been raised:-

Proposed dwelling will be 13m away from dining room and even less from conservatory

Loss of light

Blank gable with be ugly, overbearing and an eyesore

Loss of security

Loss of value

DEVELOPMENT PLAN POLICY

UNITARY DEVELOPMENT PLAN

Site specific policies: none

Other policies:


ST11 Location of New Development


DES1 Respecting Context

DES2 Circulation and Movement


DES7 Amenity of Users and Neighbours


DES10 Design and Crime


DES11 Design Statements


H1 Provision of New Housing Development


H4 Affordable Housing


H8 Open Space Provision Associated with New Housing Development

A2 Cyclists, Pedestrians and the Disabled

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

EN16 Contaminated Land


EN17 Pollution Control


EN19 Flood Risk and Surface Water


DEV5 Planning Conditions or Obligations

REGIONAL SPATIAL STRATEGY

Other policies:


DP1 Economy in the Use of Land and Buildings


UR4 Setting Targets for Recycling of Land and Buildings

OTHER MATERIAL CONSIDERATIONS

Draft Regional Spatial Strategy


DP1 Regional Development Principles


RDF1 Main Development Locations

There are a number of Supplementary Planning Documents and Planning Guidance that are also relevant to the development of the site.  These include Design and Crime SPD, Housing Planning Guidance and Design and Sustainable Construction SPD all of which have been subject to public consultation.  The Planning Guidance is non-statutory and therefore is not included within the Council’s Local Development Framework, although it is set within the context of the UDP and emerging LDF.  It does set out guidelines that have been adopted by the City Council and to which regard should be had in the determination of planning applications.

There are also a number national planning policy statements and guidance which are considered to be relevant including, PPS1: Delivering Sustainable Development and PPS3 Housing.

PLANNING APPRAISAL

The main planning issues relating to this application are the principle of redeveloping the site, the layout of the proposed building, the impact on neighbours, whether sufficient parking is provided and the previous decision by the Planning Inspectorate.

Principal of redevelopment of the site

Policy ST11 requires a sequential approach to new development, with priority being given in the following order; the reuse and conversion of existing buildings, previously developed land in locations that are sustainable and accessible, previously developed land in other locations provided that adequate levels of accessibility could be achieved and finally on previously undeveloped land in accessible locations.

Policy H1 states that all new housing development will be required to:

· contribute towards the provision of a balanced mix of dwellings within the local area in terms of size, type, tenure and affordability;

· be built at an appropriate density;

· provide a high quality residential environment and adequate level of amenity;

· make adequate provision for open space

· where necessary, make an adequate contribution to local infrastructure; and 

· be consistent with other policies and proposals of the UDP.

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

· the size of the development;

· the physical characteristics of the site;

· the mix of dwellings in the surrounding area;

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

· the accessibility of the site, and its location in relation to jobs and faciulities;

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

· the strategy and proposals of the Housing Market Renewal Initiative; and

any other relevant housing, planning or regeneration strategies approved by the City Council.

Policy HOU1 of the Council’s Housing Planning Guidance states that in this area, West Salford, the majority of units within new developments should be in the form of houses rather than apartments.  It goes on to state that alternative approaches may be permitted on individual sites where is can be clearly demonstrated by the applicant that there are circumstances to justify this.

Policy HOU2 states that where apartments are proposed they should provide a broad mix of dwelling sizes, both in terms of the number of bedrooms and the net residential floorspace of the apartments.  Small dwellings (i.e. studios and one bedroom apartments) should not predominate and a significant proportion of three bedroom apartments should be provided wherever practicable.
The proposed development would reuse a car showroom site that is bounded on two sides by residential development in an area well served by public transport and close to a motorway junction.  The development fulfils the third highest level of sustainability having regard to efficient use of land and is therefore considered to be acceptable.

The previous approval on the site has also established the residential use of the site. 

The issue of compliance with policy H1 and policies HOU1 and HOU2 is dealt with below under the section on the Planning Inspector’s decision on the appeal against the previous application. 

Layout

Policy DES1 states that development will be required to respond to its physical context, respect the positive character of the local area in which it is situated and contribute towards a local identity and distinctiveness.
The apartment building would replace the existing showroom that is set back from the road frontage so that cars can be displayed.  The apartment building is set back by between 2.5m and 9m from the back of pavement which is commensurate with other dwellings on Liverpool Road in this area and the access is located appropriately to maximise highway safety.

