APPLICATION No:
03/47344/EIAHYB

APPLICANT:
Peel Investments (North) Limited

LOCATION:
Land Between Mid-point Of Manchester Ship Canal And Liverpool Road Liverpool Road Eccles    

PROPOSAL:
Multi-modal freight interchange comprising rail served distribution warehousing, rail link and sidings, inter-modal and ancillary facilities including a canal quay and berths, vehicle parking, hardstanding, landscaping, re-routing of Salteye Brook, a new signal controlled access to the A57 and related highway works including realignment of the A57 and improvements to the M60 (Port Salford).  Canal crossing and associated roads and other highway improvements as part of the Western Gateway Infrastructure Scheme (WGIS)

WARD:
Barton

EXECUTIVE SUMMARY

1
Introduction

1.1
For ease of reference, this report is split into three sections.  Firstly, the background report contains details on the context of this application, a description of the proposed works, along with the consultation exercise undertaken and relevant national, regional and local policies.  Secondly, the planning appraisal and thirdly, the Article 10 application and consultation received from Trafford Council concerning the element of the development that falls in Trafford. 
2
Site description

2.1
This application relates to an irregular shaped parcel of land of approximately 116 hectares located to the north of the Manchester Ship Canal and approximately 2 km west of the M60 motorway. The site is considered in three broad areas: 

2.2
Area A: This is approximately rectangular and is located south of the A57 and north of the Manchester Ship Canal; it is approximately 550m wide and 1.2 kilometres in length. It is surrounded by Barton Aerodrome, farmland and some residential properties to the north and sewage works, nature reserves and residential properties to the south, within Trafford MBC’s jurisdiction, while to the west is Makro, and a golf course and range. The area has been filled over a lengthy period to a level of between 18 and 25m AOD and industrial buildings have recently been cleared from the northern part of the area. Salteye Brook and public footpath bisect this part of the site and a number of trees and hedges line the brook, canal and A57. The site is adjacent to the Salford Reds Stadium. 

2.3
Area B: is located north of the A57, linking the site to the Manchester – Newton-le-Willows – Liverpool railway line. This is an area of open land located between Barton Aerodrome and the Peel Green residential area and cemetery. The northern part of Area B comprises farmland and the northern part of the Brookhouse playing fields. The site levels vary between 18 and 34m AOD and the height of the existing railway embankment is 26.4m AOD. 

2. 4
Area C: Is located to the north of the Manchester Ship Canal, between Area A and the end of Langland Drive, to the south of the existing United Utilities sewage works and extends both sides of the M60 motorway.
3
Description of development

3.1
This is a ‘hybrid’ planning application in that the proposal contains elements where full planning permission is sought (including infrastructure, canal berths, rail link and sidings, bridges and roads), in addition to elements where only outline planning permission is sought (warehousing).

3.2
The proposed development is for a multi-modal freight terminal, comprising a 24 hour operation employing between 1,830 and 2,140 staff. The applicant refers to the development as ‘Port Salford’. The main components of the proposed development are as follows:

	Element of the Development 
	Full/Outline

	Two berths on the Manchester Ship Canal (MSC)
	Full

	A new north-south branch railway line to connect the site to the Manchester - Newton-le-Willows - Liverpool railway line, including a bridge over Liverpool Road (A57) and six reception sidings on the canal side
	Full

	The construction of train sidings alongside the MSC with lighting
	Full

	A 17-hectare multi-modal terminal facility for the reception, handling and storage of marine/rail/road delivered containers, including a quay on the MSC, railway lines, hard standing storage areas (approximately 83,000m2), operational offices and drivers’ rest areas, and space for parking and maintaining HGVs. Four 600m long railway sidings, served by up to eight overhead mobile gantry cranes of up to 25m in height. Containers area with a maximum of eight units (24m high) surrounded by lighting pylons 20-30m high and additional low-level lighting
	Full

	A landscape zone between the perimeter access road and the A57, varying in width between 30m and 65m and reducing to 5m in a small area opposite the entrance to Barton Aerodrome. A combination of existing screen planting and additional screen planted is proposed
	Full

	New traffic light controlled ‘T’ junction off Liverpool Road (A57)
	Full

	Parking provision for 540 car parking spaces and 530 HGV spaces
	Full

	Dedicated, pedestrian and cycle entrance from Liverpool Road and  the re-routing of the existing public footpaths round the site
	Full

	Re-routing of Salteye Brook
	Full

	Strengthening of the Manchester Ship Canal with sheet piled walling
	Full

	2.4m high security fencing
	Full

	Highway improvements to Junction 11 of the M60 and elsewhere between Junctions 11 and 12, comprising widening to four lanes northbound
	Full

	A new link road (WGIS) providing access from Liverpool Road (A57) to Trafford Way and Junction 10 on the M60, via a new road and a new low level bridge crossing the MSC, to the east of the existing motorway crossing at Barton Bridge, incorporating bus, pedestrian and cycle access and possible future Metrolink route. A link road running parallel with the M60 and a two-way link between the A57 west of Peel Green, Trafford Way and junction 10 of the M60 and closure of the existing off-slip at Junction 11 northbound. This is to be provided in two separate phases
	Full

	Warehousing facility sited on the area of land between the multi-modal terminal and Liverpool Road. All matters are reserved. Parameters for these buildings are provided and illustrated in indicative plans showing four rail-served ‘high bay’ trans-shipment warehouses, with a maximum height of 20m a total floor area of 154,500 m2
	Outline


3.3
A planning application has also been submitted to Trafford MBC for parts of the WGIS works to the south of the Manchester Ship Canal which falls within their jurisdiction. Trafford approved that application on 18th February 2009.

4
Supporting documents

4.1
The applicant submitted the original application in November 2003 but it was put on hold until the Environmental Statement was submitted in May 2004.

4.2
The applicant has submitted the following supporting documents:

· Planning Statement (PS)

· Environmental Statement (ES)

· Non-Technical Summary (NTS)

· Transport Assessment (TA)

· Rational for Port Salford

· Economic Impact of Port Salford

4.3
A summary of each of these documents can be found in paragraphs 3.1 to 4.13 of the background report.

Consultations

4.4
There have been two key stages of consultation; the first stage was May 2004. 

4.5
The following consultees were notified of the planning application:

· Barton Aerodrome

· British Transport Police

· Chief Executive (Economic Development)
· Civic Trust
· Council for the Protection of Rural England (Lancashire & Cheshire Branches)
· Countryside Agency
· DEFRA

· UVEU (Urban Vision Environmental Unit)
· English Heritage
· Natural England

· Environment Agency

· Greater Manchester Archaeological Unit
· Greater Manchester Bird Recording Group
· Greater Manchester Ecology Unit
· Greater Manchester Geology Unit
· Greater Manchester Passenger Transport Executive

· Greater Manchester Pedestrians’ Association
· Greater Manchester Police Architectural Liaison Unit
· Health and Safety Executive

· Halton Borough Council
· Highways Agency

· Inland Waterways Association
· Lancashire Aero Club
· Light Planes (Lancashire)
· Manchester City Council
· Manchester Airport

· Manchester Port Health Authority
· Manchester Ship Canal Company

· National Trust

· Network Rail
· North West Development Agency
· 4NW – The Regional Leaders Forum (formerly known as The North West Regional Assembly)
· Open Spaces Society

· Peak & Northern Footpath Society

· Red Rose Forest
· Sport England

· Strategic Rail Authority
· St. Helen’s Borough Council
· The Ramblers Association (Manchester & High Peak Area)

· Trafford MBC

· Transco

· Twentieth Century Society
· United Utilities
· Victorian Society

· Warrington Borough Council
· Wildlife Trust
4.6
A short summary of each consultation response can be found in table 1 (Entitled - Summary of Consultee Responses) in section 6 of the background report.  
5
Publicity and representations

5.1
In terms of publicity, site notices were displayed on site, press notices were published and neighbours were notified of the proposals by letter in July/August 2004, in January 2006 and October 2006. The applicant undertook a public exhibition on the 6th 7th 8th December 2004, at the Canon Williamson High School. An advert was placed in the Salford Advertiser in November 2004 inviting the public to view the exhibition. Some 2400 letters were sent to local residents and to all local councillors. Some 262 people attended over the 3 evenings. The second consultation exercise followed the submission of additional details by the applicant. A full list of those neighbours consulted can be found in Section 7 of the background report.

5.2
A total of 366 letters of objection have been received. The key areas of concern raised by local residents relate to residential amenity, traffic and transport, pollution, visual impact and environmental issues.  A full summary of the issues raised can be found in section 8 of the background report.

6
Planning Policy Documents

6.1
National Planning Guidance (Planning Policy Guidance- PPG / Planning Policy Statement - PPS) The Regional Spatial Strategy (RSS), Salford Unitary Development Plan (UDP) and Supplementary Planning Documents (SPD) provide the policy framework by which the application should be determined.  The relevant policies to be considered in the determination of the application are listed in paragraphs 9.3 to 9.7 of the background report and summarised within paragraphs 10.5 to 11.33 of that report.

7
Planning appraisal

7.1
The main planning issues to be considered in the determination of this application are: 

7.2
The extent to which the development is in accord with the policies and proposals of the development plan, that includes Regional Spatial Strategy (2008) and the City of Salford Unitary Development Plan (2006).

7.3
This can be found within Section 3 and 4 of the Planning Appraisal. The application site is identified as one of 25 designated Strategic Regional Sites in the North West Regional Economic Strategy (RES) and will support an estimated £73m to £83m in Gross Added Value to Salford each year when fully operational. The proposal accords with the wider spatial principles of RSS Policy DP1, W1 and W2 that encourage regionally significant economic development that is well connected to the primary freight transport network and the proposal will significantly assist in the promotion of freight transport in the north west region in line with Policy RT7. More specifically the development accords with UDP Policy E1 (development type B - multi-modal freight interchange), which was fully discussed at the Inquiry into the current Unitary Development Plan and accepted by the Inspector. 

7.4
The extent to which the proposals meet the requirements of national planning policy guidance contained within PPS1, PPG2, PPS9, PPG13, PPG15, PPG16,  PPG17, PPS22, PPS23, PPG24 and associated UDP policies.

7.5
Impact on Recreational land uses 

7.6
This section can be found within paragraphs 5.2 of the Planning Appraisal. Policy R1 of the adopted UDP relates to the protection of recreational land and facilities. The impact on Brookhouse playing fields is considered to be minimal. The proposal will avoid existing pitches by positioning embankments and fencing on the field margins and therefore fully accords with the provision of PPG17: Planning for Open Space, Sport and Recreation. 

7.7
Impact on Agricultural Land 

7.8
This section can be found within paragraphs 5.4 of the Planning Appraisal. Policy EN3 of the adopted UDP discourages development involving the loss of the best and most versatile agricultural land (Grades 1, 2 or 3a). DEFRA have indicated that they have no issue with land areas A and C. The land is not actively farmed, and is unlikely to be, as such it is not considered that the impact on agricultural land to be significant in this case. Area B was surveyed as Grade 1 agricultural land in 1989 but as the rail link will only pass over a small portion of this land, which is unused, DEFRA raise no objection to the proposal. 
7.9
Assessment Against Green Belt Policy 

7.10
This section can be found within paragraphs 5.6 to 5.8 of the Planning Appraisal. A small part of the site where the proposed rail link is located, falls within the Green Belt and, as such, must be considered in relation to the guidance contained within PPG2 and policy EN1 of the UDP. As the development in this location clearly maintains the openness of the Green Belt it is not considered to conflict with the purposes of the designation.

7.11
Impact on Mineral Resources 

7.12
This section can be found within paragraphs 5.10 of the Planning Appraisal. Policy M1 of the adopted UDP states that known mineral resources that are, or could realistically in the future be, capable of being worked in accordance with Policy M2 will be protected from sterilisation by other forms of development. Policy ST17 of the adopted UDP states that known mineral resources will be safeguarded. There is currently an excess of the required 7 years supply of minerals as set out in MPS1 (Planning and Minerals for Salford as part of the Greater Manchester and Cheshire sub-region).

7.13
Impact on Archaeological Sites 

7.14
This section can be found within paragraphs 5.12 of the Planning Appraisal. With reference to PPG16 and policy CH5 of the adopted UDP, the ES Baseline Assessment clearly identified no national archaeological designations within the site or its immediate environs. Several sites of local importance and four areas of potential archaeological significance were identified within the site. Any impact will be during the construction phase and mitigation comprises a programme of archaeological field evaluation and a Watching Brief Condition has been recommended.

7.15
Impact on Listed Buildings 

7.16
This section can be found within paragraphs 5.14 of the Planning Appraisal. With regards to policy CH2 of the adopted UDP, there are no Listed Buildings or structures within the application site. There are, however, three Grade II listed buildings on Barton Aerodrome. Whilst the proposed development will be visible from the aerodrome, there would a substantial separation distance and no visual relationship between the development and the Listed Buildings. As such the proposal is considered to be wholly in line with the advice in PPG15: Planning and the Historic Environment. 

7.17
Ground Conditions 

7.18
This section can be found within paragraphs 5.16 of the Planning Appraisal. Policy EN14 of the adopted UDP requires that development involving the reclamation, remediation or improvement of derelict, underused or neglected land should include measures to ensure that physical risks to the public are reduced to acceptable levels. Remedial measures are required to be completed as the first step of the development. Having regard to the substantial mitigation measures proposed it is considered that the proposal accords fully with the advice set out in PPS23: Planning and Pollution Control. 

7.19
Drainage, Renewable Energy and Energy Efficiency 

7.20
This section can be found within paragraphs 5.18 to 5.19 of the Planning Appraisal. Consideration is given to PPS22, UDP Policy EN22 and policies EM16 and EM17 of the RSS. Matters concerning renewable energy and energy efficiency will be appropriately addressed in more detail at the reserved matters stage, when the full details of the buildings are designed and therefore will be subject to conditions. The development will, as a minimum, be required to comply with the Building Regulations in force at the time of construction/implementation. The parameters of the proposed buildings in terms of their size and proposed location has been submitted as part of the Environmental Statement and the application has been assessed on that basis. With regard to drainage and flooding, part of the site lies within the Environment Agency’s indicative flood plain and as such revisions to the ES provide mitigation in accord with PPS25 and policy EN19 of the adopted UDP.

7.21
The accessibility of the development by a choice of means of transport and the impact of travel and traffic generation in the context of PPG13 – Transport and the impact of the development on the local highway network.

7.22
This section can be found within paragraphs 6.1 to 6.42 of the planning appraisal. The proposal has fully and comprehensively considered the strategic role of the Ship Canal as a key trade route in line with Policy RT6 of the Regional Spatial Strategy together with the significant benefits of freight being transported by a combination of rail, water and road. The implications of the scheme on the highway network has been fully considered and investigated through extensive modeling and testing not only of the development itself, but also in conjunction with other development in the area such as the Salford Reds approval and in conjunction with both full and part WGIS. 
7.23
The Transport Assessment notes that with part WGIS and 50% of PS development there is a reduction in two-way flows on the A57 and the operational performance of Junction 11 is improved, although there is an increase in traffic across the wider network at some junctions. With full WGIS and 100% of Port Salford being developed, the modeling shows that the provision of WGIS will provide the necessary overall network benefits to enable Port Salford to be developed with no overall detriment to the road network. 

7.24
A Green Travel Plan has been submitted and will develop with the life of the project, a Metrolink bridge as part of WGIS is proposed to cater for a future Eccles to Trafford extension to the network. Adequate access and parking are proposed for all nature of users in line with Policy A10 of the UDP. Footpaths across the site have been redirected and will form part of the new Countryside Access Network. 

7.25
The development incorporates a multi modal freight interchange as well as rail linked warehousing. It also incorporates a wider road scheme (WGIS) to help free up future congestion in the local area, including separating local and motorway traffic.

7.26
There is full support from the Strategic Rail Authority, North West Development Agency and 4NW. 

7.27
The impact of the development on residential and visual amenity.

7.28
Impact Of The Development On Residential and Visual Amenity 

7.29
This section can be found within paragraphs 7.2 to 7.16 of the Planning Appraisal. PPS1, along with Policies DES1, DES7, DES9 and EN23 of the UDP aim to ensure development responds to its context and is acceptable in terms of amenity, design and landscaping. The site has no landscape designations and is only visible within a 1km radius, due to topography, trees and other structures. It is visible from the adjacent motorway but would be seen in the context of the urban landscape and therefore is not considered to have any harmful visual impact. The establishment of landscaping will ensure the warehousing will not be dominant in the landscape. In addition lighting will not have a significantly adverse impact in line with Policy EN17 of the adopted UDP subject to conditions.
7.30
Air Quality and Dust

7.31
This section can be found within paragraphs 7.18 to 7.34 of the Planning Appraisal. Advice on these matters can be found in PPS23: Planning and Pollution Control as well as Policy EN17 of the adopted UDP which address the issue of development that may cause a significant increase in pollution to the air During construction there would be short-term air quality impacts due to dust. This would be addressed through a Dust Management Plan. During operations Sulphur Dioxide emissions from shipping are found to be well below the Guidance from DEFRA and with full WGIS in place there would be some areas of improvement. It should be noted that the project is promoted as part of the Greater Manchester Air Quality Action Plan, which will lead to an annual reduction in lorry miles, giving a reduction of between 2.5 - 3.6 million-lorry km per year.

7.32
Noise and Vibration 

7.33
This section can be found within paragraphs 7.36 to 7.43 of the Planning Appraisal. UDP Policy EN17 is in step with PPG24: Noise, which addresses the issue of noise generating development and its relationship with noise sensitive uses. The impact of noise during the construction phase and operational noise from road vehicle movements, on-site rail movements, ship movements, container handling and activities in and around the warehouses has been discussed at length with the developer and agreement reached to achieve acceptable noise levels by conditions requiring a Noise Monitoring Protocol and a Noise Management Plan to be agreed with the Local Authority prior to development commencing. 

7.34
Design and Crime 

7.35
This section can be found within paragraphs 7.45 of the Planning Appraisal. With regards to PPS1 and policy DES10 of the adopted UDP, the Greater Manchester Police Architectural Liaison Unit’s request for further information is properly addressed by condition and would also be considered as part of any subsequent reserved matters applications.
7.36
Impact Of The Development On Ecology and Nature Conservation Interests

7.37
This section can be found within paragraphs 8.1 to 8.29 of the Planning Appraisal. An ecological survey undertaken by the applicant has identified that there are no statutory or local designations within or adjacent to the site or that there are any issues of major ecological importance. A number of protected and/or priority species have been recorded on site, although a bat survey has not identified any roosting. During construction there will be loss to almost all vegetation within the site with impacts being assessed as moderate/negative and permanent in the case of the losses of common habitats and species, realignment of Salteye Brook and construction of WGIS. During the operational phase of the development, without mitigation in place, the effects of the scheme are predicted to be negligible. Alien species such as Japanese Knotweed, Himalayan Balsam and Giant Hogweed are present and must be removed. All this including mitigation and appropriate condition has been agreed with the applicant. As such the proposal accords with PPS9: Biodiversity and Geological Conservation. 

8
Conclusion 

8.1
The majority of issues raised by consultees and residents have either been addressed in consultation and negotiation with the applicant or can be satisfactorily addressed by condition. It should be borne in mind that it is never possible to overcome every concern raised or deal with every issue and as with all planning applications a balanced judgment needs to be made. It is a significant material consideration that this site is allocated in the UDP having been considered by an Inspector at the UDP Inquiry and whilst it still has to be assessed against the provisions of the Development Plan, the implications of such a major facility in terms of traffic impact, potential noise and disturbance together with other potential impacts on the general environment, would have been taken into consideration by the Inspector. It is considered that the significant benefits in terms of employment, transport benefits and the use of more sustainable transport modes, outweigh the limited issues relating to ecology, noise and limited impact on air quality in some locations. 

8.2
It is concluded within section 9 of the Planning Appraisal that the proposal constitutes appropriate development. The development has the substantial support of national, regional and local planning policy in terms of its siting, both within the City region and locally in terms of its siting adjacent to the Manchester Ship Canal, the Liverpool – Manchester railway line and the M60 motorway. Both RSS and the adopted UDP promote the site as being suitable for a strategic employment use, particularly one that benefits the linking together of these transport modes. These matters were fully addressed in detail during the UDP Inquiry by the Inspector and as such the site has been allocated in the UDP as a Strategic Regeneration Site, which specifically refers to the delivery of a multi-modal freight interchange, incorporating rail and water-based freight-handling facilities, and a rail link to the Manchester-Newton-Le-Willows-Liverpool railway line. It has benefits in terms of reducing motorway HGV miles and consequent emissions as well as significant local job creation. 

8.3
Matters concerning access, traffic, residential and visual amenity, air quality, noise, as well as some loss of agricultural and recreational land have been fully considered in the ES and can be adequately addressed through the imposition of conditions and legal agreements. The matters have been discussed in full with the applicant during the length of the application and all have been resolved to the satisfaction of officers.

9
Recommendation

9.1
Grant planning permission subject to the conditions and Unilateral Undertaking as set out in the Planning Appraisal.

BACKGROUND REPORT 

ABBREVIATIONS

AOD-Above Ordnance Datum

PS – Port Salford

WGIS – Western Gateway Infrastructure Scheme

EIA – Environmental Impact Assessment

ES – Environmental Statement

ESS – Environmental Statement Supplement

NTS – Non-Technical Summary

SBI – Site of Biological Interest

SSSI – Site of Special Scientific Interest

UTA – Updated Transport Assessment

PPS – Planning Policy Statement

PPG – Planning Policy Guidance

RSS – Regional Spatial Strategy

VSC – Very Special Circumstance

BAP – Biodiversity Action Plan

GMAU – Greater Manchester Archaeological Unit

GMEU – Greater Manchester Ecological Unit

GMGU – Greater Manchester Geological Unit

EA – Environment Agency

UDP – Unitary Development Plan

1
SITE DESCRIPTION

1.1
This application relates to an irregular shaped parcel of land of approximately 116 hectares located to the north of the Manchester Ship Canal and approximately 2 km west of the M60 motorway. For the purposes of assessing the proposals, the site has been divided into three broad areas: Area A, Area B and Area C. To the east of Area A is the Salford Reds Stadium site.

1.2
Area A

1.3
This part of the site comprises an approximately rectangular area of land to the south of the A57 and north of the Manchester Ship Canal. It is approximately 550 metres wide and 1.2 kilometres in length. To the north of the A57 is Barton Aerodrome, beyond which is farmland on the edge of Barton Moss. There are a number of residential properties on the north side of the A57 including The Bungalow, Foxhall Cottage, Foxhall Cottage and Farm, The Lodge and Parkfield. To the south, beyond the Manchester Ship Canal are the Davyhulme Sewage Works and Millennium Nature Reserve beyond which are residential properties, all located within Trafford MBC’s jurisdiction. To the west of Area A is Makro, beyond which is the Boysnope Golf Club and associated driving range. Until recently, industrial buildings were located to the northern part of Area A adjacent to the A57, the area is now vacant. The River Irwell once crossed this site (Salteye Brook now traverses this part of the site) and the area has been filled over a lengthy period to a level of between 18 and 25 metres AOD (above ordnance datum) with material deposit from the formation of the Manchester Ship Canal and subsequent dredgings. There are a number of trees along the route of Salteye Brook and Manchester Ship Canal and a hedgerow and planted trees adjacent to the A57. A public footpath bisects Area A. 
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Figure 1: Areas of the application site and existing footpaths. 

1.4
Area B

1.5
This comprises land to the north of the A57 required for the proposed rail link to the Manchester – Newton-le-Willows – Liverpool railway line. This is an area of open land located between Barton Aerodrome and the Peel Green residential area and cemetery. The northern part of Area B comprises farmland and the northern part of the Brookhouse playing fields. The site levels vary between 18 and 34 metres AOD and the height of the existing railway embankment is 26.4 metres AOD. 

1.6
Area C

1.7
Area C comprises land required for the proposed railway sidings on the north bank of the Manchester Ship Canal. This land stretches between the main part of the application site (Area A) and the end of Langland Drive, to the south of the existing United Utilities sewage works. Area C also includes land to both sides of the M60 motorway, which is required for the proposed Western Gateway Infrastructure Scheme (WGIS) works.
2
DESCRIPTION OF THE PROPOSALS 

2.1
This is a ‘hybrid’ planning application in that the proposal contains elements where full planning permission is sought (including infrastructure, canal berths, rail link and sidings, bridges and roads), in addition to elements where only outline planning permission is sought (warehousing).

2.2
The proposed development is for a multi-modal freight terminal. The applicant refers to the development as ‘Port Salford’. The terminal will operate on a 24-hour basis and will employ up to 2,140 staff. The main components of the proposed development are as follows:

	Element of Development
	Full or Outline

	Two berths on the Manchester Ship Canal (MSC) to enable up to 250 ships to dock a year. Ships will use the existing turning basin at Davyhulme Sewage Works.
	Full

	A new north-south branch railway line to connect the site to the Manchester - Newton-le-Willows - Liverpool railway line (Area B), which lies 1.27km to the north of the A57. Rail chords will link to the existing mainline both eastbound and westbound to allow trains to arrive and depart in both Manchester and Liverpool directions. The line will pass along the eastern boundary of Barton Aerodrome and a bridge is proposed to take the railway line across Liverpool Road (A57). It will then pass along the eastern boundary of the site boundary, curving eastwards to serve six parallel reception sidings on the canal side
	Full

	A train reception sidings alongside the MSC, between the main part of the site (Area A) and extending towards the end of Langland Drive (Area C) along with new lighting.
	Full

	A 17-hectare multi-modal terminal facility for the reception, handling and storage of marine/rail/road delivered containers, including a quay on the MSC, railway lines, hard standing storage areas (approximately 83,000m2), operational offices and drivers’ rest areas, and space for parking and maintaining HGVs. Four 600m long railway sidings will run through the terminal, which would be served by up to eight overhead mobile gantry cranes of up to 25m in height, would be installed. Containers would be stacked a maximum of eight high (24m). The sidings and multi-modal area will be illuminated by lighting pylons 20-30m high and additional low-level lighting.
	Full

	A landscape zone between the perimeter access road and the A57, varying in width between 30m and 65m and reducing to 5m in a small area opposite the entrance to Barton Aerodrome is proposed. Existing screen planting (up to 10m high) will be retained where possible and additional screening planted. Additional screen planting is also proposed between Barton Locks and the M60 Barton Bridge, on the boundary with the Salford Reds stadium site.
	Full

	New vehicular access into Area A via a new traffic light controlled ‘T’ junction off Liverpool Road (A57), to the western end of the site boundary.
	Full

	Total parking provision of 540 car parking spaces and 530 HGV spaces.
	Full

	A dedicated, pedestrian and cycle entrance from Liverpool Road and re-routing of the existing public footpath around the site.
	Full

	Re-routing of Salteye Brook from the boundary of the site to its outfall just downstream of Barton Locks.
	Full

	Strengthening works to the edge of the Manchester Ship Canal downstream of Barton Locks through the introduction of sheet piled walling.
	Full

	Site security fencing at a height of 2.4m.
	Full

	Highway improvements to Junction 11 of the M60 along with other improvements Junctions 11 and 12, consisting of widening the carriageway to four narrow lanes northbound (within the existing boundaries of the carriageway).
	Full

	A new link road (WGIS) that would be triggered by the cumulative impact of Port Salford and other developments in the locality. The new road would provide access from Liverpool Road (A57) to Trafford Way and Junction 10 on the M60, via a new road and a new low level bridge crossing the MSC, to the east of the existing motorway crossing at Barton Bridge. The bridge would incorporate bus, pedestrian and cycle access and would be able to accommodate any future Metrolink route. The works would include a link road running parallel with the M60 to carry local traffic currently using the motorway (this link is referred to as the Parallel Collector Road) and a two-way link between the A57 west of Peel Green, Trafford Way and junction 10 of the M60 and the closure of the existing off-slip at Junction 11 northbound.
	Full

	A warehousing facility with all matters reserved. In order to inform the Environmental Impact Assessment, the applicant provided parameters for these buildings, including photomontages for illustrative purposes only, which suggest four rail-served ‘high bay’ trans-shipment warehouses.  The railway lines run through the central part of Site A, between the two pairs of warehouses, with road access and hardstanding on the outer sides of the warehouses.  The warehouses will be sited on the area of land between the multi-modal terminal and Liverpool Road. The closest indicative building on the General Arrangement Plan is 45m from Liverpool Road, although the area shown as being available for warehouse development does extend up to 4m from the road from Liverpool Road. The buildings would be a maximum height of 20 metres. The buildings would provide a total of 154,500 m2  of warehouse floorspace (two x 50,000 m2; one x 30,000 m2 and one x 24,500 m2 buildings).
	Outline


2.3
A planning application submitted to Trafford MBC for parts of the WGIS works to the south of the Manchester Ship Canal was approved on 18th February 2009. The total site area for both the Salford and Trafford planning applications extends to some 136ha.

2.4
The build programme is estimated to last approximately 3 years. The first phase of works would include the construction of the road access, on-site roads, the creation of a new channel to enable the diversion of Salteye Brook, the provision of the rail connection, railway tracks and the construction of the new canal berth and inter modal terminal as well as part WGIS. The second phase would include the further railway works and the first warehouse buildings (approximately 100,000m2). The third phase would include additional railway sidings and warehouse buildings (approximately 55,000m2). The applicant indicates that the construction of full WGIS would be triggered by the cumulative effects of this development and other developments in the Western Gateway area and this is confirmed by the Highway Agency conditions which require the rail link and part WGIS to be provided prior to the first 50% of the warehousing facility to be brought into use. Full WGIS must be in place prior to that 50% being exceeded.

2.5
Submission of Additional Information (December 2005).

2.6
Following requests for clarification and additional details, the application has been amended and a package of further information was submitted to the Council in December 2005.

2.7
The changes to the proposals were as follows:

· Minor changes to the application site boundary to include a small area of land adjacent to one of the rail chords and to accommodate the revised alignment of the access arrangement adjacent to Salford Red’s City Development (RCD) road;

· The re-alignment of the easterly rail link chord radii where it would be adjacent to the existing football pitches at Brookhouse playing fields, in order to avoid the pitch;

· The re-alignment of Salteye Brook to include an access way in line with comments from the Environment Agency;

· Amendments to the proposed earthworks and railway bridge related to the Salteye Brook realignment;

· The inclusion of security fencing along either side of the new railway sidings, around the landscaped area and realigned Salteye Brook and around the perimeter of the warehousing and servicing/access roads. 

· Amendments to the entrance road at the north west corner of the site following comments made by Greater Manchester Police and the Port Health Authority;

· Amendments to the container terminal access and queuing lane arrangements following comments made by Greater Manchester Police and the Port Health Authority;

· Amendments to the office/facilities building and associated parking for the container terminal following comments made by Greater Manchester Police and the Port Health Authority;

· Amendments to the (realigned) A57 junction accessing the proposed stadium, to reflect changes to the RCD stadium proposals and the amended red edge of the application site;

· Various rail track changes within the site for operational reasons (includes crossover changes, cripple and shunt siding changes and embankment and cutting details on the rail link);

· Amendments to internal access roads to warehousing, including parking and hardstanding layouts;

· Amendment to the disposal of foul sewage to reflect proposed on-site treatment, allowing for reed filtration and dilution ponds to enable sewage to be treated on site without using the main sewer network.

2.8
In addition to the amendments to the scheme, further information has been submitted to update or supplement the information previously submitted with the planning application and accompanying Environmental Statement, as follows:

· Addition of the Salteye Brook culvert connection to the Manchester Ship Canal;

· Addition of four gantry cranes shown in the container terminal, making a total of eight;

· Change to annotation on container stack heights in container terminal;

· Indicative public footpath alignments and diversion routes, illustrative proposals only;

· More detailed indicative proposed structure planting for the rail link, warehouse area, container terminal, rail sidings and parallel collector road;

· Plan to show the possible extent of building locations for which outline permission is sought. This area was assumed in the assessment of visual impact and is sought for approval as defining the parameters within which the buildings concerned must be sited; 

· Minor changes to drawings detailing the proposed bridges:

Bridge 1: Swing Road Bridge (Adjacent to M60 High Level Bridge);

Bridge 2: Road Bridge over rail sidings (Adjacent to M60 High Level Bridge);

Bridge 3: New double track rail bridge over Liverpool Road (A57);

Bridge 4: Double track rail bridge over the Salteye Brook Diversion; and

Bridge 5: Single track rail bridge over the Salteye Brook diversion and reeded pond.

· Additional cross sections through the site, submitted for illustrative purposes only;

· A series of photomontages illustrating views of the proposed development, submitted for illustrative purposes only;

· Drawing to show the extent of sheet piling of the canal bank; 

· Lighting layout plan and specifications to demonstrate that the site can be satisfactorily lit for operational purposes without significant adverse impacts on receptors.

3
ENVIRONMENTAL STATEMENT

3.1
The nature of the PS proposal means that it falls within the definition of projects for which an Environmental Assessment must be undertaken under the requirements of the Town and County Planning (Environmental Impact Assessment) Regulations 1999 – SI No 293. The Environmental Impact Assessment (EIA) regulations indicate that the applicant must describe the proposed development and assess the impacts across a range of environmental issues and where appropriate an examination of the mitigation of the identified impacts. This process has been undertaken by the applicant and has been reported in the form of an Environmental Statement. The applicant submitted an Environmental Statement (ES) in May 2004 and as a result of the consultation process the applicant has submitted subsequent supplements to the ES and hence there are supplementary Non Technical Summary (NTS) documents. The applicant has submitted the following documents as part of the required ES and ESS: -

· Planning Statement (PS)

· Environmental Statement (ES)

· Non-Technical Summary (NTS)

· Transport Assessment (TA)

· Rationale for Port Salford

· Economic Impact of Port Salford

3.2
For each of the environmental impacts examined, the applicant considers two scenarios, in the first, that Port Salford would be built without WGIS but with improvements to Junction 11 of the M60 and the widening of the M60 between J11 and J12 northbound to four narrow lanes and in the second, that Port Salford and full WGIS would be constructed. In each section of the NTS, the applicant summarises the pre-development baseline conditions, the main impacts likely to arise because of the development, the beneficial mitigation measures that would be appropriate to reduce any negative environmental impacts, and lastly any residual impacts both positive and negative. Reference is also made to the impact of amendments to the scheme on the findings of the ES. These have been identified in the two supplementary NTS documents. The following subject headings comprise the contents of the ES:

· Ground Engineering Construction

· Water Quality

· Traffic and Transportation

· Air Quality

· Noise and Vibration

· Nature Conservation

· Landscape and Visual Amenity

· Archaeology

· Heritage Features

· Agricultural Land Quality

· Socio-Economic

· Hazard and Risk

3.3
Ground Engineering Construction

3.4
Ground investigations reveal that the site is underlain by Sandstone bedrock. Parts of the site have been the subject of extensive filling, associated primarily with landfill operations, the construction and dredging of the MSC and tipping associated with adjacent sewage treatment works. These aspects have impacted on the site in terms of land contamination and the stability of ground (as far as construction aspects are concerned). However, the concentrations of contaminants recorded were not at levels that would pose a significant environmental risk in the context of the proposed end uses for the site.  Development of the site may involve localised ground remediation, which will mitigate any environmental risks further. 

3.5
Historic tipping operations, together with the presence of organic rich sub-soils, have resulted in elevated levels of ground gas.  Ground gas venting and exclusion measures will need to be considered for the development, although this will be confirmed by detailed site investigations and ground gas risk assessments. The instability of large sections of the site, in the context of construction aspects of the development, will result in the majority of buildings using pile foundations. 

3.6
Construction of the development will support the concept of sustainability by minimising waste through a balanced cut and fill operation and re-using suitable engineering materials within the earthworks, subject to appropriate waste management licences being in place. Poor grade soils will be improved for engineering use by soil stabilisation methods, thus reducing further the need for disposal to landfill. Environmental effects resulting from construction will be mitigated by adoption of sound construction practices including health and safety provisions.

3.7
The applicant concludes that the impact of the development at the construction stage with WGIS is not significantly greater than that without WGIS.  There would be a requirement, at least in some areas along the M60 Parallel Collector Road length, for retaining walls due to widening of existing shoulders and the piling of foundations to the MSC bridge crossing. No additional operational or residual impacts are envisaged over and above those for the ‘without WGIS’ scenario. As such, the applicant concludes that no additional mitigation measures would be necessary.

3.8
The revision to the ES received in December 2005, indicates that the minor earthwork changes associated with the revised brook alignment, changes to earthworks for the railway bridge and revised embankments for the easterly rail chord will not lead to significantly different impacts from those identified in the original ES and the findings and conclusions in the ES remain unaltered in respect of the development, either with or without WGIS. The applicant considers that no further or different mitigation is required.