It is considered that the layout of the development is appropriate to the site in that it completes the street frontage between the existing terrace and the cemetery lodge.
Although approval of the scale of the buildings is not sought at this stage, approval is sought for the layout and the numbers of dwellings.  The houses would be two storey and the apartments three storey and it is considered that the scale of the building is appropriate having regard to the street scene and the relationships with neighbouring buildings.

Effect on Neighbours

Policy DES7 requires all alterations and extensions to provide potential users with a satisfactory level of amenity in terms of space, sunlight, daylight, privacy, aspect and layout.

There would be a distance of 13m between rear habitable room windows in the dwellings to the west of the site and the proposed blank gable wall of the terrace of five dwellings.

It is considered that given the distances involved and the city centre location of the site, the interface distances are acceptable and that there would be no significant detrimental effect on the amenity of any neighbouring resident as a result of the proposed building.

Access

Policy DES2 requires the design of new development is required to ensure that development is fully accessible to all people including the disabled, maximises pedestrian and cycle movement, enables pedestrians to orientate themselves, enables safe and convenient access to public transport and minimise pedestrian conflicts with cyclists and other road users.

Policy A2 requires development proposals to make adequate provision for safe and convenient access by the disabled, other people with limited or impaired mobility, pedestrians and cyclists.

Policy A10 states that development is required to make adequate provision for disabled drivers, cyclists and motorcyclists in accordance with the minimum standards, not exceed the maximum car parking standards and provide parking facilities in a manner consistent with the provision and maintenance of adequate standards of safety and security.

The site access is located in the approximate position of one of the existing access points to the site and it is considered that this location is appropriate in highway safety terms.

The number of parking spaces represents more than 100% parking provision, which is acceptable in this location.  As the apartment building is three-storey there are no lifts provided.  Ground floor apartments would be accessible and I consider that this level of accessibility is acceptable.  A condition is attached requiring cycle storage to be provided

Crime

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

A number of policies contained within the adopted Design and Crime SPD are also relevant to this proposal. Policy DC1 relates to the provision of a crime prevention plan, policy DC2 seeks to ensure that footpaths, walkways and dedicated cycle routes reduce the risk of crime, DC4 relates to private spaces at the rear of buildings being secure, policy DC5 relates to the maintenance of spaces, policy DC8 promotes natural surveillance, policy DC9 relates to building entrances and policy DC11 relates to the proposed materials to be used in the development.

Detailed comments have been received from the Greater Manchester Police Architectural Liaison Unit regarding the proposed development.  The Unit has no objections to the proposed development and has offered advice with regard to detailed matters that would be adequately and appropriately addressed in any future reserved matters application.  A condition is attached requiring a crime prevention plan to be submitted on any future reserved matters application.

Sustainability

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

Policy ST8 requires new development to contribute towards enhanced standards of environmental quality through, design, amenity, safety and environmental management.

In March 2008 Salford City Council adopted the Sustainable Design and Construction SPD. The SPD sets out to promote the highest practical standard of resource and energy efficiency in new developments, encourage the use of renewable energy, reduce the proportion of waste that goes to landfill, enhance biodiversity and to promote sustainable forms of travel.

The applicant has stated that the scheme is capable of achieving a Code for Sustainable Homes rating of 3, which is equivalent to a ‘very good’ BREEAM rating.  A condition is attached to ensure that that this will be achieved and that where it is not a scheme to offset the development’s impact is implemented.

Planning Inspectorate Decision on the Previous Application

Although the appeal on the previous refusal of the scheme was dismissed the Inspector did not agree with the City Council’s reason for refusal.  Importantly the Inspector considered that from his inspection of the area around the site, the area largely comprised a mix of high density terraced, semi-detached and detached family housing.  In this context and given the site’s good level of accessibility, he considered that the proposed apartment led development would not materially alter the mix of dwellings within the area and would not conflict with the objectives of the Housing Planning Guidance or of policy H1 of the UDP.

In addition the Inspector considered the proximity of neighbouring dwellings and stated that there would be adequate separation between the existing and proposed dwellings to ensure that there was no material loss of privacy or loss of outlook from existing dwellings.

It is considered that this decision is of overriding importance and that given that there was just the single reason for refusal of the previous scheme, which was exactly the same as that being considered under this application, permission should now be granted subject to conditions.