3.9
Water Quality

3.10
The Baseline Assessment concluded that groundwater quality over the majority of the subject site is not unduly poor.  The exception is for levels of ammonia, which are consistently elevated, probably due to past deposition of organic material (Night Soil) and contamination entering the groundwater from the nearby Sewage Treatment Works.

3.11
Measures will be taken during construction to ensure that soil and silted surface water run-off do not enter directly into the MSC.  Good construction site management will mitigate these effects, with surface water being collected by temporary site drainage leading to silt traps before being discharged to the MSC.  Soil quality will be maximised and erosion minimised by managed soil stripping tied into the construction programme. No further residual impacts will arise. 

3.12
Site management method statements will incorporate emergency procedures for dealing with accidental leakage and spillage, the storage of fuel for construction plant will be on impervious surfaces, the washing down of vehicles and the storage of potentially contaminated waste and construction materials will be carried out in designated areas.

3.13
The diversion of Boyle Brook allows an opportunity to transfer the currently culverted watercourse back to open channel for a significant portion of the diverted length.  The diversion promotes both hydraulic and ecological betterment. Diversion of the Salteye Brook “Main River” channel will also provide an opportunity to enhance both the ecology and hydraulic characteristics of the channel. 

3.14
The floodwater regime of the existing Salteye Brook and the MSC will not be compromised by the development. A significant proportion of the run-off generated by the development will be directed toward the MSC. The discharge to the MSC will not induce flooding. 

3.15
Overall there is no detrimental impact on the existing surface water regime. A degree of betterment is offered by the realignment of the Brook and the re-direction of run-off towards the MSC. The water quality of Salteye Brook will be improved by the construction of the development combined with the effective management of surface water run-off.

3.16
The applicant concludes that the introduction of the WGIS works does not influence the scope and conclusions identified in the ‘without WGIS’ scenario. There are no residual impacts on water quality, floodwater regime or hydraulic continuity of the existing watercourses by the proposed WGIS construction or crossings.

3.17
The revision to the ES received in December 2005, indicates that the inclusion of possible on-site foul sewage treatment utilising reed beds, a dilution lagoon and outfall to Salteye Brook will not diminish water quality, but will assist in maintaining flows in the Brook.  The proposal to direct some of the storm water run-off from the development to the Brook, via the lagoon, will achieve the objective of greater dilution in the Brook. The revision to the brook alignment to allow an access will not lead to any different impacts in water quality terms, whilst retaining Boyles Brook within a diverted culvert will result in no net loss of ecological value. The applicant concludes that these changes to the proposals, and further clarification of them, will not lead to significantly different impacts from those identified in the ES and the findings and conclusions in the ES remain unaltered in respect of Port Salford, either with or without WGIS.  No further or different mitigation is required.

3.18
Traffic and Transportation

3.19
The assessment considers that Port Salford is ideally located for a multi-modal freight facility, in line with Government policy, given the proximity of rail, water and the M60/M62 motorways.  It is also adjacent to the A57, which is a regular bus route.  The road network in the vicinity of Port Salford represents typical urban traffic conditions.  This applies to both the local roads and the M60 motorway.  There is, at times, peak hour congestion and there are a relatively high number of low severity accidents.

3.20
The constraints of the network to accommodate significant development traffic have been recognised for some time. The applicants transport consultant proposes a major highway improvement scheme, known as WGIS, to accommodate other Western Gateway (WG) development and provide wider highway and transport benefits.  

3.21
The applicant indicates that Port Salford will be a relatively low generator of traffic, particularly during peak periods and that the existing network can accommodate the development, subject to improvements to Junction 11 of the M60 and widening to four narrow lanes between Junctions 11 and 12 on the M60 northbound. These are effectively elements of WGIS that will be brought forward to allow Port Salford to proceed.

3.22
The applicant indicates that public transport, walking and cycling accessibility will be improved for the Port Salford employees and a Green Travel Plan (GTP) will be entered into. There will be a significant reduction in national annual HGV kilometres with Port Salford in place. The applicant concludes that the residual impacts of Port Salford with WGIS would not be any worse than the residual impacts of Port Salford without WGIS and indeed the local network would improve.  

3.23
The revision to the ES received in December 2005, indicates that the revision of the entrance road at the north-west corner of the site and to the container terminal access and queuing lane arrangements will improve access arrangements in terms of safety, as will changes to parking and internal access roads to improve circulation. The applicant concludes that changes to the proposals, and further clarification of them, will not lead to significantly different impacts from those identified in the ES and the findings and conclusions in the ES remain unaltered in respect of Port Salford, either with or without WGIS.  The applicant concludes that no further or different mitigation is required.

3.24
Air Quality

3.25
The Baseline Assessment concluded that there are no significant sources of dust within the study area.  The existing levels of nitrogen dioxide and PM10 (particulate matter less than 10 micrometers in diameter) emissions are within the national objectives for 2004. The Davyhulme Sewage Treatment Works gives rise to odours and additional control measures are being instituted at the works that should reduce the intensity and frequency of future odour episodes.

3.26
The potential impacts of the Port Salford development on local air quality have been identified as being dust and PM10 emissions, which are particulate matter less than 10 micrometers in diameter, during the construction phase and emissions of nitrogen oxides and PM10 from traffic and sulphur dioxide from ships, once operational.  

3.27
Any impact on air quality from exhaust emissions from construction vehicles travelling to and from the site is expected to be small and the impact of on-site construction plant is likely to be negligible. The Port Salford construction works do, however, have the potential to create dust emissions.  It will be necessary to apply a package of mitigation measures during construction to minimise dust.  These measures include dampening down unsealed surfaces and the sheeting of HGVs. Even with these mitigation measures, impacts might be significant in a few instances, although only temporary and occurring infrequently.

3.28
Without WGIS, the applicant concludes that the changes in traffic flow in 2010 due to the development will have a small impact at two locations on the A57, with impacts being lesser elsewhere.  With WGIS in place, impacts would be greatest near to the new road links, although still moderate.  Elsewhere these impacts would be small or extremely small.  Concentrations of nitrogen dioxide at all of these locations, apart from one very close to a particularly busy motorway junction, would be below the statutory air quality objectives in all the future years modelled, either with or without the scheme.  The objectives for PM10 that apply from 2004 are expected to be achieved but the provisional objectives that apply from 2010 are unlikely to be met, with or without the development – a position similar to many other locations in the UK. 

3.29
The highest concentrations of sulphur dioxide emissions from ships using the new berths, during both manoeuvring operations and when berthed, are predicted within the Davyhulme Millennium Park.  However, the applicant concludes that concentrations will be well within the statutory air quality objectives.

3.30
A revision to the ES was received in December 2005, in response to comments provided by the Council. The applicant states that the information and analysis based on the methodology used in the ES is adequate and the additional modelling suggested by the Council is not necessary.  The ES concluded that the proposal would result in some small local impact on air quality.  Additional modelling is unlikely to alter that conclusion but this needs to be offset against the wider benefits of the scheme, including the use of canals rather than roads to transport freight and the provision of jobs. The applicant concludes that the changes to the rail alignment and A57 junction will not have a significant impact on air quality.  Changes within the site will not affect construction dust impacts as they will be generated at relatively low levels across the site and are of relatively low impact in comparison to the railway and road.  The applicant considers that the proposals will not lead to significantly different impacts from those identified in the ES and the findings and conclusions in the ES remain unaltered in respect of Port Salford, either with or without WGIS.  The applicant concludes that no further or different mitigation is required.  

3.31
A further revision to the ES was received in August 2006, in response to comments provided by the Council. The applicant has undertaken detailed dispersion modelling to supplement the initial air quality assessment. The report takes into account updated traffic flows within the Strategic Highway Model (SHRM). The results indicate that without WGIS, the proposal would not significantly alter the number of receptors where the annual mean objective and limit value for nitrogen dioxide would be exceeded and that approximately an additional 26 households would be affected. The applicant points out that this should be compared to the 400 properties in the area and several hundred in the Air Quality Management Area that would already be exposed to concentrations above the objective without the Port Salford development. The largest changes in nitrogen dioxide are predicted at locations alongside Liverpool Road, but the changes are described as small. PM10 is expected to be achieved at every receptor in 2010 with or without Port Salford. With the WGIS proposal, the results for nitrogen dioxide indicate that there would be five fewer householders affected than without Port Salford or WGIS. The applicant states that impacts along Liverpool Road would be similar to those without WGIS, however, immediately adjacent to the M60 and immediately south of Liverpool Road, there would be a small reduction in concentrations as a result of WGIS.  

3.32
With regards to mitigation, given the uncertainty with regards to short-term concentrations, the applicant proposes to make contributions to the continuous monitoring of nitrogen dioxide and PM10 alongside Liverpool Road. Public transport infrastructure improvements, a Green Travel Plan and membership of the Manchester Freight Quality Partnership is proposed. 

3.33
Noise and Vibration

3.34
The applicant indicates that the most significant source of noise is the traffic using the major road systems in the area.  The M60, M62 and the A57 all make significant contributions to the ambient noise levels. Noise from operations on the Barton Aerodrome is audible over the study area. No significant vibration sources were identified around the site.

3.35
Initial temporary impacts will arise from site preparation and construction work.  For all the locations examined the noise from on-site construction processes is likely to exceed the threshold levels. The majority of locations, however, would not experience a significant environmental effect.  

3.36
General principles of construction site noise control will be followed. Mitigation measures include sensitive positioning of equipment, hours of operation and HGV access routes.  Monitoring of noise levels will be conducted during the construction works. The choice of piling technique will be reviewed once the construction programme is finalised. Residual noise effects from construction work could potentially result in significant impacts on the locations identified, which include (1) the western edge of Peel Green, (2) Foxhill Farm and Cottages, (3) Lodge and Parkway areas, (4) Ripley Crescent, and (5) Langland Drive. However, any impacts have been rated as not significant following the relevant mitigation measures.

3.37
The operation of the Port Salford development will generate permanent changes to the noise climate from activities on the site such as the operation of HGVs and the handling of containers between canal to road and rail.  A landscaped mound or a wall along the boundary of the site with the A57 would provide sufficient attenuation to remove the slight adverse impact in that area. 

3.38
As traffic noise changes it will not cause significant impacts, in either the ‘without WGIS’ or ‘with WGIS’ scenarios, the applicant concludes that mitigation measures are not necessary. Rail noise from the site to the mainline and potential noise from ship movements will also be negligible and, again, the applicant concludes that mitigation measures are not necessary.  

3.39
The revision to the ES received in December 2005, indicates that further research has been undertaken to assess existing and proposed noise levels to supplement the ES in respect of modelling on-site noise and understanding impacts.  Additional locations at Buckthorn Lane, Trident Road, Ripley Crescent and Langland Drive were assessed.

3.40
The assessment identified residual noise levels that would present a moderate adverse noise impact at night.  Daytime noise exposures would be no more than a slight adverse impact at one location and no impact elsewhere. The findings do not affect the mitigation set out in the ES.

3.41
The applicant concludes that the changes to the proposals, and further clarification of them, will not lead to significantly different impacts from those identified in the ES and the findings and conclusions in the ES remain unaltered in respect of Port Salford, either with or without WGIS. The applicant concludes that no further or different mitigation is required.

3.42
Nature Conservation

3.42
The Baseline Assessment concluded that the majority of the site contains nothing of major ecological or nature conservation importance and there are no statutory or local designations. However, Salteye Brook and the MSC are of local importance as ‘Wildlife Corridors’. The nearby Davyhulme Sewage Works and Foxhill Glen are considered to be of importance at county level.

3.43
The applicant considers that the potential adverse impact of the Port Salford scheme can be reduced to an acceptable level by mitigation including the careful design of the realignment of Salteye Brook to provide a replacement river corridor with associated physical and vegetation features. This will maintain and enhance the brook’s function as a potential wildlife corridor. 

3.44
The rail link presents an opportunity to implement part of The Mosslands Strategy and address emerging policy in the Salford UDP. 

3.45
The applicant concludes that the impact of WGIS would be minor. WGIS could be implemented at any time in conjunction with or after the Port Salford development provided that the bird-breeding season is taken into account.

3.46
Overall, the applicant concludes that the scheme with or without WGIS will have a minor impact on biodiversity and nature conservation, and it presents two significant opportunities for the creation of features of nature conservation importance and biodiversity gains.

3.47
The revision to the ES received in December 2005, indicates that the slight realignment of the eastern rail link with the mainline railway will result in less disturbance to the broad-leaved Silver Birch and Pedunculate Oak woodland adjacent to the railway.  The changes to the Salteye Brook realignment to create an access way will not adversely affect the watercourse and bank habitats.  The track can act as a wildlife corridor and enhance the intrinsic ecological interest and wildlife potential of the realigned brook.  

3.48
The possible inclusion of foul drainage treatment in the ponds associated with the Salteye Brook diversion scheme will provide an additional reed-bed habitat that will have a beneficial effect on the Salteye Brook wildlife corridor. A reed-bed is a Priority Habitat in the UK and Greater Manchester Biodiversity Action Plans and will provide a breeding habitat for warblers and possibly other birds. 

3.49
The applicant concludes that the changes to the proposals, and further clarification of them, will not lead to significantly different impacts from those identified in the ES and the findings and conclusions in the ES remain unaltered in respect of Port Salford, either with or without WGIS.  The applicant concludes that no further or different mitigation is required.

3.50
Landscape and Visual Amenity

3.51
The landscape character of the site and its surroundings is not worthy of any national, regional or local landscape designation. The sensitivity of the landscape is therefore considered low even at a local level.  The site is visible from a relatively restricted area generally within less than one kilometre of the site, due to the screening effect of the topography, key groups of trees, the M60 embankment and large buildings. Although not addressed in the Visual Impact the development is visible from the M60 high-level bridge.

3.52
Generally, the necessary road and rail infrastructure, whilst having some visual impact, will have no significantly adverse visual impacts when taken together with the mitigation planting proposed. The built development will have a medium-to-low impact on residents of some properties on the A57 following mitigation. The warehouses can be accommodated acceptably anywhere between the multi-modal area and the internal road running close to the A57, provided that mitigation planting is provided on the relevant boundaries. The lighting of the scheme will allow it to be operational 24 hours a day, however there is a lighting hierarchy and control over lux levels that will be conditioned.

3.53
Of a lesser sensitivity will be impacts on visitors to the Davyhulme Millennium Nature Reserve in Trafford, the small numbers of the public using footways, adjacent road users and people who work at or visit adjacent facilities. These impacts can generally be mitigated to result in a medium to low residual impact. 

3.54
The loss of some existing trees on the site will have a short-term impact on the intrinsic landscape character of the area. The medium to long term effect of tree planting proposed on the site will be a beneficial impact, increasing the skyline tree mass in the area.  Although the loss of open land will have a high impact on the landscape character of the area, this change needs to be seen in the context of development in the area as a whole, in particular the proposed allocations for development in current UDP policy accepted by the Inspector at the UDP Inquiry. 

3.55
Overall, the applicant considers that the significant adverse visual impacts will be small in number and can be partially, although not completely, mitigated.  Mitigating planting will have a beneficial medium to long-term effect on the intrinsic landscape character of the area.

3.56
The ES concludes that there would be no significant additional visual impacts arising from WGIS, except in relation to the canal bridge. The new bridge over the MSC is an opportunity to make a visually positive contribution to the intrinsic character of the canal corridor. Overall, the significant adverse visual impacts of WGIS would be small in number and can be partially, although not completely, mitigated.  Mitigating planting and the new canal bridge will have a beneficial medium to long-term effect on the intrinsic landscape character of the area.

3.57
The revision to the ES received in December 2005 indicates that, with regard to the visibility of the site, the assessment of the viewpoint for road users crossing the M60 viaduct does not change the overall findings and conclusions of the ES. One of the illustrative amended footpath diversions involves the possible provision of a footbridge over the rail link north of the A57 and to the east of Barton Aerodrome.  Two locations for this footbridge are under consideration, but in either case the bridge would be visible only from the public footpaths on the northern and eastern sides of the aerodrome.  The possible presence of the footbridge does not alter the assessed impacts or conclusions set out in the ES.

3.58
In respect of the night-time impact of lighting, a detailed lighting scheme has been produced.  This demonstrates that the degree of mitigation provided by the lighting scheme proposed will be significantly better than originally assumed in the ES and the consequential impacts at night will be significantly less.  The more detailed specification of the lighting apparatus does not result in any changes to the daytime visual impacts assessed in the ES.

3.59
The applicant concludes that the changes to the proposals, and further clarification of them, will not lead to significantly different impacts from those identified in the ES and the findings and conclusions in the ES remain unaltered in respect of Port Salford, either with or without WGIS.  No further or different mitigation is required.

3.60
Archaeology 

3.61
The Baseline Assessment identified no national archaeological designations (Scheduled Ancient Monuments or Areas of Archaeological Importance) within the site or its immediate environs. Several sites of local importance fall within the environs of the site (recorded on the Greater Manchester Sites and Monuments Record). Four areas of potential archaeological significance were identified within the site, north of the MSC. These comprise the areas where peat is present within the alluvium of the River Irwell; the peat layer within the area of the former moss land; the possible location of a later prehistoric or Romano-British site; and artifactual material in the alluvium.

3.62
Any impact on archaeological resources such as peat deposits and possible stray finds will take place at the construction phase of development (i.e. when the ground will be disturbed).  The operational phase of development (with or without WGIS) will not have any further impacts in addition to those identified above.  

3.63
Mitigation during the construction phase with or without WGIS should include a programme of archaeological field evaluation.  Additional mitigation is required in areas to the north of the MSC due to the likelihood of the survival of peat deposits. If further recording is required, a brief detailing the proposed works will be agreed with the County Archaeologist for Greater Manchester and implemented. The possible destruction of stray finds during ground works can be mitigated by an archaeological watching brief. 

3.64
The revision to the ES received in December 2005 indicates that the scheme no longer includes the five diamond shaped crop marks (at Site 16).  These were not thought to be of potential archaeological interest, and so the revision of the footprint of the scheme will have a neutral effect on the archaeological resource.  

3.65
The applicant concludes that the changes to the proposals, and further clarification of them, will not lead to significantly different impacts from those identified in the ES and the findings and conclusions in the ES remain unaltered in respect of Port Salford, either with or without WGIS.  No further or different mitigation is required.

3.66
Heritage Features

3.67
There are no above ground heritage features within the application sites. There are, however, three Grade II listed buildings to the north of the main application site, on Barton Aerodrome, that are identified as having historical significance. They comprise the air traffic control tower, the main hangar/workshops and the office/former airport terminal building.  

3.68
The construction impacts on the setting of the listed buildings, resulting from construction of the rail line and the embankments for Liverpool Road, will be negligible. 

3.69
In terms of operational impacts, none of the listed buildings on Barton Aerodrome will be physically affected by the proposed development. Mitigation measures during the design process have ensured that the operation of the aerodrome will not be disrupted. The proposed development south of Liverpool Road will be visible from the aerodrome but will have no real direct visual relationship with the listed buildings due to the separation distance. 

3.70
The applicant concludes that no further mitigation measures are required due to the construction and operational impacts of the development. Overall, the residual impact of the development, with or without WGIS, will be low and no additional mitigation is required.

3.71
The revision to the ES received in December 2005 indicates that the illustrative footpath diversion for the path adjacent to the Aerodrome (Eccles No. 28) might require a new footbridge to be constructed over the rail link.  The erection of a footbridge in either of the two illustrative alternative bridge crossing positions would not significantly affect the setting of the listed buildings on the aerodrome, which are 300m to 350m away and in part screened by existing vegetation.

3.72
The applicant concludes that the changes to the proposals, and further clarification of them, will not lead to significantly different impacts from those identified in the ES and the findings and conclusions in the ES remain unaltered in respect of Port Salford, either with or without WGIS.  No further or different mitigation is required.

3.73
Agricultural Land Quality

3.74
The Baseline Assessment identified that the only potential agricultural land within the application area is the low quality unused agricultural land towards the northern end of the proposed rail access corridor. 

3.75
In terms of impacts, there will be the loss of approximately 8ha of vacant agricultural land as a result of the construction of the rail link.  There will be no significant impacts on agricultural land quality, since the existing potential toxic elements (PTEs) are high and this already constrains the land to being low quality in value. Farming of low-quality agricultural land in this particular area is not presently considered to have either a beneficial environmental effect or to contribute significantly to the local economy.

3.76
The removal of the soils, which extensively contain excessive concentrations of PTEs, from potential agricultural use, is regarded as a beneficial impact. The chemical limitation of the soil constrains its re-use but some of the topsoil can be used for the general landscaping on-site. 

3.77
There will be no actual impact on agricultural operations within the application area as the land is vacant. The potential impacts on agricultural operations would mainly affect agricultural land abutting the development, which is the arable land north of Barton Aerodrome.  

3.78
Potential adverse impacts during the construction phase would principally be those of dust, and weed seeds from unmanaged land and soil stockpiles blowing on to adjacent farmland. 

3.79
Several mitigation measures have been identified to protect the soil resource during construction. These include: the careful handling of soil, especially topsoil, so that it can be re-used for general landscaping purposes; avoiding the spread of dust and weed seeds onto adjacent agricultural land during construction and preventing encroachment by the construction works.  Provided that appropriate mitigation measures are implemented, there will be no significant residual impact on adjacent agricultural land. It has not been necessary to assess the ‘with WGIS’ scenario as land affected by WGIS is all non-agricultural.

3.80
The revision to the ES received in December 2005 indicates that since the ES was produced, DEFRA have advised they do not object to the proposals, but suggest there will be some irreversible loss of ‘best and most versatile’ agricultural land.  DEFRA confirmed that they have no concern regarding land areas A and C.  In respect of area B, they agree that it is likely to be sub Grade 3a at best if drained and treated.  Reading Agricultural Consultants considers that the land should be classified Grade 5 due to its wetness, peat degradation and toxic elements.  Overall, therefore, the land is of low agricultural value.

3.81
The slight realignment of the east-facing rail link chord to the main line and proposed structural planting in the triangle between the east and west-facing chords do not materially affect the principal residual impact conclusions set out in the ES. The applicant concludes that the proposals, and further clarification of them, will not lead to significantly different impacts from those identified in the ES and the findings and conclusions in the ES remain unaltered in respect of Port Salford, either with or without WGIS.  No further or different mitigation is required.

3.82
Socio-Economic

3.83
Four subject areas provide the foundation for the assessment of baseline conditions. They comprise population and demographic change, education, employment and skills, and deprivation and poverty. 
3.84
All of the socio-economic impacts identified for the construction and operational phases of the development without WGIS are either positive or neutral in their likely effect. One (employment and skills) is considered to be positive and also likely to be of high significance.  

3.85
The socio-economic impacts of the development with WGIS, during the construction phase, relate to the temporary positive employment and construction training impacts. In terms of the operational impacts, the inclusion of WGIS strengthens the likely positive effect of the employment creation and training opportunities.

3.86
There is no need for any mitigation measures to offset  socio-economic impacts. There would, however, be benefit in ensuring that the positive residual impacts of employment creation and training opportunities are targeted at those communities where the need is greatest.

3.87
With or without WGIS, PS will not directly impact on population change, although it may attract new residents to the local area through employment opportunity at the facility. It is forecast that up to 1,170 additional permanent jobs will be created, with 50% being taken up by residents of Salford and Trafford. It is likely that the remaining positions will be taken up by others from further afield, potentially helping to grow the local population.

3.88
In terms of education, a growing population will put greater demand on local schools and the facility will be able to offer a series of educational programmes for a range of individuals in full or part-time education.

3.89
Based on employment estimates of up to 1,170 posts, this is likely to increase up to as much as 1,290 net additional permanent jobs when the expected local multiplier effects are included. If PS is supported by training initiatives and other recruitment activities it stands to benefit local groups of people who fall within the deprivation and poverty bracket, due to the employment benefits that spin off from the core functions.

3.90
Overall, the applicant concludes that the Port Salford development has the potential to make a major contribution to the regeneration and renewal of Salford and Trafford. 

3.91
The revision to the ES received in December 2005 indicates that as the changes do not affect the amount and type of development proposed, the changes to the proposals, and further clarification of them, will not lead to significantly different impacts from those identified in the ES and the findings and conclusions in the ES remain unaltered in respect of Port Salford, either with or without WGIS.  No further or different mitigation is required.

3.92
Hazard and Risk

3.93
The assessment considers the hazards associated with the Port Salford development and its transport activities. For workers within the development, these are primarily occupational hazards associated with container handling, and with road, rail and marine transport. For nearby residents, the main hazards are releases of dangerous goods, which may be handled in small quantities within the containerised cargo.

3.94
When compared to the tolerability of risk framework adopted by the Health and Safety Executive, the risks from the Port Salford development without WGIS are considered broadly acceptable for residents, while for workers and pedestrians they are considered tolerable provided they are kept as low as reasonably practicable.

3.95
Appropriate safeguards to minimise the risks to workers, residents and other people in the vicinity are already mandated through the existing health and safety legislation in the UK and the international regulations for road, rail and marine transport of dangerous goods. In most cases these safeguards will be implemented in the detailed design of the terminal, or through safety management systems that will be developed by the terminal and transport operators. 

3.96
The ‘with WGIS’ scenario does not raise materially different levels of risk than those associated with the ‘without WGIS’ scenario. The hazards and safeguards associated with road transport are the same as those outlined above. 

3.97
The revision to the ES received in December 2005 indicates that the addition of security fencing will improve levels of segregation of people from potentially hazardous areas and help to reduce crime.  The proposals as amended, and further clarification of them, will result in an improved situation, and will not lead to significantly different impacts from those identified in the ES and the findings and conclusions in the ES remain unaltered in respect of Port Salford, either with or without WGIS.  No further or different mitigation is required.

4
OTHER SUPPORTING DOCUMENTS 

4.1
In addition the applicant has submitted a range of other supporting documents. These also include updates to the ES in response to issues raised by consultees and the City Council; a Transport Assessment (Prepared by RPS), Planning Supporting Statement and Supplementary Submission; The Rationale for Port Salford (Prepared by MDS Transmodal Ltd); The Economic Impact of Port Salford (Prepared by Regeneris).

4.2
Transportation Assessment
4.3
The TA has been submitted in support of the Port Salford planning application, the WGIS element that falls within Salford and the WGIS element that falls within Trafford. In addition, an assessment of the proposed Trafford Quays development within Trafford is undertaken, this is referred to collectively as ‘New Quays’. The assessment also includes cumulative considerations, referring specifically to the RCD Stadium, Boysnope Wharf, Makro Admin Block, Barton Aerodrome, Canon Williamson CE High School, Chill Factor E, Salford Forest Park and Trafford Interchange. The applicant has used the Greater Manchester Sub Regional Highway model (SRHM) and a micro-simulation model of the M60 corridor called VISSIM, which has also been extended to cover the local road network.  

4.4
The TA details the existing highway infrastructure and existing public transport infrastructure. Along the site frontage, the A57 is a dual carriageway and between the site and Junction 11 of the M60, the A57 is single carriageway, with dwellings on both sides. There are existing bus stops on the A57, which links the development to Manchester to the east, and Warrington to the west. To the east of the M60, the A57 is a Quality Bus Corridor (QBC). The report describes bus links from the Metrolink stations at Stretford and Eccles and rail stations at Urmston and Eccles. As part of the Port Salford proposals, bus stops in the vicinity of the site will be relocated and enhanced and will be to QBC standards. Pedestrian crossing facilities will be enhanced, being incorporated into the traffic light controlled junction at the site access. A Circular Shuttle bus using the proposed bridge over the Manchester Ship Canal is also proposed to link Port Salford, Trafford Quays and local residential areas of Peel Green, Barton upon Irwell and Urmston. The applicant has also prepared a Green Travel Plan framework.   

4.5
The TA refers to the possible future bridge over the Manchester Ship Canal, connecting Carrington with Cadishead and acknowledges that this may take some local cross-canal traffic off the M60. The TA also refers to a possible future new junction off the M62, but states that the scheme is not included within the Highways Agency’s trunk road programme, furthermore, the applicant does not consider that this junction would be effective and that it would have a long implementation timescale and as such, has been discounted as part of the current proposals. 

4.6
The TA details calculations for trip generation for ‘New Quays’.  For Port Salford itself, the estimated trip generation is 3,780 HGVs per day two-way, that is 1,890 in and 1,890 out. The morning peak hour HGV generation is 76 in and 85 out and afternoon peak is 81 in and 85 out. The distribution of HGV movements is A57 west 10% and A57 east 90%; M60 north 31%,  M62 west 25%, M602 7% and M60 south 26%. Peak hour morning light vehicle trip generation is 258 in and 69 out and afternoon is 69 in and 216 out. 

4.7
The TA concludes that the application site is ideally located for a multi-modal freight facility, in line with Government policy, given the proximity of rail, water and the M60/M62 motorways and that there would be a significant reduction in national annual HGV kilometres. The TA concludes that PS can be developed fully without the whole WGIS scheme, because the development is a relatively low generator of traffic, particularly during peak periods. The TA concludes that the existing network can accommodate the development subject to the improvements to Junction 11 of the M60 and widening to 4 narrow lanes between Junctions 11 and 12 northbound. The applicant suggests that a mechanism is required to trigger appropriate funding contributions as incremental development occurs around ‘New Quays’ which requires the WGIS scheme. Since this approach was undertaken by the applicant, the Local Planning Authority and the Highway Agency have undertaken separate modelling of WGIS in conjunction with the various schemes proposed around ‘New Quays’ which addressed the need for WGIS differently. As such the implementation of WGIS in part and full is effectively phased against a percentage completion of PS independent of other development proposals.

4.8
Rationale for Port Salford

4.9
The applicant has submitted a report describing how the development will operate, the overall rationale for the scheme and how the scheme will satisfy the Government’s aim to promote the sustainable distribution of goods. 

4.10
The applicant’s case is based on four propositions:

1) That current EU and national policies for rail freight and shipping supports and promotes a greater use of non-road modes of freight transport, which creates a need for intermodal terminals and rail linked distribution buildings.

2) That there is a commercial demand from the logistics industry for such facilities. There are economic pressures in the manufacturing and distribution market which are creating a greater demand for rail freight and short sea shipping services and a resultant need for increased capacity of rail freight terminals and ports. By locating distribution warehousing on sites served by rail and sea, logistics operators can reduce distribution costs by reducing road haulage.

3) That the Port Salford site is the only inland location available in the North-West where large distribution warehousing can realistically be located adjacent to an intermodal terminal accessible to both ships and trains.

4) That there will be non-user benefits for the region that will accrue as a consequence of locating/re-locating freight activities at Port Salford to relieve congested links on the rail passenger network. One key benefit identified is the diversion of freight trains from Piccadilly Station, freeing up capacity for required passenger trains. 

4.11
The operation of the proposed development is as follows: 

· Vehicle Access. A dedicated traffic light controlled junction on the A57 will serve the site, with filter lanes from both directions. The main distribution park security gate will regulate access to the site. Immediately after this, parking areas will be provided to allow HGVs arriving before their appointed time to wait off the highway. 

· Train Access. Trains will arrive at the site via a dedicated branchline from the Trans Pennine railway line. Signalling will be installed to existing equipment. Trains will arrive at the reception sidings, located to the east of the site, adjacent to the Manchester Ship Canal and partially under the M60 Barton Bridge. There will be 6 reception sidings, 775m in length, together with a 7th track which will act as a running loop. The site will accommodate the maximum length trains likely to operate in Britain. Facilities will be available to refuel trains. Trains will be hauled to the intermodal terminal or warehouse by internal shunters for handling and then will be returned to the reception sidings to await collection by mainline locomotive.

· Intermodal Terminal. The southern part of the site will accommodate the intermodal terminal, a 17ha site. The terminal is designed to accommodate 4 trains and 2 ships simultaneously and store up to 10,000 TEU (twenty-foot equivalent container units), with up to 6 cranes making 150 lifts per hour. The terminal will accommodate offices, a yard for parking and drivers rest facilities. There will be 4 x 600m long loading and unloading railway sidings running through the intermodal terminal. Trains will be discharged and reloaded in approximately 4 to 5 hours. On this basis, the facility will handle up to 16 trains per day. Either side of the railway sidings will be hardstanding areas to provide storage for the export of intermodal units, around 3,000 TEU. A further area of hardstanding is proposed for around 4,000 imported TEU. The container berth, 260m in length, will be able to accommodate two ships simultaneously. This will be served by Clydeport’s existing container ship feeder service currently linking Southampton, Dublin, Belfast and Greenock with the northwest via Liverpool. Large areas of hardstanding are proposed within the terminal for the storage of up to 3,000 empty TEU and HGV parking, in order to eliminate unnecessary vehicle movements of empty vehicles to and from the site, which would be wasteful in terms of costs and environmental impact. Current network restrictions in the Manchester area limit trains to 24 standard 20m long wagons carrying 3 TEU each, but train length is expected to be extended to allow up to 30 wagons under an upgrade programme. Port Salford has been designed to double the throughput of the two Trafford Park terminals and provide the ability to handle 300,000-container capacity per year (50,000 TEU), 50,000 by ship and 250,000 by rail. Given the longer trains expected, this would be carried on 13 trains inward per day (64 TEU per train), on trains of 90 TEU capacity each, that is a load factor of 71%. A gradual switch to 40 feet containers may lead to a different configuration of wagons in the future. Port Salford is also expected to receive 2 to 3 conventional trains per day directly to the buildings (26 lorry loads each per train), resulting in a total of 15–16 trains per day. The shipping quay is expected to handle up to 50,000 containers per year (83,500 TEU), based on a forecast of 250 ships per year, exchanging 200 containers each visit (100 off, 100 on).

· Rail Connected Warehouses. The illustrative layout incorporates four rail connect warehouses. Each warehouse will have a railway siding on one side and HGV loading bays on the other. Between each warehouse and the railway siding serving them will be a covered platform area to allow forklift trucks to move pallets between train wagons and the warehouse undercover.  The development will not incorporate public highway and as such, units arriving at the intermodal terminal will be road shunted to a warehouse by internal tractor units. The warehouses will be a ‘high bay’ design, to a height of 18 to 20m, allowing pallets to be stacked in high racking systems to facilitate an efficient use of floorspace, minimising the development area required. Storage capacity will be around 1.5 pallets per m2, taking into account aisles between the racks and picking areas. Pallet capacity on site at any one time would be 225,000 pallets.  

· Distribution Options. Logistics operators occupying the rail-linked warehouses will be able to receive goods by road, rail and sea. Rail borne cargo can be received either in intermodal road units shunted from the intermodal terminal or directly from railway wagons shunted onto the warehouses dedicated sidings. Sea borne cargo can be received in containers landed at the quay in the intermodal terminal and road shunted to a warehouse. Locally produced goods can be received by road.  Redistribution of goods from the warehouses can be by rail, sea and road. The applicant proposes that non-rail connected shippers and receivers of cargo located elsewhere in the north west region will use the facilities, container units may be transported by road to non-rail connected receivers, as they are presently to and from the Trafford Park terminals. Container units may also be transported to Port Salford by road, by non-rail connected shippers and from the site by rail or sea.     
· Operators.Freightliner is the largest intermodal operator in the UK. Its existing Manchester terminal at Trafford Park has now reached capacity and in order to expand in line with Government aspirations, it wishes to relocate to a new and larger terminal. Freightliner’s largest client is Roadways Container Logistics (RCL) a subsidiary of P&O Nedlloyd, operating its own terminal in Trafford Park. Growth at both terminals is inhibited by the very congested Piccadilly to Deansgate rail corridor. Clydeport Shipping also support the development, its intention is to switch its container service from Liverpool to Port Salford.  

4.12
Economic Impact of the Port Salford (Prepared by Regeneris)
4.13
This report considers the economic need and economic policy context of the proposed development. The report estimates that the development will have the following significant impacts:

· Support some 1,050 person years of temporary construction employment or an average of over 300 jobs per year over a 3 year period, through total construction activity of some £105m.

· Support around 1,830 to 2,140 jobs on site once the development is fully complete.

· The activity at Port Salford will support an estimated £73m to £83m in Gross Added Value added to Salfords economy each year when fully operational.

· With multiplier impacts the total jobs supported would rise to 2,010 to 2,350 in the local area (Salford and Trafford) and even more across Greater Manchester and the region as a whole. These jobs would develop over a 3 to 5 year period.

· There will be a displacement of distribution related economic activity from elsewhere in the local area, sub-region and wider region, and replacement of some existing rail-linked distribution activity currently using facilities in Trafford Park. It is estimated that, taking into account possible displacement, the net impact on overall employment creation across the area could be 1,040 to 1,290 jobs.