Planning Obligations

Policy H8 requires adequate and appropriate provision to be made for formal and informal open space within housing developments.

Policy DEV5 requires development that would have an adverse impact on any interests of acknowledges importance or would result in a material increase in the need or demand for infrastructure, services facilities and or maintenance will only be granted planning permission subject to planning conditions or planning obligations that would ensure adequate mitigation measures are put in place.

The scale of development is such that a contribution in line with the SPD Planning Obligations as follows:

	Type of contribution
	
	Cost

	Open space provision 
	£598 per bedspace (houses and 3 bed apartments)

£658 per bedspace (apartments with 2 bedrooms or less)
	28 x £598 =

£16,744

31 x £658 =

£20,398

	Public realm, Infrastructure and heritage
	£1500 per dwelling
	nil

	Construction training
	£150 per dwelling
	nil



	Climate change
	£200 per dwelling
	nil

	Sub total
	£37,142

	Plus 2.5% administration fee
	£928

	Total
	£38,070


Given the history of applications on the site and the length of time that discussions have been held with the applicant it is not considered appropriate to seek anything other than the contribution towards open space provision.  The applicant has agreed to provide a contribution in accordance with the above figures.

Objection from UV Environment Team

Given the previous use of the site as a car showroom it is considered that levels of contamination will be able to be addressed once proper assessment has been carried out.  It is considered acceptable in these circumstances that the issue of contamination is addressed by means of condition.

Objections Raised by Neighbours

Given the previous conclusion reached by the Inspector it is not considered that any of the points raised by the neighbour are sufficient to warrant amendment or refusal of the application.

Loss of value is not a material planning consideration that can be taken into account.

CONCLUSION

The principle of the development of the site for residential purposes has been previously approved and an identical application was only dismissed at appeal due to the lack of a signed S106 Obligation.  The proposed development would remove a use that is not compatible with neighbouring residential uses and the proposed layout and access arrangements are acceptable and in accordance with Council policy.  There would be no significant detrimental effect on any neighbouring property, on the street scene or on any interest of acknowledged importance.

RECOMMENDATION:

Approve Subject to the following Conditions

1.
Application for approval of reserved matters shall be made not later than the expiration of three years beginning with the date of this permission and the development must be begun not later than the expiration of two years from the final approval of the reserved matters, or, in the case of approval on different dates, the final approval of the last such matter to be approved.

2.
No development shall be started until full details of the following reserved matters have been submitted to and approved in writing by the Local Planning Authority:


a) appearance


b) scale


c) landscaping

3.
Prior to the commencement of the development, the developer shall submit a Preliminary Risk Assessment report for the written approval of the Local Planning Authority to assess the potential risk of land contamination. This report must include a conceptual model and a site walk over and be approved in writing by the Local Planning Authority. Should a potential risk be identified then: 


i. The developer shall submit a Site Investigation report for the written approval of the Local Planning Authority.  The investigation shall address the nature, degree and distribution of land contamination on site and shall include an identification and assessment of the risk to receptors focusing primarily on risks to human health and the wider environment; and  


ii. Proposed Remedial Works if required shall be submitted to, and approved in writing by the Local Planning Authority.  Where applicable, the Remedial Works shall be incorporated by the developer during the course of construction, prior to occupation of the development and


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

4.
Prior to the commencement of any building works on site, an assessment of noise likely to affect the application site shall be submitted to and approved in writing by the Local Planning Authority.  This assessment should follow PPG24 guidelines towards assessing the noise from the surrounding road network including Liverpool Road.  The assessment shall identify all noise attenuation measures that may be determined appropriate to reduce the impact of noise on the residential properties on site and achieve the requirements of BS8233 for internal noise levels.  Once agreed, all identified noise control measures shall be implemented and therefater retained.

5.
No development approved by this permission shall be commenced until details of the existing and proposed floor levels have been submitted to and approved in writing by the Local Planning Authority.  The scheme shall be constructed and completed in accordance with the approved details.

6.
Any application for reserved matters for the development hereby approved shall be accompanied by a crime prevention plan, which shall be approved in writing by the Local Planning Authority prior to the commencement of development.  The development shall be undertaken in accordance with the approved scheme.