· The report assumes that around 50% of jobs will be taken by residents of Salford and Trafford, equating to over 1,000 jobs (including multiplier effects).

· The report considers that there are excellent opportunities for residents of deprived wards close to the development to access many of the employment opportunities because the site is accessible to areas of need, there are existing schemes designed to connect residents of deprived wads to new jobs (e.g. the Salford Charter and the Jobcentre Plus network) and the completion of WGIS would open up access to employment opportunities. 

5
SITE HISTORY

5.1
The site has historically been subject to infilling and land raising activities with waste materials including silts, ‘night’ soils (sewage sludge waste) and demolition and construction arisings. The City Council has been investigating development options for this despoiled site since the 1980s- indeed the larger Barton site was to be the centrepiece of the original Manchester Olympic bid. Later in the 1980s the larger site was the subject of proposals for a major out of town retail development in line with proposals in (then) regional planning guidance which saw scope for such a facility in the western quadrant of Greater Manchester. Following a public inquiry the Trafford Centre proposals were preferred. The site was allocated as a Major High Amenity Site for High Technology Industry in the previous Unitary Development Plan (1995). In the late 1990’s, the Council and landowners developed a Masterplan for the whole site that considered the development of a mixture of B1, B2 and B8 employment development totalling 185,800m2. 

5.2
Members will be aware that an outline planning application 03/46028/OUT for the erection of a 20,000 seat sports stadium for Salford Reds at the adjacent site was considered at a Public Inquiry in November 2006 and was granted planning permission. The permission also includes a 208 bedroom hotel, gym, casino/exhibition space, bars, restaurants, takeaways, museum, offices, media/creche rooms, gym and free standing non-food bulk retail development. A new access to the stadium is proposed off Liverpool Road and a new road through the Eccles Waste Water Treatment site via the existing access off Peel Green Road to allow for match day bus and pedestrian access and controlled shuttle and other bus access all year round. Furthermore the new road infrastructure associated with the WGIS elements also falls within parts of the RCD site.

5.3
Ref: 04/48640/ART10: Article 10 consultation received from Trafford Council: 
6
CONSULTATION

6.1
There have been three key stages in the consultation process: on receipt of Environmental Statement April 2004; on receipt of Further Information in December 2005; and on receipt of the Air Quality Supplementary to the ES. Where a number of responses have been received from a particular consultee, these have been summarised chronologically. The following consultees were notified of the planning application:

· Barton Aerodrome

· British Transport Police

· Chief Executive (Economic Development)
· Civic Trust
· Council for the Protection of Rural England (Lancashire & Cheshire Branches)
· Countryside Agency
· DEFRA

· UVEU (Urban Vision Environmental Unit)
· English Heritage
· Natural England

· Environment Agency

· Greater Manchester Archaeological Unit
· Greater Manchester Bird Recording Group
· Greater Manchester Ecology Unit
· Greater Manchester Geology Unit
· Greater Manchester Passenger Transport Executive

· Greater Manchester Pedestrians’ Association
· Greater Manchester Police Architectural Liaison Unit
· Health and Safety Executive

· Halton Borough Council
· Highways Agency

· Inland Waterways Association
· Lancashire Aero Club
· Light Planes (Lancashire)
· Manchester City Council
· Manchester Airport

· Manchester Port Health Authority
· Manchester Ship Canal Company

· National Trust

· Network Rail
· North West Development Agency
· 4NW – The Regional Leaders Forum (formally known as North West Regional Assembly)
· Open Spaces Society

· Peak & Northern Footpath Society

· Red Rose Forest
· Sport England

· Strategic Rail Authority
· St. Helen’s Borough Council
· The Ramblers Association (Manchester & High Peak Area)

· Trafford MBC

· Transco

· Twentieth Century Society
· United Utilities
· Victorian Society

· Warrington Borough Council
· Wildlife Trust
Table 1 - Summary of Consultee Responses

6.2
Each consultation response is summarised within Table 1 below.  A full summary of the consultation responses is attached within this agenda at Appendix A.

	CONSULTEE
	SUMMARY OF RESPONSE



	Barton Aerodrome
	No formal objection. The proposals do not infringe on existing safeguarded protected surfaces of the runways, emergency access is retained and the exact siting and height of the proposed footbridge to the east of the airfield boundary will require close consultation to ensure it does not infringe on any safeguarded surfaces. Public Safety Zone – It is unlikely that there will be any significant public activity in the approach/take-off paths of existing runways, therefore no objection.

	British Transport Police
	Recommend that a 2.8 metre high steel security fence is erected on both sides of the proposed rail link and CCTV located where the branch line and main line meet. A footbridge is preferable to an underpass and is caged to prevent missiles and persons falling onto trains. The storage depot would require security measures such as security perimeter fencing, lighting, CCTV, guards, intruder alarms and access control.

This will be dealt with by condition.

	Chief Executive (Economic Development)
	This application will have a considerable impact on Salford as a whole and on the surrounding area in particular. Construction related opportunities for Salford Residents should be addressed through a Section 106 Agreement to address deprivation in the surrounding Salford communities. The Developer should be required to ensure that all companies tendering for the work incorporate an implementation plan for local labour provision or that local companies are given the opportunity to tender for the work. Salford Construction Partnership must be engaged in a dialogue with Development Services and the developers from the outset to ensure that opportunities are not lost to Salford residents and equal opportunities and diversity in the Salford Construction Charter are adhered to.

The majority of long-term sustainable employment will be within HGV driving (500 total). The Trafford Centre is noted as a model of good practice, but it needs to be adapted for Salford. The development will be over a 3-year period so there is reasonable justification to consider allocating section 106 monies to develop a permanent site or resource to provide training and recruitment support for local residents.

This will be dealt with by condition.

	Civic Trust
	No comments

	Council for the Protection of Rural England (Lancashire & Cheshire Branches)
	No comments

	Countryside Agency
	As there are no broader strategic implications, no comments are offered.

	DEFRA
	Much of Area A has been tipped, land filled or physically altered. Approximately 6ha of this area has an uneven surface and is unsuitable for cultivation use. The area based on soil characteristics is Grade 2 of sub grade 3a i.e. the best and most versatile in quality if in agricultural use. Its location is isolated from other agricultural land and part of it has not been farmed for some time. DEFRA has no issues to raise with this area of land.

Area B is approximately 32ha and is adjacent to agricultural use on Barton Moss and was surveyed as Grade 1 agricultural land in 1989 but as the rail link will only pass over a small portion of this land, which is unused, DEFRA raise no objection to the proposal. The sports pitch and land to south-east of the aerodrome are not agricultural land, the remaining land could be compared to set aside land (overgrown and not used for 3 years and in part comprising wet areas and peat degradation). Only a proportion of land is required for the rail link, which would divide this land into 3 areas, 2 becoming severed from Barton Moss. DEFRA has also reviewed the assessment of potentially toxic elements. It is advised that land to the west of the rail link could be returned to agricultural use. 

It is for the LPA to weigh up the loss of this agricultural land against the benefits of the proposed development.

	UVEU (Urban Vision Environmental Unit)


	In terms of Air Quality it is noted that during the construction phase there will be short-term air quality impacts from ground works and general construction activities. These activities will generate dust and need careful management to protect nearby business and residential areas.  Typically an area of up 200m can be affected by dust particles. Careful environment management during the construction by the site operators can help to minimise this impact. 

In relation to mitigation proposals, a number of initiatives are suggested including a Travel Plan in conjunction with the Greater Manchester Air Quality Action Plan and a financial contribution towards the air quality action plan measures through a legal agreement.

A number of conditions are recommended for Areas A, B and C in relation to contaminated land and landfill gas. In areas B and C, the full contaminated land condition is recommended and in Area A, a range of specific conditions are recommended.

In terms of background noise, construction noise, traffic noise, rail noise, operational noise, on-site road vehicles and rail movements, ship movements and container handling a number of concerns were raised and a number of planning conditions suggested.

A joint noise exercise was undertaken by SCC and TMBC to ascertain any changes in noise level as a result of the time since the application was submitted. The exercise confirmed that the measured results do not vary significantly from those measured for the initial Environmental Impact Assessment.

Conditions have been agreed to address matters of noise and will be attached to any approval.

	English Heritage
	No comment.

	Environment Agency
	Raises many points concerning the detailed design of the scheme that will be addressed during the phase of applying for the Agency's consent under Land Drainage Legislation. As part of this the applicant should seek to remove the existing artificial bank revetment rather than constructing new structures in the river corridor. The applicant has confirmed that the bank will be retained in accordance with the ES (letter dated 22/05/06).

	Greater Manchester Archaeological Unit
	The findings of the Archaeology Section of the ES are acceptable. Archaeological mitigation will be required through a programme of evaluation and further more detailed excavation, palaeo-environmental analysis, watching briefs, post excavation analysis, reporting/publication and archive deposition as appropriate. A condition is recommended. 



	Greater Manchester Bird Recording Group


	Objects strongly to the application, basis of serious effects on both resident and summer migrant birds using this grassland site, situated in a major wildlife corridor. The urban conurbation of Manchester and Salford provides few feeding opportunities for birds as they follow the river valleys south and west and the site in question is the first one available to them on the urban fringe. 

Such sites are a rich source for a variety of wildlife not only birds, as it is not subject to the rigorous herbicides and insecticides and close proximity to the Ship Canal and Salteye Brook both providing additional insect food sources. A large number of bird species is referred to some of which thrive on open rough grassland and mitigation is unlikely.              

Supports GMEUs requests for the consideration of green roofs and the provision of a replacement habitat site.

Conditions are attached concerning this matter.

	Greater Manchester Ecology Unit
	The proposed developments would result in the loss of relatively large areas of semi-natural, unmanaged vegetation that are of value for birds and invertebrates, together with the loss of ‘naturalised’ banks of the MSC, an important wildlife corridor. The developer proposes only very limited compensation for the loss of these habitats. It is recommended that either more space for nature is provided within the development footprint, or that an alternative site is provided elsewhere in Greater Manchester that offers replacement areas of similar habitat to those lost to the development. 

The relationship between this application and the adjacent Salford Stadium development. The ES does not properly consider the large scale of the habitat losses, taken together, the Stadium proposals and these proposals would result in the loss of more than 100ha of semi-natural unmanaged greenspace.

GMEU welcome the proposals relating to the realigned Salteye Brook corridor and the landscaping along the proposed new rail ink however they are unconvinced that these measures alone will provide sufficient habitat to maintain the current populations of priority birds species present on the site, or to maintain the overall nature conservation interest of the site. There are few other large contiguous areas of similar habitat type (unmanaged rough grassland) within Salford or in neighbouring districts that could accommodate bird populations that may be displaced from the application site. In relation to the current proposals there is a risk of the local populations of these priority species being significantly affected as a consequence of the development, with a consequent reduction in local biodiversity values.

The following protected and/or priority species have been recorded using the site: Sand Martin, Kingfisher, Barn Owls, Grey Partridge, Skylark, Grasshopper Warbler, Sedge Warbler, Linnet, Reed Bunting, Whitethroat, Tawny Owl, Short-eared Owl, Kestrel, Bullfinch. No winter bird surveys have been undertaken and the only significant compensation offered for the loss of breeding bird habitat is proposed planting along the corridors of the proposed railway lines, this is insufficient.

Parts of the site are suitable for foraging bats and the realignment of Salteye Brook has the potential to make it more isolated from the bat roost sites.

Either the scale of the built development is reduced or an alternative site is provided elsewhere in Greater Manchester that offers replacement areas of similar habitat to those lost.  

Proposals to re-align Salteye Brook to prevent loss of the habitat are welcomed, but the Brook will inevitably become more isolated from other natural habitats. The brook corridor should be made as wide as possible and properly fenced.

There will be loss to some areas of naturalised banking to the MSC, deteriorating its value as a wildlife corridor. Its increased use will result in pollution which will deteriorate the aquatic habitat. No mitigation has been proposed. Improvements should be made to the banks and a method statement detailing how water pollution is to be avoided during construction and operation. 

There are concerns that the mossland site may be too small to form viable mossland and that the site will be isolated by the railway lines and will be difficult to manage.

Japanese Knotweed is common on the site. A method statement must be produced that sets out how the plant is to be dealt with and a condition is imposed.

WGIS will result in the loss of naturalised open grassland and open and closed scrub vegetation. Request that any landscaping proposals along the new roads attempt to compensate for habitats lost.

	Greater Manchester Geology Unit
	No reference is made to the potential sterilisation of mineral resources. 



	Greater Manchester Passenger Transport Executive
	Is largely supportive of the application as the proposals would mean that existing freight trains could be removed from the overcrowded central core railway between Castlefield Junction and Manchester Piccadilly, freeing up capacity for passenger services. 

A large part of the site is in excess of 400m from the bus stops. A Travel Plan has since been submitted in accordance with comments raised with regard to the absence of such a document.

GMPTE has been carrying out work to develop a scheme that would extend the planned Metrolink line which currently ends at the Trafford Centre across the Ship Canal and into Port Salford. The Transport Infrastructure Fund package, approved by AGMA on 31st October 2009, was promoted by GMPTE in Salford’s Core Strategy Issues and Options consultation.  

The scheme would partly use the Metrolink alignment already included in the approved WGIS scheme, and GMPTE supports those elements of WGIS included in the Port Salford plans.

The Metrolink scheme is at an early stage of development and a firm alignment still needs to be produced.

	Greater Manchester Pedestrians’ Association
	The replacements for the existing public footpaths would not be a pleasant route.



	Greater Manchester Police Architectural Liaison Unit


	The proposed realignment of the footpath is acceptable but remain concerned that the path corridor should not be densely planted with shrub and bush, offering places of concealment to persons with miscreant intent.  Details of this corridor should be appropriately conditioned for later approval. We are concerned that the design of the proposed footbridges over the railway does not offer means of access onto the rail line link. These details should be the subject of conditional approvals at a later date. 

CCTV - Anticipate a dedicated and integrated system to be introduced as part of the security strategy of Port Salford.  

Details of Traffic Management have not been determined. 

The car parking facilities should be designed to cope with the demands of staff and visitors etc.  Appropriate statements should be submitted which concludes the parking regime meets the proposed demands of the site. 

In order to minimise the risk and impact of crime it will be necessary for the applicants to determine what strategy is to be introduced to adequately maintain a secure and safe environment for the complex.



	Health and Safety Executive


	If the warehouses have inventories above the COMAH (Control of Major Incident Regulations 1999) thresholds, then Hazardous Substance Consent will be required.



	Halton Borough Council
	No objections in principle.

	Highways Agency
	A successful agreement has been reached regarding the form of mitigation measures required to enable the development to come forward. This has allowed for the withdrawal of the Article 14 direction preventing Salford City Council approving the application. Necessary planning conditions are provided should the application be approved.

The implementation of the mitigating highway works set out (known as ‘Part WGIS’ and ‘Full WGIS’) are complex, cover three highway authority jurisdictions (Salford, Trafford and the Secretary of State in the form of the strategic Trunk Road Network), requires various statutory orders to be confirmed and needs to go through a detailed design process before implementation can occur. Therefore it is the Highway Agency’s view that this can take some time before the site can be occupied and as such sufficient time will need to be allowed within the consent for this to take place. To aid in this process, Condition 1 requires the developer to set up a Design Group that the Local Authority Highway will manage.

With regards to WGIS, no more than 50% of the development can be completed before full WGIS is required.

	Inland Waterways Association
	Welcomes an increase in the use of water to carry freight and therefore supports the application. 

	Lancashire Aero Club


	Objection, subject to clarification of issues listed by Light Planes (Lancashire) Ltd, relating to safeguarding; Public Safety Zone; and emergency access.

	Light Planes (Lancashire)
	No formal objection in line with the comments of Barton Aerodrome.

	Manchester City Council
	No comments received.

	Manchester Airport
	No comments.

	Manchester Port Health Authority
	Advice is provided regarding the requirement for an inspection facility to be provided at the site.  Buildings must also be constructed to provide an adequate level of hygiene. 



	Manchester Ship Canal Company
	Fully support the proposals, which will enable the better utilisation of the MSC for the transfer of freight.

	National Trust
	No comments received.

	Natural England
	Unaware of any statutory sites of nature conservation importance that would be significantly affected by the proposals. From the information submitted there are no protected species that are likely to be significantly affected by the proposals, but work should stop if they are found and further surveys carried out and mitigation developed. Enhancement of the nature conservation interest of the area by the creation of habitats and the use of locally native species in the landscaping proposals is welcome. 

	Network Rail
	Supportive of the development of Port Salford as a rail-connected intermodal site. The development of the site will make an important contribution to meeting Government objectives to increase the amount of freight carried by rail. The transfer of existing traffic from the Trafford Park terminal will also free some capacity through the Manchester Piccadilly to Oxford Road corridor. In support of this proposal.

	North West Development Agency
	The application relates to a substantial part of the Barton site. Barton is one of 14 strategic regional sites formally designated by NWDA in December 2001. This and other sites are identified as critical to the effective delivery of the Revised RES published in March 2003. The Agency has identified primary economic targets for each of the strategic regional sites. Sites at Carrington, Ditton and Parkside were designated as locations for strategic distribution (rail related). The Agency has consistently supported proposals for both Carrington and Ditton. Barton was identified as suitable for the growth target sectors identified in the first RES and subsequently listed in RPG13. In designating Barton as a strategic regional site, the Agency noted that significant highway issues remain unresolved therefore it was seen as medium to long-term opportunity. The Agency also notes the job creation potential of the scheme. The Agency fully supports the general principle of encouraging greater use of rail and waterways for freight distribution in the region. The proposed development will make a helpful contribution towards this and as such has no objection. 

A revised RES (2005) sets out a clear vision for the regional economy and includes six ‘transformational outcomes’, one of which is to ensure that key growth assets including the region’s ports and strategic regional sites are fully utilised. Two of the 45 ‘transformational actions’ are particularly relevant to this development – to deliver the designated strategic regional sites as regional investment sites, knowledge nuclei or inter-modal freight terminals; and to identify and deliver necessary capacity improvements to the Manchester Rail Hub. Consider that the Port Salford proposal would make an important contribution to delivering additional capacity in the rail hub by re-routing conflicting rail freight trains. The Agency wishes to express its full support for the application.



	4NW – The Regional Leaders Forum (formally known as North West Regional Assembly)
	The proposal is in line with Policy T7 of RPG13 (2003) and Policy T7 of the Submitted Draft Revised RPG (2004). The Assembly considers that the proposed improvements to the highway network and the new bridge over the MSC are sufficient to support the transport requirements for the development. 



	Open Spaces Society
	Unimpressed with intended diversions of public footpaths onto estate distributor roads and the strategic leisure route along the MSC, acknowledged in the UDP, would be seriously comprised by the development.

	Peak & Northern Footpath Society
	Concern regarding the proposals to divert the route of the Eccles footpaths 28 and 29 onto the footways of the very busy A57.



	Red Rose Forest
	Concern over loss of habitat and species that cannot be mitigated for. The only practical solution is compensation and this is not identified. 

There is also a landscape impact when viewed from the M60. Green/living roofs should be investigated. 



	Sport England
	The site includes a playing field as defined in the 1996 Statutory Instrument No.1817. The development will impact upon the northern-most corner of the Brookhouse Playing Fields. This is considered to be minimal. The proposed rail link will impact predominantly upon a heavily treed area of the playing field, avoiding existing pitches at the site.  

Construction works for the proposed railway will impact upon the playing field, including one playing pitch. Should the Council be minded to grant permission for the application, it is recommended that conditions are attached which can ensure the value of the playing field is retained in the long term. A condition has been attached addressing these issues.

	Strategic Rail Authority
	No objection to the scale of the proposal, no  impact on rail capacity, or to the form of rail access required. The Port Salford scheme has much to commend it in potentially fulfilling a highly significant role in improving sustainable multi-modal interchange capacity in the region by enabling the relocation of the existing Freightliner terminal and Roadways Container Logistics away from the currently congested Manchester hub. 

Support for the scheme is based on: 1) The facility being subject to a suitable open access arrangement to allow equal access for all freight operators (secured by planning condition/s106 agreement); 2) Assumption that the existing Freightliner/RCL operations at Trafford Park are to be relocated to Port Salford. If this changes then the SRA’s stance may change; 3) Applicant’s intention to improve gauge clearance on rail connections to the site.

	St. Helen’s Borough Council
	No comments received.

	The Ramblers Association (Manchester & High Peak Area)


	Objection to the "diversion" proposals for the four Definitive Rights of Way involved. 

	Trafford MBC
	No objection in principle to the Port Salford proposals. 

	Transco


	There are low and medium pressure gas mains in the area which may be affected by the proposals. Some of the mains may require diverting. Copies of Transco’s General Conditions and Precautions have been provided. 



	Twentieth Century Society
	No comments received

	United Utilities
	No objection in principle. The Thirlmere Aqueduct, Mersey Valley Sludge Pipeline and numerous other water mains and sewers cross the site and UU will not permit building over or near to these assets. The site must be drained on a separate system, with only foul drainage connected into the foul sewer. Surface water should discharge to the watercourse/soakaway/surface water sewer and may require Environment Agency consent. It is unclear if the existing sewer network has the capacity to accommodate this development. Recommendations to be forwarded to the developer. 

	Victorian Society
	No comments received

	Warrington Borough Council


	Generally support the principle of the development but critical of the lack of regional perspective illustrated in the documents. They object on the proposed increased use of the MSC for water borne freight affecting 3 swing bridges.

	Wildlife Trust
	Comments and recommendations are made recognising the importance of the site for breeding birds. 


7
PUBLICITY

7.1
Site notices were displayed on 3rd August 2004.

7.2
Press notices were published on 29th April 2004, 2nd February 2006 and 12th October 2006.

7.3
The following neighbour addresses were notified by letter in July/August 2004, in January 2006 and October 2006.

2 – 40 (e), 5 – 55 (o), New Hall Avenue


White Reclamation, New Hall Avenue


New Hall Farm, New Hall Avenue


1 – 20 Greenfield Avenue


2 - 18 (e), 1 – 37 (o) Wilfred Road


1 – 9 Laburnum Avenue


1 – 4 Shearwater Gardens


2 – 12 (e), 1 – 17 (o) Sealand Drive


1 – 17 Woodlands Avenue


1 – 16 Southlands Avenue


1 – 18 Newlands Avenue


1 – 17 (o), 2 – 12 (e) Trident Road


1 – 11 (o) Avroe Road


2 – 98 (e) Proctor Way


1 – 143 (o), 2 – 34 (e) Argosy Drive 


1 – 9 (o), 2 – 12 (e) Vanguard Close


1 – 10 Avian Close


1 – 35 (o) Buckthorn Lane


Brookhouse Sports Centre, Buckthorn Lane


2 – 32 (e), 1 – 27 (o) Robinia Close


2 – 24 (e), 1 – 11 (o) Pyrus Close 


1 – 21 (o), 2 – 60 (e) Lodgepole Close


1 – 41 (o), 2 – 36 (e) Trippier Road


The Grange, Trippier Road


Eccles Church of England High, Trippier Road


Barton Moss Primary, Trippier Road


1 – 16 Rochford Street


1 – 95 (o), 2 – 36 (e) Northfleet Road


St. Gilberts Catholic Church Presbytery, Northfleet Road


1 – 75 (o), 2 – 68 (e) Senior Road


1 – 95 (o), 2 – 118 (e) Brookhouse Avenue


1 – 8 Hughes Way


2 – 78 (e), 1 – 67 (o) Hiley Road


1 – 89 (o), 2 – 56 (e) Foxhill Road


2 – 72 (e), 1 – 43 (o) Stannard Road


1 – 51 (o), 2 – 48 (e) Boddington Road


1 – 23 (o), 2 – 16 (e) Brereton Road


1 – 38 Chatley Road

1 – 49 Cardwell Road

1 – 35 (o), 2 – 48 (e) Salteye Road

1 – 35 (o), 2 – 64 (e) Tindall Street

1 – 5 Berry Street

1 – 45 (o) Stelfox Street

2 – 42 (e) Helen Street

2 – 36 (e), 1 – 19 (o) Reginald Street

2 – 48 (e), 1 – 35 (o) Thorp Street

1 – 41 (o), 2 – 38 (e) Gilbert Street

2 – 54 (e), 1 – 25 (o) Harrison Street

2 – 30 (e) Lansdale Street 

2 – 34 (e), 1 – 29 (o) Rooke Street

2 – 26 (e), 1 – 7 (o) Unicorn Street

185 – 259 (o), 83 – 161 (o), 75a-b 77a-b, 79a-b, 81a-b Peel Green Road

Barton Grange, Peel Green Road

1 – 32 Moat Hall Avenue

1 – 93 (o), 2 –88 (e) Schofield Road

2 – 16 (e), 1 – 31 (o), Hallsworth Road

Moat Hall Sports Centre, Hallsworth Road

1 – 8 Barton Hall Avenue

1 – 95 (o) Gorton Street

1 – 8 Evans Road

2 – 84 (e), 21 – 77 (o) Langland Drive

1a –e, 3a – b, 1 – 47 (o), 2 - 38 (e) Boscombe Avenue

25 Holt Street

1 Avnor Road 

42 Locklands Lane, Irlam

4 Bilsworth Avenue 

9 Inglewood Close

8 Wentworth Road

1 Wain Close

19 Darnell Avenue, Barton 

66 Marlborough Road

64 Robert Street

4 Blantyre Street, Winton

28 Falmouth Road, Irlam 

22 Mellor Street


22 Moss Side Road


74 Alenandra Road 


1 Guilford Road


18 Guilford Road 


53 Rixtonleys Drive, Irlam

10 Royal Meadows

Marriotts Farm, Barton Moss Road

Tunnel Farm, Barton Moss Road 

University Labs, Barton Moss Road

Depot, Barton Moss Road

Barton Moss Secure Unit, Barton Moss Road

Brighton Grange Farm, Barton Moss Road

Plasmet Ltd., Barton Moss Road

Walsh’s Engineering Ltd., Barton Moss Road

The Stables, Barton Moss Road

Nursery Farm, Barton Moss Road

Moss View Farm, Barton Moss Road

Chat Moss Farm, Barton Moss Road

2 – 24, 46 - 88 (e), 1 – 43 (o) Crossfield Road

1 – 22 Fields End Fold, off Crossfield Road

1 – 19 Mossfield Green

1 – 22 Boysnope Crescent

13 Boysnope Wharf

AFI Ltd, Boysnope Wharf

L for Leather, Boysnope Wharf

HES Enterprises, Boysnope Wharf

Autobase, Boysnope Wharf

Mosslane Farm, Buckthorne Lane

716 – 718 (e), 720 – 746, 748 – 792, 759 – 789, 791 – 825, Liverpool Road

827 – 865, 895 – 897, 603 – 673, 539, Unicorn PH, 556 – 672 Liverpool Road


696 – 700, Liverpool Road

Parkfield Cottage, Liverpool Road


The Lodge, Liverpool Road


Airport Garage, Liverpool Road


1, 2 Boysnope Cottage, Liverpool Road


St Michaels Church, Liverpool Road

St Michaels Vicarage, Liverpool Road

1 – 12 St Michaels Court, Liverpool Road

Parkhall, Liverpool Road

Boysnope Farm, Liverpool Road

Boysnope Golf Course, Liverpool Road

Makro, Liverpool Road

Claybank Motors, Liverpool Road

Scout Hall (adjacent to Claybank Motors), Liverpool Road 

Foxhill Cottage Farm

School House, Trippier Road

Canon Williams CE High School, Northfleet Road

St Gilberts Brookhouse Estate, Northfleet, Eccles 

Eccles Irlam Pupil Referral Unit, Barton Moss Road, Eccles

New Hall Lodge, Berry Street, Eccles

Irlam Skip Hire, Boysnope Wharf, Eccles 

First Avenue Metals, Boysnope Wharf, Eccles

Casserley And Smith Ltd. Boysnope Wharf, Eccles

Barton Salvage, Boysnope Wharf, Eccles

Barton Diesel Services, Boysnope Wharf, Eccles

Allenby Transport, Boysnope Wharf, Eccles

Sheds of Distinction, Boysnope Wharf, Eccles

Peel Green Cemetery and Crematorium, Liverpool Road

Eccles A R L F C Moat Hall, Eccles 

Eccles Amateur Rugby League

Lancashire Aero Club, Barton Aerodrome

Brookhouse Community Centre, Eccles

Brookhouse Recreation Centre, Eccles

8
REPRESENTATIONS

8.1
366 letters of representation have been received in response to the planning application publicity.  

8.2
In terms of the frequency by type of objection raised the main concerns raised by local residents relate to increased volumes of traffic and subsequent congestion, inappropriate development in a residential area, the impact of the proposals on amenity from HGV and railway noise, that the development would cause air, noise dirt, dust and odour pollution and that the proposals would result in a reduction in house prices. All objections are summarised below:

Residential Amenity

· Inappropriate development in a residential area, would make Peel Green an industrial area

· Vibration and structural damage to houses from HGVs

· Proposals affect residents in the wider area, for example, in Irlam and Cadishead

· Bridge over A57 will overshadow neighbouring houses, particularly bungalows

· Disturbance during extensive construction phases

· Reduction in quality of life

Traffic and Transportation

· Increased traffic volumes resulting in congestion

· The number of extra vehicles. One HGV every 23 seconds and other workers and visitors vehicles. A57 already has problems during rush hours and when there are accidents on the motorway. 

· All traffic to the development will be channelled into one road (A57), combined with Red City development will cause major traffic problems 

· Proposals will not just hinder Barton and Peel Green residents, but anyone living in Patricroft, Eccles, Irlam and Cadishead.

· Recent new housing developments in Irlam and Cadishead have already started to increase traffic flow in Peel Green in both directions. Since the Cadishead bypass has opened many vehicles from Glazebury and Culcheth use this route.

· Recent opening of Cadishead Way has not altered the amount of traffic coming eastward down the A57

· Port Salford combined with the Stadium will subject many communities to chaos both during construction and after.

· The area already has increased traffic levels due to Whites Reclamation

· A57 is already heavily congested at all times of the day and not just rush hour

· Gridlock will impact on public and emergency services

· In the short-term road works to facilitate the site access and the railway line will make life intolerable, traffic will be unable to move freely at any time and the works will take many months to complete

· To exit residential side roads onto A57 can take on average 5-10 minutes

· It can take up to 10 minutes to get off the Argosy estate (a housing estate north of Liverpool Road, adjacent to the southern edge of Peel Green Cemetery)

· A57 is already heavily congested, concern that children crossing A57 will be at risk

· Proposed traffic lights on M60 roundabout will not do anything to alleviate problems, will add to congestion and air pollution caused by traffic remaining stationary for longer periods of time 

· Even with the proposed alterations to roads, the extra number of vehicles will mean the whole area could get gridlocked

· Traffic congestion combined with other emerging development

· Increase accidents on A57 and M60/M62

· Creation of access road between Langland Drive and rail sidings will cause increased noise at night disrupting a residential area

· Why do the rail sidings need to be extended so far from the main development? 

· Increased disruption from swinging bridge at Barton Road due to increased ship movements

· No viable public transport alternative to access the site

· Plans show parking for 530 HGVs and 540 cars, yet the number of employees is 1800 to 2200 – more parking or public transport is needed

· New bridge over the Ship Canal only reduces congestion to the M60 on the north side and will not reduce congestion between Irlam and Eccles

· No mention is made of closing M60 slip roads in the notification letter. This will cause more gridlock

· The main problem will always be the A57 dual-carriageway going into single file

· The introduction of a new traffic light system on A57 will add further delays to traffic 

· The only entry and exit from Port Salford is on the A57, this is already heavily congested.

· HGVs turning into the site will block the A57 for some considerable distance

· Infrastructure should be put in place first before any development work is started, improvements to the road system are imperative.

· The A57 has not been upgraded or widened to cope with larger HGV loads, as a result, pollution and noise levels are excessive

· None of the proposed road alterations are sufficient to relieve the existing pressures

· Will motorway and road alterations be funded by the Council or Peel?

· Canal crossing proposed has no facility for people on foot or bike 

· What has happened to the link road from the M62 to the A57?

Pollution

· Will cause air, noise, vibration, dirt, dust and odour pollution

· Light pollution – the brightness and number of lights that will be required to illuminate the rail sidings is of concern to residents

· Noise from railway line and HGVs, especially at night

· Constant drone of HGVs will affect mental health

· Proctor Drive is only 90m from the proposed railway line, the noise is going to be unbearable day and night, will make health worse and shorten life 

· Have to cope with existing noise from aerodrome and police helicopter

· The loading and unloading of freight containers is an extremely noisy operation

· Have existing problems of noise, dirt and dust from Whites Reclamation

· Residents can no longer hang washing in the garden due to dirt and smog produced by passing traffic

· Pollution of ship canal, fish will die

· Building work on a 24 hour basis

· Noise and air pollution from railway sidings will affect nearby residents and residents on Langland Drive

· The report states that there will be moderate adverse noise impact at night which could disrupt people’s sleep and cause health problems 

· Railway line would run close to rear of elderly/disabled persons bungalows

· Light pollution – residents already suffer from the lights of the Trafford Centre and golf driving range. If the development goes ahead, there will be lights in the dock area and the railway sidings which will be very close to houses.

· Concerns regarding hazardous materials/waste being transported to site

· The only time the area gets any peace is at night time; Port Salford will take this away. 24/7 use will be unacceptable in terms of noise, especially during the night

· The amount of freight movement will generate a large volume of diesel fumes from freight trains and HGVs which added to present levels of pollution is unacceptable.

· An additional road will increase noise pollution, why have noise barriers not already been put in place? 

· Danger of spillages of dangerous substances from the site and traffic

· Much desired balance between development and environmental protection would not be reached if this application proceeds

· There is nothing on the plans to indicate that there is going to be soundproofing between the end of houses on Langland Drive and the development. Is structure planting enough to protect residents from noise? 

Visual/Environment

· The site is one of the very few breaks in the built up corridor from Manchester to Cadishead and should be retained

· The land to be used for the Port Salford proposals is green belt farmland and not brownfield as is being suggested

· The area provides a fresh air corridor between existing industrial areas, reducing air pollution and providing a safe haven for wildlife which will be decimated by the proposals

· The height of the building at 20m and its length will make it look like the Berlin Wall

· Buildings will be too high and too close (125m) from Airport Garage, Bungalow and Foxhill Cottages.

· Lighting pylons 20-30m high will be visible in the wider residential area 

· Will result in continuance of urban sprawl

· When the UDP was being discussed, the Council stated any development would be sympathetic, landscaped and screened with trees

· Development would be an eyesore from the M60 Barton Viaduct and a road hazard

· Green belt encroachment

· The field adjacent to Barton Aerodrome must be classed as a public field after use by the public over so many years and the Council has spent £40,000 on landscaping there

· Concern regarding removal of public access to the land between Peel Green cemetery and Barton Airport. This green area has been used by many generations of Peel Green people for walking and exercise of dogs

· Impact on public rights of way

· Public rights of way should remain for recreational purposes, the alternative of walking along the A57 is no alternative at all.

· There is no mention of a nature reserve which was part of the Salford Reds proposal

· Sky Larks rest in the area and kingfishers have been seen by Salteye Brook

· Diversion of Salteye Brook must be guaranteed to take into account the nesting of the protected Kingfishers and their food supply

· Damage to peat bog

· Loss of wildlife

· Loss of ancient Mosslands

· Loss of open land

· Development will be an eyesore

· Proposals will affect the attractiveness of the area and discourage people moving there 

· Conflict with Salford Reds wildlife proposals

· Impact of additional traffic and shunting trains will reduce wildlife habitat

· Proposals will necessitate the closure of “Big Dicks” which has been a public right of way for at least 75 years 

Other

· Development will be an infringement of human rights

· House price reduction

· The proposal will have a devastating affect on the area and house prices

· If approved, expect there to be a planning condition stipulating that Peel pay adequate compensation to residents aligned with the loss of property value

· The proposal in no way embraces the ideals of sustainable development

· Better sites in Trafford Park and elsewhere

· Industry should stay in Trafford Park and must not be allowed to advance into this community

· An alternative site should be found in an industrial area, not a residential area

· There is already a rail terminal at Trafford Park, increase the size of that one

· The interchange should be placed in fields on the far side of the aerodrome between the M62 and the A57, this would be further away from housing

· Proposals do not support the vision of the North West Regional Freight Strategy 

· Site is currently in use for recreational pursuits, including football, moto-cross and bike riding, it could be further developed for these uses.