7.
No development shall begin until a scheme for the provision of formal and informal open space and its maintenance over a twenty year period, in accordance with the standards set out in Policies H8 and R2 of the City of Salford Unitary Development Plan 2004-2016, is submitted to and approved in writing by the Local Planning Authority.  The approved scheme shall be implemented in full prior to first occupation unless otherwise agreed in writing by the Local Planning Authority.

8.
No development shall be commenced unless and until a scheme detailing recycling of waste from the development has been submitted to and approved in writing by the Local Planning Authority.  The approved scheme shall be implemented and thereafter retained prior to the first occupation of the commercial and residential units hereby approved.

9.
No development shall commence until full details of the location, design and construction of bin stores have been submitted to and approved in writing by the Local planning authority.  Such approved bin stores shall thereafter be constructed and made available for use before the development is brought into use.

10.
No development shall commence until full details of the location, design and construction of the cycle stores have been submitted to and approved in writing by the Local planning Authority.  Such approved cycle stores shall thereafter be constructed and made available for use before the development is brought into use.

11.
Before the development hereby permitted is brought into use not less than 22 car parking spaces shall be provided within the curtilage of the site and such spaces shall be made available at all times the premises are in use.

12.
No development shall commence until a scheme for the provision of external lighting has been submitted to and approved in writing by the Local Planning Authority.  Such scheme shall include full details of the locations, design, luminance levels, light spillage and hours of use of, and columns for, all external lighting within the site and the approved scheme shall be implemented in full prior to the occupation of development.

13.
No development authorised by this permission shall take place unless and until the Local Planning Authority has received and approved in writing a Site Operating Statement in relation to the delivery and collection of equipment and materials, hours of construction works audible at the site boundary, wheel washing and street sweeping operations and an assessment of the impact of any piling works on neighbouring properties.  The Statement shall also include details of measures that will be implemented to minimise disturbance to neighbouring residents from noise, dust and vibration.  No development or activities related or incidental thereto shall take place on the site in contravention of such Site Operating Statement.

14.
Prior to the commencement of development an air quality assessment shall be submitted to and approved in writing by the Local planning authority.  The assessment shall detail the existing and future air quality on the site for years 2010, 2020 and the opening year, with and without the development, for nitrous dioxide and particles less than 10 microns.  The assessment shall identify the worst case exposure, changes in pollution concentration and identify any changes in pollution levels predicted for residents of the proposed development.  The predicted levels should be compared with the Air Quality Objectives set out in the Air Quality Regulations 2000 (as amended).  The assessment shall identify fully all control measures that are required to control the impact of the development on local air quality and to control the impact of poor air quality on future residents of the development.  All control measures identified must be approved in writing by the Local Planning authority and installed prior to occupation of the development.  All approved measures shall be retained and maintained thereafter.  A verification report shall be submitted for written approval to the Local Planning Authority confirming that all measures recommended by the air quality report have been implemented in full prior to the occupation of the site.

Reasons:

1.
Reason: Required to be imposed pursuant to Section 92 of the Town and Country Planning Act 1990.

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

3.
Reason: To safeguard the amenity of the future occupants of the development in accordance with policy DES 7 of the City of Salford Unitary Development Plan.

4.
Reason: To safeguard the amenity of the future occupants of the development in accordance with policy DES 7 of the City of Salford Unitary Development Plan.

5.
In order to reduce the risk of flooding in accordance with Policy EN19 of the City of Salford Unitary Development Plan.

6.
To safeguard the amenity of the future occupants of the development in accordance with policies DES7 and DES10 of the City of Salford Unitary Development Plan and policy DC1 of the Design and Crime Supplementary Planning Document.

7.
Reason - To ensure that adequate and appropriate provision for formal and informal open space and its maintenance over a twenty year period is made.  This is in accordance with the standards set out in Policies H1, H8, R2, ST1 and DEV5 of the Unitary Development Plan for the City of Salford 2004-2016 and Policy OB1 of the Council's Planning Obligations Supplementary Planning Document.

8.
In order to provide recycling facilities in accordance with policies DEV1 and EN20 of the City of Salford Unitary Development Plan.

9.
Reason: To safeguard the amenity of the area in accordance with policy DES 1 of the City of Salford Unitary Development Plan.

10.
Reason: To safeguard the amenity of the area in accordance with policy DES 1 of the City of Salford Unitary Development Plan.