· Suggest use site for a nature, leisure and recreation area

· The field adjacent to Barton Aerodrome should be kept for any mistakes that happen to  planes landing and taking off

· Put rail link on west side of Barton Aerodrome

· Proposed Salford Reds and tram link scheme better use of the land

· Lack of consultation. Public meeting required

· Application should not be determined by the Council, there should be a public inquiry

· Impact on Barton Aerodrome and its flight paths, trees have been cut down and street lighting lowered in the past to accommodate planes

· Proposals would affect the historic Barton Aerodrome

· No need for Port Salford

· 600 jobs will not be created, that may be possible whilst the construction is in progress, but once finished it will be more like 50 or 60.

· No real benefit to the local population as very little high tech employment

· What will containers contain?

· Danger from spillages on the roads

· Ship canal not deep enough for maritime traffic

· Businesses already in the area will suffer

· The Council did nothing to prevent the closure of nine perfectly functional docks in the 1980’s along with the loss of thousands of jobs and is now actively encouraging this new facility on the grounds that it will bring employment to the area.

· Proposals are only a benefit for Peel Holdings and its subsidiaries and will not improve quality of life for road users and residents in the area

· Nothing is proposed to improve the quality of life for road users and residents in the area

9
PLANNING POLICY DOCUMENTS

9.1
National Planning Guidance (Planning Policy Guidance- PPG / Planning Policy Statement - PPS) The Regional Spatial Strategy (RSS), Salford Unitary Development Plan (UDP) and Supplementary Planning Documents (SPD) have been used to provide the policy framework by which the application should be determined. The policies outlined below indicate the policies that will be considered in the determination of the application.  

9.2
DEVELOPMENT PLAN

The Development Plan comprises the Regional Spatial Strategy (RSS) and the Salford Unitary Development Plan (UDP).

9.3
Regional Spatial Strategy (adopted 30th September 2008)

DP1 – Spatial Principles

DP3 – Promote Sustainable Economic Development

DP5 – Manage Travel Demand; Reduce the Need to Travel, and Increase Accessibility
W1 – Strengthening the Regional Economy 

W2 – Locations for Regionally Significant Economic Development

RT2 - Managing Travel Demand

RT4 – Management of the Highways Network

RT6 – Ports and Waterways

RT7 – Freight Transport

RT8 – Inter-Modal Freight Terminals 

EM16 – Energy Conservation and Efficiency 

MCR1 – Manchester City Region Priorities
9.4
Salford Unitary Development Plan (adopted 21st June 2006)

Site specific policies:
E1 – Strategic Regional Site – Barton;

Other policies:


ST3 - Employment Supply; 

ST5 - Transport Networks; 

ST6 - Major Trip Generating Development; 

ST8 - Environmental Quality;

ST11 - Location of New Development; 

ST13 - Natural Environmental Assets; 

ST14 - Global Environment; 

ST17 Mineral Resources

DES1 - Respecting Context; 

DES2 - Circulation and Movement; 

DES6 - Waterside Development; 

DES7 - Amenity of Users and Neighbours; 

DES9 - Landscaping; 

DES10 – Design and Crime 

A1 - Transport Assessments and Travel Plans; 

A2 - Cyclists Pedestrians and the Disabled; 

A3 – Metrolink;

A8 - Impact of Development on the Highway Network; 

A9 - Provision of New Highways; 

A10 - Provision of Car Cycle and Motorcycle Parking in New Developments; 

A13 – Freight Transport;

A14 - Barton Aerodrome; 

EN1 – Development Affecting Green Belt

EN3 – Agricultural Land

EN8 - Nature Conservation Sites of Local Importance; 

EN9 - Wildlife Corridors; 

EN11 – Mosslands;

EN12 - Important Landscape Features; 

EN14 - Derelict, Underused and Neglected Land; 

EN16 - Contaminated Land; 

EN17 - Pollution Control; 

EN18 - Protection of Water Resources; 

EN19 - Flood Risk and Surface Water; 

EN22 – Resource Conservation; 

EN23 - Environmental Improvement Corridors;

CH2 – Development Affecting the Setting of a Listed Building 

CH5 – Archaeology and Ancient Monuments

R1 – Protection of Recreational Land and Facilities;

R5 - Countryside Access Network;

DEV5 – Planning Conditions and Obligations;

M1 – Protection of Mineral Resources.

9.5
Salford Supplementary Planning Documents
Design and Crime (Adopted July 2006)

Trees and Development (Adopted July 2006)

Nature Conservation and Biodiversity (Adopted July 2006)
Sustainable Design and Construction (Adopted March 2008)

Design (Adopted March 2008)

9.6
OTHER RELEVANT PLANNING DOCUMENTS

9.7
National Statements and Guidance 

Planning Policy Statement 1 (PPS1): Delivering Sustainable Development (ODPM February 2005)

PPS1: Planning and Climate Change. Supplement to PPS1 (December 2007)

Planning Policy Guidance Note 2 (PPG2): Green Belts (DoE, January 1995)

PPG4: Industrial and Commercial Development and Small Firms (DoE, November 1992)

Consultation Paper on PPS4: Planning for Sustainable Economic Development (CLG, December 2007)

PPS9: Biodiversity and Geological Conservation (ODPM, August 2005)

PPG13: Transport (DETR, March 2001)

PPG15: Planning and the Historic Environment (DoE, September 1994)

PPG16: Archaeology and Planning (DoE, November 1990)

PPG17: Planning for Open Space, Sport and Recreation (ODPM, July 2002)

PPS22: Renewable Energy (DATE)

PPS23: Planning and Pollution Control (DATE)

PPG24: Planning and Noise (DoE, September 1994)

PPS25: Development and Flood Risk (CLG, December 2006)

MPS1: Planning and Minerals (November 2006)
Regional Economic Strategy (2006)

The North West Regional Freight Strategy (2003)

Strategic Rail Freight Interchange Policy (2004)

Planning for Freight on Inland Waterways (2004)
10
DEVELOPMENT PLAN

10.1
Regional Planning Policy

10.2
Regional Spatial Strategy

10.3
The Regional Spatial Strategy – North West of England Plan - was adopted on 30th September 2008, and following the commencement of the new Planning and Compulsory Purchase Act 2004 becomes part of the Development Plan for Salford City Council. 

10.4
Spatial Principles 


10.5
Policy DP1 outlines the principles that underpin the RSS. Other regional, sub-regional and local plans and strategies and all individual proposals, schemes and investment decisions should adhere to the following principles; promote sustainable communities; promote economic development; make the best use of existing resources and infrastructure; manage travel demand, reduce the need to travel, and increase accessibility; marry opportunity and need; promote environmental quality; mainstream rural issues; and reduce emissions and adapt to climate change.   

10.6
Policy DP3 indicates that it is a fundamental aim of the RSS to seek to improve productivity, and to close the gap in economic performance between the North West and other parts of the UK. 

10.7
Policy DP5 states that development should be located so as to reduce the need to travel and that a shift to more sustainable modes of transport for both people and freight should be secured. Safe and sustainable access for all, particularly by public transport, between homes and employment and a range of services and facilities (such as retail, health, education, and leisure) should be promoted, and should influence locational choices and investment decisions.

10.8
Working in the North West – Achieving a Sustainable Economy 

10.9
Policy W1 requires that plans and strategies should promote opportunities for economic development (including the provision of appropriate sites and premises, infrastructure, and clustering where appropriate), which will strengthen the economy of the North West. 

10.10
Policy W2 highlights the locations for regionally significant economic development. The policy states that identified sites will be located close to sustainable transport nodes within the urban areas. Sites allocated in Local Development Documents should be capable of development within the plan period, having regard to the condition and availability of the land, infrastructure capacity, market considerations and environmental capacity; highly accessible, especially by adequate public transport services, walking and cycling; well-related to areas with high levels of unemployment and/or areas in need of regeneration; well related to neighbouring uses, particularly in terms of access, traffic generation, noise and pollution. Identified sites should not be used for development that could equally well be accommodated elsewhere and should not be developed in a piecemeal manner. Sites for regionally significant logistics and high-volume manufacturing should be well connected to the primary freight transport networks.

10.11
Transport in the North West – Connecting People and Places

10.12
Policy RT2 states that major new developments should be located where there is good access to public transport, backed by effective provision for pedestrians and cyclists to minimise the need to travel by private car; and incorporate maximum parking standards that are in line with, or more restrictive than, Table 8.1, and define standards for additional land use categories and areas where more restrictive standards should be applied. Parking for disabled people and for cycles and two-wheel motorised vehicles are the only situations where minimum standards will be applicable.

10.13
Policy RT4 highlights the importance of the region’s road network to the economy of the North West, providing the means to transport goods and people within and outside the region. The policy states that the existing and forecast traffic congestion is a constraint on economic growth and needs to be addressed if the North West is to reduce the productivity gap. Plans and strategies for managing traffic should focus on improving road safety, reducing traffic growth and maintaining a high quality environment through mitigating the impacts of road traffic on air quality, noise and health, with traffic encouraged to use the most appropriate routes wherever possible 

10.14
Policy RT6 states that the region will optimise the use of its ports and waterway assets for trade and leisure, whilst at the same time protecting the environment and the integrity of their biodiversity. Plans and strategies should support the economic activity generated and sustained by the Region’s major ports and waterways, in particular the Manchester Ship Canal. 

10.15
Policy RT7 states that plans and strategies should take account of the aims and objectives of the Regional Freight Strategy. Local authorities should develop sub-regional freight strategies, including the establishment of Freight Quality Partnerships to promote constructive solutions to local distribution problems and issues. The Regional Highway Network forms the North West’s strategic network for the movement of freight by road, supplemented by sub-regional highway networks defined in Local Transport Plans. Heavy Goods Vehicles should not be restricted from any routes in these networks. Local authorities should work with distribution companies and their customers to develop a consistent approach to lorry management, including access restrictions and curfews. Signing strategies should be developed and introduced for key freight routes and local destinations. Local authorities should work with rail, port and inland waterway operators, Network Rail, the freight transport industry and business to capitalise on the opportunities available in the North West for increasing the proportion of freight moved by short-sea, coastal shipping and inland waterways. This will encourage a shift from road-based transport.

10.16
Policy RT8 states that plans and strategies should facilitate the transfer of freight from road to rail and/or water by the identification of sites for inter-modal freight terminals, and by encouraging greater use of existing terminals and private sidings. RSS identifies a number of broad locations of which South West Greater Manchester (with access to rail and the Manchester Ship Canal) is one. Inter-modal freight terminals should satisfy the following criteria; be accessible from the Regional Highway Network and Regional Rail Network and be consistent with its operation and management; conform with rail industry strategies for freight and network and capacity utilisation and the Regional Planning Assessment; be compatible with the local environment and adjacent land uses; be capable of accommodating, as required, an appropriate road and/or rail layout, facilities for water-borne freight, provision for the development of activities that add value; and scope for further growth; develop a site Travel Plan prior to approval that sets out measures for providing genuine access to the site for potential employees other than by private car; address potential community, health, and quality of life impacts, including air and light pollution, visual intrusion and noise;  the effect of the proposed development on the health and wellbeing of local communities; and the adverse effects on sites of national and international nature conservation importance to ensure that these effects are avoided, mitigated or compensated as appropriate.

10.17
Local authorities should satisfy themselves that the prime purpose is to facilitate the movement of freight by rail and/or water and that rail access and associated facilities are available before the site is occupied.

10.18
Environment, Minerals, Waste and Energy

10.19
Policy EM16 states that local authorities, energy suppliers, construction companies, developers, transport providers and other organisations should ensure that their approach to energy is based on minimising consumption and demand, promoting maximum efficiency and minimum waste in all aspects of local planning, development and energy consumption. Plans and strategies should actively facilitate reductions in energy requirements and improvements in energy efficiency by incorporating robust policies which support the delivery of the national timetable for reducing emissions from domestic and non-domestic buildings.

10.20
Manchester City Region 

10.21
Policy MCR1 states that plans and strategies in the Manchester City Region should support interventions necessary to achieve a significant improvement in the sub-region’s economic performance by encouraging investment and sustainable development in the Regional Centre, surrounding inner areas, the towns/cities and accessible suburban centres as set out in RDF1 and other key locations which accord with the spatial principles policies (DP1-9) and the criteria in policies W2 and W3 in order to contribute to the growth opportunities identified in policy W1.
10.22
The City of Salford Unitary Development Plan (Adopted 2006)

10.23
The UDP includes a Spatial Framework for the city, which recognises that the opportunities and the need for development, regeneration and environmental protection vary in their scale and nature across the city. The Spatial Framework splits the city into five sub-areas. The application site is located within the “Western Gateway” area, which will be the major focus for economic development activity during the plan period. The Western Gateway stretches along the Manchester Ship Canal from the city’s western boundary into the Regional Centre. It incorporates Salford Quays, Eccles and Northbank and it has physical and functional links with adjoining parts of Trafford Metropolitan Borough to the south, including Trafford Park, the Trafford Centre and the Carrington area. It is therefore of more than local importance, and co-operation with Trafford MBC and other key agencies will be necessary in some areas. The area is a major economic driver for the region benefiting from outstanding communications that includes part of the national motorway network, the two Manchester - Liverpool railway lines, Metrolink, Barton Aerodrome and the Manchester Ship Canal.

10.24
The UDP encourages further economic investment within the Western Gateway during the Plan period, particularly through the development of a number of sites which include the Barton Strategic Regional Site. New development will need to have regard to the capacity of the existing motorway and road networks, and will require additional investment in transport infrastructure. The UDP makes provision for such improvements through the identification of the A57 – Trafford Park link at Barton. There is also provisional support for the further expansion of the Metrolink system through the area, a new canal crossing at Cadishead, and a link between the A57 and M62 at Barton.

10.25
The application site is specifically allocated in the UDP as the Strategic Regional Site, Barton, by policy E1. This policy indicates that one, or a combination of any two, of the following types of development will be permitted on the Barton Strategic Regional Site (80.9 ha):

A) A mix of light and general industry, warehouse and distribution, and ancillary offices and other uses.

B) A multi-modal freight interchange, incorporating rail and water-based freight-handling facilities, and a rail link to the Manchester-Newton-le-Willows-Liverpool railway line.

C) 
A sports stadium for Salford City Reds with a maximum capacity of 20,000 spectators and appropriate enabling development.

10.26
A specific site for a sports stadium and appropriate enabling development within the Barton Strategic Regional Site is shown on the Proposals Map (as E1C), and its development for any of the other uses identified above will only be permitted where: a) Planning permission has been secured for the provision of a stadium for Salford Reds of suitable capacity on an appropriate alternative site within the city, with a realistic chance of implementation; or b) It has been clearly demonstrated that the provision of a stadium on this site will not realistically take place before the end date of the Plan. Any development on the site will be required to satisfy a number of criteria as follows:

1. Make an appropriate and proportional contribution to the provision of road infrastructure and services required to enable the development of the whole site and of UDP allocation E4/9, so as to ensure that there would be no unacceptable impact on the Strategic Route Network;

2. 
Secure improvements to public transport to the site including, if appropriate, contributions towards the provision of the physical infrastructure of a Metrolink line from Eccles to serve the site. The layout shall allow for the line to extend to the Trafford Centre and Trafford Park;

3. 
Minimise any adverse impact on visual amenity, and, in particular, on views
and vistas in the area;

4. 
Support the enhancement of the Liverpool Road corridor between Eccles and Irlam;

5. 
Maintain the overall nature conservation interest of the site and, where practicable, retain and improve the wildlife corridor along Salteye Brook;

6. 
Have no unacceptable impact on local environmental quality, making adequate and appropriate provision for landscaping, noise mitigation, and lighting control;

7. 
Maintain the flood alleviation capabilities of Salteye Brook;

8. 
Provide for a Strategic Recreation Route alongside the Manchester Ship Canal, or, if this is not feasible, along a convenient line through or around the site; and

9. 
Make appropriate provision for the training and employment of local residents during the construction and/or operational phases of the development.

10.27
Development proposals will be required to demonstrate a co-ordinated and phased approach to the provision of their elements and the requirements listed above. The reasoned justification for this policy refers to the size of the site and its location within the Western Gateway which helps to make it a development opportunity of importance to the whole conurbation. The site is designated in the Regional Economic Strategy as one of 25 strategic regional sites. The development of sites such as Barton is critical to the implementation of the Regional Economic Strategy, and it is intended that they should act as flagship developments for the North West. The strategic nature of the site provides the potential for the generation of a significant number of jobs, helping to support the economy of the Western Gateway and wider conurbation, and the sustainability of local communities. The site’s location in relation to the strategic rail network, the Manchester Ship Canal and the motorway network, offers an excellent opportunity for the provision of a multi-modal freight interchange, which would assist in the more sustainable and efficient transportation of freight. The reasoned justification for this policy also states that it is considered that, the principle of a multi-modal freight interchange on this site accords with Policy A13 of this UDP (Freight Transport), but the details of any scheme would need to be fully consistent with that policy. Furthermore, public transport improvements will be required to ensure that the site is fully accessible and in the longer term, there is potential to extend the Metrolink system to the Barton site and the design of any development should allow for this Metrolink extension. A transport assessment will be required for all significant development proposals on the site, to ensure that these transportation issues are satisfactorily addressed and to demonstrate that there would be no unacceptable impact on the Strategic Route Network, including the motorway network. 

10.28
Policy E1 was fully discussed at the UDP Inquiry into the adoption of the UDP and accepted by the Inspectors report (dated 30 September 2005) as being appropriate.

10.29
Strategic Policies 

10.30
Policy ST3 relates to employment supply and requires that a good range of local employment opportunities will be secured by enabling the diversification of the local economy and by using planning obligations to secure local labour contracts and training opportunities.

10.31
Policy ST5 states that transport networks will be maintained and improved through a combination of measures including the extension of the network of pedestrian and cycling routes; the expansion and improvement of the public transport system and the enhancement of support facilities; the maintenance and improvement of the highway network; the provision of new road infrastructure where this will support the city's economic regeneration; requiring development proposals, highway improvement schemes and traffic management measures to make adequate provision for the needs of the disabled, pedestrians and cyclists, and, wherever appropriate, maximise the use of public transport; and the protection and enhancement of rail and water-based infrastructure to support the movement of freight and passengers. 

10.32
Policy ST6 states that development that would generate major travel demand will only be permitted in locations that are currently or will as a result of the development be well served by a choice of means of transport.

10.33
Policy ST8 confirms that development will be required to contribute towards enhanced standards of environmental quality through the achievement of high standards of design, amenity, safety and environmental maintenance and management.