11.
Reason: To ensure that adequate provision is made for the parking of vehicles within the curtilage of the site in accordance with policy A10 of the City of Salford Unitary Development Plan.

12.
Reason: To safeguard the amenity of the area in accordance with policy DES 1 of the City of Salford Unitary Development Plan.

13.
Reason: To safeguard the amenity of the neighbouring residents in accordance with policy DES 7 of the City of Salford Unitary Development Plan.

14.
Reason: To safeguard the amenity of the future occupants of the development in accordance with policy DES 7 of the City of Salford Unitary Development Plan.

Note(s) for Applicant

1.
This development is subject to the planning obligation entered into by the applicant under Section 106 of the Town and Country Planning Act 1990, prior to the granting of planning permission.

2.
The applicant's attention is drawn to the contents of the attached letter from the Environment Agency.

3.
The applicant is advised that the requirements of all the conditions precedent must be satisfied prior to the commencement of the development. Failure to satisfy the conditions precedent renders all development unauthorised and unlawful and appropriate action may be taken by the Council.

APPLICATION No:
08/56300/ADV

APPLICANT:
Mr Neil Buchanan

LOCATION:
Unit G3 Weaste Trading Estate Weaste Lane Salford   

PROPOSAL:
Display of internally illuminated 48 sheet advertisement board

WARD:
Weaste And Seedley

DESCRIPTION OF SITE AND SURROUNDINGS

The site of the proposed advert is situated on the wall of an industrial unit in Weaste Trading Estate. It is situated in an elevated position, directly adjacent to the M602 motorway between junctions 2 and 3. A previous application (07/54961/ADV) gave consent to the erection of the existing 48-sheet advertisement panel. Two other illuminated 48-sheet poster panels are situated approximately 80 and 100 metres to the east of the site. To the south of the site is the M602 motorway, with the central reservation approximately 13 metres distant. The Manchester to Liverpool railway line is beyond to the south. To the west the site is bounded by Weaste Lane and to the north it is bounded by industrial units within Weaste Trading Estate.

DESCRIPTION OF PROPOSAL

This application seeks to gain consent for the internal illumination of the previously approved 48-sheet advertisement panel on the site. This advertisement’s base is located 3 metres above ground level. The Trading Estate’s ground level is itself approximately 2 metres above the adjacent M602 carriageway. The advert would measure 3m x 6m x 0.3m and project from the building by a maximum distance of 1 metre. The illumination would be static, with an illuminance level of 360cd/m². Consent is sought for a period of 5 years.

SITE HISTORY

· 99/39236/ADV - Retention of one free standing advertisement sign and one sign on wall (situated to the east of application site) – Refused 01.07.1999 (Panel Decision)

· 05/51614/ADV - Continued display of 2 x 48 sheet internally illuminated free standing poster panels (situated to the east of application site) – Refused 05.12.2005 (Panel Decision). Consent was granted by the Planning Inspectorate on 28.03.2006 following an appeal

· 06/52423/ADV - Retention of one 96 sheet advertisement panel – Refused 26.04.2006 (Appeal dismissed 22/09/2006)

· 07/54961/ADV - Display of one 48 sheet advertisement display panel – Permitted 06.09.2007 (Panel Decision)

CONSULTATIONS

Engineering 

No objections.

Traffic 

No objections provided illumination complies with City Council guidelines.

Highways Agency

Object to the application on the grounds of highway safety.

PUBLICITY

The following neighbour addresses were notified:

· Units G1 to G6, Weaste Trading Estate, Weaste Lane, Salford, M5 5HD

REPRESENTATIONS

None received

DEVELOPMENT PLAN POLICY

DEV2 - Advertisements

OTHER MATERIAL CONSIDERATIONS

Planning Policy Guidance 19 – Outdoor Advertisement Control (PPG19)

Communities and Local Government Circular 03/2007

PLANNING APPRAISAL

PPG19 sets out the criteria for assessment of advertisements as being the advertisement’s impact upon the interests of visual amenity and public (highway) safety. It is considered that there are no visual amenity issues associated with the proposed illumination of the advert, as a consequence of the fact that a standard 48-sheet panel is already in existence, and the illumination of it, other than raising the projection of the panel to a maximum distance of 1 metre, would have no further visual impact. The vicinity of the site is well-lit and the building on which it is located is fairly large in size, providing a substantial backdrop. The following analysis will, therefore, concentrate upon issues relating to highway safety.

PPG19 states that the vital consideration in assessing an advertisement's impact on public safety is whether the advertisement itself, or the exact location proposed for its display, is likely to be so distracting, or so confusing, that it creates a hazard to, or endangers, people in the vicinity who are taking reasonable care for their own and others' safety.

When considering the context of the M602 motorway, it is noted that the section of the motorway nearest to the application site runs in a totally straight course, with no bends or corners to the carriageway. The site is situated a significant distance from both the nearest junction where traffic may join the motorway – junction 2, which is 1.2 kilometres to the west, whilst the termination of the motorway, and subsequent junction with surrounding roads, is 1.6 kilometres to the east. It is noted, therefore, that other than the usual overtaking manoeuvres which are expected to be observed on a motorway, there is no reason to expect a large number of lane movements in the vicinity of the site. The site is well-lit by a high-level lighting column, which is situated almost directly opposite the site, within the central reservation. The column features lights that project over both the west-bound and east-bound carriageways of the motorway. It is considered, therefore, that there exists no obvious hazards to motorway users in the vicinity of the site.

The Highways Agency raised a number of issues relating to this application. These may be summarised as:

· The location of the poster in a parallel position to the motorway would result in drivers not being able to view the advert until they are much nearer to the sign, causing them to move their head by a significant amount to view the advert.

· Motorist’s view of the advert will be constantly interrupted by the traffic around them and by traffic on the adjacent carriageway. This can be particularly relevant for this section of the M602 as it is used by a large number of high-side heavy goods vehicles.

· The sign will be illuminated which result in the sign being visible and a distraction to motorists using the M602 not only during daylight hours but over a 24 hour period.

With regard to the above issues, the M602 is an urban motorway and it is considered that advertisement posters are not an unfamiliar site to drivers. Within this context, notwithstanding the fact that the sign is situated parallel to the carriageway, it is considered that drivers would not be surprised by the presence of sign, and it would not appear as a sudden or unexpected feature. Therefore, it is considered that no undue danger would be created by the illumination of the advert. In an appeal decision for application 06/52423/ADV (retention of one 96-sheet advertisement panel) the inspector stated “I have noted the Highways Agency’s comments of the panel on public safety but in this instance I do not share their concern. I accept that that the panel is parallel to a busy motorway. However, it would still be readily visible to passing drivers and in my opinion they would be easy to assimilate the static content of this single panel without being distracted from prevailing road or traffic conditions even in a stop/start situation when traffic is very heavy”. Although this relates directly to a non-illuminated 96-sheet panel, the inspector’s decision is considered to be directly relevant when considering this application.
In an appeal decision for application 05/51614/FUL, which is only a short distance from the application site, the inspector noted that “the motorway is also well-lit and in my opinion, although subject to high traffic levels, there is no physical evidence that the road in the vicinity of the appeal site poses any special hazards to its users”.

Although it is acknowledged that passing HGVs may interrupt views of the advert, it is considered that the location of the advert in a position which is elevated from the motorway would diminish the impact. It is considered that any interruptions of drivers’ views are likely to be infrequent and not likely to create a potential impact upon highway safety.

Finally, with regard to the issue of the potential for safety issues arising from the illumination, it is considered that, as discussed above, the environs of the advertisement are well-lit during hours of darkness. Consequentially it is considered that the existing advert has the capacity to act as a receptor for illumination without creating any highway safety issues. Furthermore, the level of illumination proposed is 360cd/m², which is significantly below the 800cd/m² that would normally be deemed acceptable.
CONCLUSION

In conclusion, it is considered that no adverse impact upon highway safety would be created by the illumination of the existing advertisement panel. There are no issues regarding visual amenity associated with the application, and it is recommended that consent is awarded for the application subject to the following conditions:

RECOMMENDATION:

Approve Subject to the following Conditions

1.
(a)  Any advertisements, displayed, and any land used for the display of


advertisements, shall be maintained in a clean and tidy condition to


the reasonable satisfaction of the Local Planning Authority.


(b)  Any structure or hoarding erected or used principally for the


     purpose of displaying advertisements shall be maintained in a safe


     condition.


(c)  Where an advertisement is required under these Regulations to be


     removed, the removal shall be carried out to the reasonable


     satisfaction of the Local Planning Authority.


(d)  No advertisement is to be displayed without the permission of the


     owner of the site or any other person with an interest in the


     site entitled to grant permission.


(e)  No advertisement shall be sited or displayed so as to obscure, or


     hinder the ready interpretation of, any road traffic sign, railway


     signal or aid to navigation by water, or air, or so as otherwise


     to render hazardous the use of any highway, waterway (including


     any coastal waters) or aerodrome (civil or military).

2.
The source of illumination of the advertisement hereby granted consent shall NOT be directly visible to users of the public highway. The maximum level of illuminance shall NOT exceed 360cd/m2.

(Reasons)
1.
Required to be imposed by The Town and Country Planning (Control of Advertisements) (England) Regulations 2007.

2.
Standard Reason R026B 

APPLICATION No:
08/56421/COU

APPLICANT:
Mr Chek Whyte - Chek White Industries

LOCATION:
The Brass Handles 1 Edgehill Close Salford M5 4JP   

PROPOSAL:
Change of use from public house (class A4) to a day nursery (class D1)

WARD:
Langworthy

DESCRIPTION OF SITE AND SURROUNDINGS
This application relates to a detached building and former public house off Edgehill Close in Salford. The public house has been vacant since March 2006. The proposal is situated in a predominantly residential area with terraced dwellings to the north and south with high-rise residential dwellings to the east. Land to the west is commercial. The site is currently surrounded by 2m high hoardings which advertise the high-rise development to the east. The site accommodates a part single part two storey building. To the east of the building is a hard surfaced area which provides off street car parking.  

DESCRIPTION OF PROPOSAL
Planning permission is sought for the change of use of the building from a public House (A4) to a Day Nursery (D1). The proposal would not include any engineering operations. The proposed opening hours would be 7.30 am to 6pm Monday to Friday, 8am to 5pm on Saturday and closed on Sunday and Bank Holidays.

SITE HISTORY

None

CONSULTATIONS

Urban Vision Environment – No objections.
PUBLICITY

The following neighbour addresses were notified:

Fitwarren Street MOT Ltd, Fitzwarren Street

The Vicarage 92 Fitzwarren Street

1- 224  Rosehill Court, Rosehill Close

Flat 143- 226 Fitzwarren Court, Rosehill Close

2 – 20 (evens) Rosehill Close

117 – 121 (odd) Fitzwarren Street

2-20 (evens) Edgehill Close

1 and 2 Chartwell Close

REPRESENTATIONS

One letter of objection has been received from Councillor Warmisham. He has concerns on the grounds that the application site is in close proximity to an established Family Centre and a private care nursery, thus creating an over abundance of child care in that area.

The application is before the panel because there has been one objection on Council owned land.

DEVELOPMENT PLAN POLICY

Unitary Development Plan 

Site allocation: None
Other policies:
ST11 – Location of New Development

EHC3 – Provision and Improvement of Health and Community Facilities

DES1 – Respecting Context

DES7 - Amenity of Users and Neighbours

A2 - Cyclists. Pedestrians and the disabled

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

EN16 – Contaminated Land

EN17 - Pollution Control 

PLANNING APPRAISAL

The main planning issues relating to this application are whether the principle of the development is acceptable; whether the proposal would have an unacceptable impact on the street scene; whether the proposal would have an unacceptable impact on amenity; whether there would be sufficient car parking provided for users of the proposed nursery and whether there are any issues regarding contamination.

Policy ST11 outlines the sequential approach to the bringing forward of land for development and details the order in which sites for development should be brought forward: existing buildings; previously developed land which is well served by a choice of means of transport and is well related to housing, employment, services and infrastructure; previously developed land in other locations provided that adequate levels of accessibility could be achieved; and finally greenfield sites in locations which are, or would be made to be, well served by a choice of transport and well related to employment, services and infrastructure.

Policy EHC3 states that planning permission will be granted for the provision of new, and improvements to existing, health and community facilities by public, private and voluntary agencies, provided that the development would: not have an unacceptable impact on residential amenity and character; not have an unacceptable impact on environmental quality; be accessible to the community it serves by a range of means of transport; not give rise to unacceptable levels of traffic congestion, or have an adverse impact on highway safety; have the potential to act as a community focus and encourage linked trips wherever possible; and be consistent with other policies and proposals of the UDP.

Policy DES1 of the Adopted Unitary Development Plan requires that developments respond to their physical context and respects the positive character of the local area. In assessing applications regard should be had to the existing landscape; the character scale and pattern of streets and building plots; the relationship to existing buildings; the impact, on and quality of views; the scale of the proposed development; the improvement of the existing townscape and public space; the quality of proposed materials and their appropriateness; and the functional compatibility with adjoining land uses.

DES7 states that development will be required to provide potential users with a satisfactory level of amenity in terms of space, sunlight, daylight, privacy, aspect and layout. Development will not be permitted where it would have an unacceptable impact on the amenity of the occupiers or users.

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

Policy A2 states that development proposals will be required to make adequate provision for safe and convenient access by the disabled, other people with limited or impaired mobility, pedestrians and cyclists.

Policy A10 of the adopted UDP requires development to make adequate provision for disabled drivers, cyclists and motorcyclists, in accordance with the Council’s maximum standards. 

Policy EN16 states that development on or near to contaminated land will only be granted where the development would not expose the occupiers of the development and neighbouring land users, threaten structural integrity, lead to contamination of any watercourse or cause contamination of adjoining land.

The proposal would involve the re use of an existing building. The re use of the building would create an active site which would have a positive impact on the local area and in accordance with Unitary Development Plan policy ST11. 

The application does not propose any elevational changes to the building and as such the proposal would not have an unacceptable impact on the street scene in accordance with EHC3 and DES1 of the Unitary Development Plan.

The proposed nursery would be sited 35m from the front elevations of the properties on Rosehill Close and 22m from the closest property on Edgehill Close. The proposed hours of opening would be 7.30 am to 6pm Monday to Friday, 8am to 5pm on Saturday and closed on Sunday and bank holidays. Given that the application property is a distance from neighbouring dwellings and the proposed opening hours are reduced from those of the existing A4 use. It is considered that the proposal would not have an unacceptable impact on the amenity of neighbouring residents in accordance with EHC3, DES7 and EN17 of the Unitary Development Plan.

The proposed development is located in a predominantly residential area and as such the proposal would be accessible to the local community. The application site is situated 200m south of Salford Precinct which has good public transport links to Salford and Manchester City Centre, in accordance with EHC3 of the Unitary Development Plan.
It is proposed to retain the 17 existing car parking spaces on site. There are no proposed disabled car parking spaces or cycle parking included with the development. It is considered that a revised car parking layout could be provided which would accommodate sufficient car parking provision for disabled and cyclists. There is a separate pedestrian access to the site which would provide a safe route for pedestrians. It is therefore considered with the imposition of a condition for a revised car parking layout the proposed development would not have an unacceptable impact on highway safety in accordance with A2, A10 and EHC3 of the Unitary Development Plan.
Other Issues
Urban Vision Environment has recommended a contaminated land condition. However there are no engineering works proposed in this application and consquently this condition is not required.

With regard to the letter of objection received relating to over provision of day care this is not a material planning issue and therefore would not warrant the refusal of this application.

CONCLUSION

The proposal would not comprise the aims and objectives of the relevant policies contained within the adopted Unitary Development Plan and there are no material planning considerations that would justify a refusal of consent, it is accordingly recommended that the application be approved.

RECOMMENDATION:

Approve Subject to the following Conditions

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

2.
The use hereby permitted shall NOT be operated on Sundays and Bank Holidays and shall ONLY be operated between the hours of 07:30 and 18:00 Monday to Friday and 08:00 and 17:00 on Saturdays.

3.
Notwithstanding the car parking layout on the submitted plans a revised layout accommodating a minimum of 2 disabled spaces shall be submitted to and approved in writing by the Local Planning Authority and such spaces shall be made available at all times the premises are in use.

4.
No development shall be started until full details of the location, design and construction of cycle stores have been submitted to and approved in writing by the Local Planning Authority. Such approved cycle stores shall thereafter be constructed and made available for use before the development is brought into use.

Reasons:

1.
 Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990.

2.
 To safeguard the amenity of the neighbouring residents in accordance with policy DES 7 of the City of Salford Unitary Development Plan.

3.
 In the interests of highway safety in accordance with policy A 8 of the City of Salford Unitary Development Plan.

4.
 To safeguard the amenity of the area in accordance with policy DES 1 of the City of Salford Unitary Development Plan.
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