10.34
Policy ST11 seeks to ensure that new development is located on the most sustainable sites within the city and that less sustainable sites are only brought forward where necessary. This approach is in line with Policy DP1 of the RSS and requires that sites for development will be brought forward in the following order: 1) The reuse and conversion of existing buildings; 2) Previously-developed land in locations that i) are, or as part of any development would be made to be, well-served by a choice of means of transport, particularly walking, cycling and public transport; and ii) Are well related to housing, employment, services and infrastructure; 3) Previously-developed land in other locations, provided that adequate levels of accessibility and infrastructure provision could be achieved; 4) Previously undeveloped land in locations that i) Are, or as part of any development would be made to be, well-served by a choice of means of transport, particularly walking, cycling and public transport; and ii) Are well related to housing, employment, services and infrastructure.

10.35
Policy ST13 states that development that would result in an unacceptable impact on any of the city's natural environmental assets will not be permitted. The reasoned justification for this policy confirms that the city contains many assets which contribute towards its overall biodiversity and natural environmental quality, which include the Mosslands, Sites of Biological Importance, wildlife corridors, and other areas that are or could become important for wildlife; the city's many water features such as the River Irwell, streams, reservoirs, lakes and ponds; extensive areas of trees and woodlands; and large tracts of best and most versatile agricultural land. These assets are worthy of protection in their own right and it is important that they should not be unnecessarily lost or damaged as a result of development.

10.36
Policy ST14 relates to the global environment and states that development will be required to minimise its impact on the global environment. Major development proposals will be required to demonstrate how they will minimise greenhouse gas emissions.

10.37
Policy ST17 states that known mineral resources will be safeguarded and their exploitation will only be permitted where there are no appropriate secondary sources and the environmental impact of the mineral workings is minimised. An adequate supply of aggregates will be maintained. 

10.38
Design 

10.39
Policy DES1 requires development to respond to its physical context, respect the positive character of the local area in which it is situated, and contribute towards local identity and distinctiveness. In assessing the extent to which any development complies with this policy, regard will be had to a number of factors including the impact on, and relationship to, the existing landscape and any notable landscape or environmental feature or species; the impact on, and quality of, views and vistas; the scale of the proposed development in relationship to its surroundings; the potential impact of the proposed development on the redevelopment of an adjacent site; and the functional compatibility with adjoining land uses.

10.40
Policy DES2 states that the design and layout of new development will be required to ensure that the development is fully accessible to all people, including the disabled and others with limited or impaired mobility; maximise the movement of pedestrians and cyclists to, through and around the site, through the provision of safe and direct routes; enable pedestrians to orientate themselves, and navigate their way through an area by providing appropriate views, vistas and visual links; enable safe, direct and convenient access to public transport facilities, and other local amenities such as retail and community facilities, including where appropriate the incorporation of a bus route or turning facility within the site; and minimise potential conflicts between pedestrians, cyclists and other road users, for example by incorporating speed reduction measures and through the careful design of car parking areas.

10.41
Policy DES6 requires that all new development adjacent to the Manchester Ship Canal will be required to facilitate pedestrian access to, along and, where appropriate, across the waterway by the provision of: 1) A safe, attractive and overlooked waterside walkway, accessible to all and at all times of the day, where this is compatible with the commercial role of the waterway; 2) Pedestrian links between the waterside walkway and other key pedestrian routes; and 3) Where appropriate, ground floor uses that generate pedestrian activity, and larger waterside spaces to act as focal points for public activity. Where the commercial role of the waterway makes it inappropriate to provide a waterside walkway, an alternative route shall, where possible, be provided. Such a route should be well designed and effective; accessible and safe for users and, so far as practicable, near to the waterside; and linked to any existing waterside walkways and other key pedestrian routes. This policy also requires development to protect, improve or provide wildlife habitats (where possible); to conserve and complement any historic features (where possible); to maintain, and preferably enhance, waterside safety; and not affect the maintenance or integrity of the waterway or flood defences. The policy also requires all built development along the waterway to face onto the water, and incorporate entrances onto the waterfront (where appropriate); be of the highest standard of design, creating a positive addition to the waterside environment and providing an attractive elevation to it; be of a scale sufficient to frame the edge of the waterside; and enhance views from, of, across and along the waterway, and provide visual links to the waterside from surrounding areas. 

10.42
Policy DES7 states that all new 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 of other developments.

10.43
Policy DES9 requires developments to incorporate appropriate hard and soft landscaping provision, where appropriate. And that where landscaping is required as part of a development, it must be of a high quality in terms of design and materials; reflect and enhance the character of the area and the design of development; be sited and designed so as not to detract from the safety and security of the area, create an obstruction to pedestrians, or detract from attractive built features; be designed to complement or form an integral part of the development; be easily maintained, and have provision made for its maintenance; respect adjacent land uses, buildings and other structures; and wherever possible make provision for the creation of new wildlife habitats.

10.44
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. In particular, development should clearly delineate public, communal, semi-private and private spaces, avoiding ill-defined or left over spaces; allow natural surveillance, particularly of surrounding public spaces, means of access, and parking areas; avoid places of concealment and inadequately lit areas; and encourage activity within public areas. Crime prevention measures should not be at the expense of the overall design quality, and proposals will not be permitted where they would have a hostile appearance or engender a fortress-type atmosphere.

10.45
Accessibility 

10.46
Policy A1 states that planning applications for developments likely to give rise to significant transport implications will not be permitted unless they are accompanied by a transport assessment and, where appropriate, a travel plan. Developers will be required to undertake or secure the implementation of any mitigation measures identified in a transport assessment, as well as any other measures considered necessary to achieve an acceptable level of accessibility by public transport, cycling and walking, in accordance with Policy DEV5 (Planning Conditions and Obligations).

10.47
Policy A2 requires that development proposals, road improvement schemes and traffic management measures will all be required to make adequate provision for safe and convenient access by the disabled, other people with limited or impaired mobility, pedestrians and cyclists. The policy also requires that development that would result in the diversion or extinguishment of an existing public right of way will only be permitted where it can be demonstrated that adequate levels of access for the disabled, pedestrians and cyclists will be maintained to, around, and where appropriate, through the site; and in the case of a public right of way that forms part of the city’s Countryside Access Network, the proposal fully accords with Policy R5 of this UDP.

10.48
Policy A3 relates to extensions or improvements to the Metrolink system in Salford and states that these will be permitted, where they are consistent with regeneration objectives and other policies and proposals of the UDP. A number of routes including Eccles to Barton, via Patricroft, and through to Trafford are subject to further investigation in conjunction with GMPTE and, where appropriate, the Highways Agency, the Strategic Rail Authority, Network Rail and adjoining local authorities.

10.49
Policy A8 states that development will not be permitted where it would have an unacceptable impact on highway safety or the ability of the Strategic Route Network to accommodate appropriate traffic flows by virtue of traffic generation, access, parking or servicing arrangements.

10.50
Policy A9/2 states that planning permission will be granted for the A57-Trafford Park link road through the Barton Strategic Regional Site. The precise line of the scheme will be subject to further consideration, and land in the vicinity of the line shown on the Proposals Map will be safeguarded for future provision. Other development that would be likely to prejudice the construction of the scheme will not be permitted. The policy also states that positive consideration will be given to a link road between the A57 and the M62 at Barton, subject to it being constructed in conjunction with development at the Strategic Regional Site under Policy E1; and it being demonstrated that the benefits to be gained outweigh harm to the Green Belt by reason of inappropriateness and any other harm. Particular consideration will be given to benefits the road may bring in terms of: (i). Enhancing the economic potential of the Barton site; (ii). maximising freight transport by sustainable means; and (iii). Improving traffic safety and congestion in the locality. The schemes will be required to incorporate adequate bus and pedestrian priority measures, and incorporate appropriate provision for cyclists. Other development that would be likely to prejudice the construction the scheme will not be permitted.

10.51
Policy A10 requires developments to make adequate provision for disabled drivers, cyclists and motorcyclists in accordance with the minimum standards set out in Appendix B of the UDP and developments should not exceed the maximum car parking standards set out in Appendix C of the UDP. Parking facilities should be provided in a manner consistent with the provision and maintenance of adequate standards of safety and security. Where appropriate, on-street parking controls will also be introduced to complement and reinforce levels of parking associated with new developments, and planning conditions or obligations may be used to secure their provision as part of those developments.

10.52
Policy A13 relates to freight transport. This policy states that planning permission for developments that are likely to generate substantial freight movements will only be granted where a number of criteria are satisfied, namely, the development: has good access to the motorway network and can access the network via roads which can satisfactorily accommodate significant levels of freight movement; would, where feasible, maximise the use of any available rail or water based transport infrastructure, thereby minimising the use of road based freight movement; would not give rise to unacceptable levels of traffic congestion; would not have an unacceptable impact on the safe and efficient operation of the highway network by virtue of traffic generation, access and servicing arrangements; would not have an unacceptable impact on residential amenity, or the amenity of other environmentally sensitive properties such as schools or hospitals, by virtue of noise, vibration, odour, air pollution, hours of operation or other nuisance; would not have an unacceptable impact on areas of recreational use, areas of high archaeological, ecological or geological value, features of landscape interest, conservation areas, woodlands, agricultural land, or any nationally or locally designated area of landscape protection or nature conservation; and complies with other relevant policies and proposals of the UDP. Development comprising the provision of major freight interchange facilities will only be permitted where all of the above criteria can be satisfied and, in addition, the applicant can clearly demonstrate that: a. The development forms part of a wider sustainable freight transport strategy designed to minimise road based freight movements and maximise the use of rail and/or water based freight handling and distribution facilities; b. In the case of rail based freight interchanges, the development would not have an unacceptable impact in terms of rail based passenger services; and c. The development is consistent with the provisions of the Regional Transport Strategy, the Regional Freight Strategy, and the Greater Manchester Local Transport Plan.

10.53
Policy A14 relates to the retention and protection of Barton Aerodrome and states that development close to the aerodrome that is incompatible with any existing or potential aviation operation will not be permitted.

10.54
Environmental Protection and Improvement

10.55
Policy EN1 relates to development affecting Green Belt. The policy states that the carrying out of engineering and other operations and the making of material changes in the use of land are inappropriate development unless they maintain openness and do not conflict with the purposes of including land in the Green Belt. Planning permission will not be granted for development within or conspicuous from the Green Belt that might be visually detrimental by reason of its siting, materials, or design, even where it would not prejudice the purposes of including land in the Green Belt Planning permission will be granted for the working of minerals, provided that high environmental standards are maintained, the affected sites are well restored, and the development is consistent with other policies and proposals of the Plan.

10.56
Policy EN3 states that development that would involve the loss of the best and most versatile agricultural land (Grades 1, 2 or 3a) will only be permitted where it can be demonstrated that there are no appropriate alternative sites available on lower grade agricultural land or on non-agricultural land.

10.57
Policy EN8 relates to nature conservation sites of local importance and states that development that would adversely affect the nature conservation value of a Site of Biological Importance, a Local Nature Reserve, or a priority habitat for Salford as identified in the Greater Manchester Biodiversity Action Plan, will only be permitted where the benefits of the development clearly outweigh the reduction in the nature conservation interest for which the site is protected or identified as a priority habitat; the detrimental impact on the nature conservation interest of the site has been minimised as far as is practicable; and appropriate mitigation is provided to ensure that the overall nature conservation interest of the area is not diminished. Where appropriate, conditions or planning obligations will be used to ensure the protection, enhancement and management of the nature conservation interest of these sites and habitats.

10.58
Policy EN9 states that development that would affect any land that functions as a wildlife corridor, or that provides an important link or stepping stone between habitats, will not be permitted where it would unacceptably impair the movement of flora and fauna. Where development is permitted, conditions or planning obligations may be used to secure the protection, enhancement and/or management measures designed to facilitate the movement of flora and fauna across or around the site.

10.59
Policy EN11 relates to development in the Mosslands. Development on land that cannot practicably be restored to lowland raised bog habitat will be permitted provided it would not prevent the restoration of other land to that habitat. In every case, the overall nature conservation interest of the Mosslands will be maintained.

10.60
Policy EN12 states that development that would have a detrimental impact on, or result in the loss of, any important landscape feature will not be permitted unless the applicant can clearly demonstrate that the importance of the development plainly outweighs the nature conservation and amenity value of the landscape feature and the design and layout of the development cannot reasonably make provision for the retention of the landscape feature. Landscape features include, amongst other things, trees (single or grouped), copses, woodland, hedges, ponds, streams, ditches and lakes. Such features play a vital part in creating an attractive and pleasant environment for the people of Salford, and help to support an abundance of wildlife. If the removal of an important existing landscape feature is permitted as part of a development, a replacement of at least equivalent size and quality, or other appropriate compensation, will be required either within the site, or elsewhere within the area.

10.61
Policy EN14 requires that development involving the reclamation, remediation or improvement of derelict, underused or neglected land should include measures to ensure that physical risks to the public are reduced to acceptable levels; site conditions appropriate to the proposed use of the land are created; contamination of the land is addressed in accordance with the provisions of Policy EN16; and where appropriate, the existing ecological value of the site is protected or enhanced.

10.62
Policy EN16 states that development proposals on sites known or thought to be contaminated will require the submission of a site assessment as part of any planning application, identifying the nature and extent of the contamination involved, the risk it poses to future users/occupiers of the site, and the practical remedial measures proposed to deal with the contamination. Planning permission for 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 uses to unacceptable risk; lead to the contamination of any watercourse, water body, or aquifer; or cause the contamination of adjoining land or allow such contamination to continue. Remedial measures agreed as part of any planning permission will be required to be completed as the first step of the development.

10.63
Policy EN17 stipulates that development proposals that would be likely to cause or contribute towards a significant increase in pollution to the air (including dust pollution), water or soil, or by reason of noise, odour, artificial light or vibration, will not be permitted unless they include mitigation measures commensurate with the scale and impact of the development. When assessing such proposals, particular regard will be had to the proximity of the development and its effect upon environmentally sensitive uses, buildings, features, areas and considerations, such as housing. Consideration will also be given to the cumulative effect of pollution, having regard to the effects of existing sources of pollution and any balancing benefits of the development. In areas where existing levels of pollution exceed local or national standards, planning permission will be granted for environmentally sensitive developments only 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.

10.64
Policy EN18 states that development will not be permitted where it would have an unacceptable impact on surface or ground water in terms of its quality, level or flow.

10.65
Policy EN19 states that development, including the alteration of land levels, will not be permitted where it would be subject to an unacceptable risk of flooding; materially increase the risk of flooding elsewhere; or result in an unacceptable maintenance liability for the City Council or any other agency in terms of dealing with flooding issues. In determining the potential impact of the proposed development on the risk of flooding elsewhere, particular regard will be had to the extent to which the development is located within or impacts upon a functional floodplain or floodzone; incorporates protection, attenuation or mitigation measures, and the use of source control techniques and sustainable drainage systems; and provides adequate access to watercourses for maintenance purposes. Development will not be permitted unless adequate provision is made for the discharge of foul and surface water associated with the proposal.

10.66
Policy EN22 states that development proposals for more than 5,000 square metres of floorspace will only be permitted where it can be demonstrated that the impact on the conservation of non-renewable resources and on the local and global environments, has been minimised as far as practicable; and full consideration has been given to the use of realistic renewable energy options, and such measures have been incorporated into the development where practicable.

10.67
Policy EN23 states that development along any of the city’s major road, rail and water corridors will be required to preserve, or make a positive contribution to the corridor’s environment and appearance. In determining the extent to which a development would achieve this, regard will be had in particular to the quality of design and landscaping, particularly in terms of elevational treatments and the impact on views; the impact on the quality, management and maintenance of the public realm; the contribution that would be made towards air quality improvement and accessibility, particularly by promoting improved public transport and access by foot and cycle; and the extent to which wildlife habitats are protected and improved.

10.68
The City’s Heritage 

10.69
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. 

10.70
Policy CH5 states that where planning permission is granted for development that will affect known or suspected remains of local archaeological value, planning conditions will be imposed to secure the recording and evaluation of the remains and if appropriate their excavation and preservation and/or removal prior to the commencement of development. 

10.71
Recreation 

10.72
Policy R1 relates to the protection of recreational land and facilities and states that the development of such land will not be permitted unless adequate replacement recreation provision, of equivalent or better accessibility, community benefit and management, is made in a suitable location, to the satisfaction of the City Council.

10.73
Policy R5 relates to the Countryside Access Network. This policy states that planning permission will not be granted for development that would result in the permanent obstruction or closure of any part of the Countryside Access Network, unless an alternative route is provided that is equally attractive and convenient. New development that is proposed on a site needed for the provision of a new route or link as part of the Countryside Access Network will be required to incorporate that route/link as part of the development.

10.74
Development 

10.75
Policy DEV5 states that development that would have an adverse impact on any interests of acknowledged 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.

10.76
Minerals 

10.77
Policy M1 states that known mineral resources that are, or could realistically in the future be capable of being worked in accordance with Policy M2, will be protected from sterilisation by other forms of development. Where a development could sterilise such resources, planning permission will only be granted if the extraction of the mineral resource is secured prior to development.
10.78
Salford Supplementary Planning Documents
10.79
Design and Crime (Adopted July 2006)

10.80
Aims to provide advice to ensure that community safety is an inherent part of the design process, and should inform development at an early stage. The SPD supports Policy DES11 of the Unitary Development Plan (UDP) and aims to complement Salford’s Crime and Disorder Strategy and the Police’s “Secured By Design” initiative.
10.81
Trees and Development (Adopted July 2006)

10.82
States that “Developments should be designed to ensure trees flourish and mature. All design elements (including buildings, roads, services, above and below ground, security equipment, changes in levels, and construction of hard landscapes) should be arranged to ensure a good relationship between development and trees to be retained and planted. In addition to avoid damage to trees during construction, sufficient space must be maintained beyond the crown spread of trees to take into account any future growth and allow retention while avoiding undue future pressure for felling or excessive pruning”.
10.83
Nature Conservation and Biodiversity (Adopted July 2006)

10.84
The document addresses matters of topography, geology, landscape and different land uses It aims to provide advice in order to maintain high levels of biodiversity and habitat provision for different species in a changing environment.
10.85
Sustainable Design and Construction (Adopted March 2008)

10.86
Salford Sustainable Design and Construction Supplementary Planning Document, which aims to ensure that all new major development consider the need to adapt to Climate Change and address the Governments new initiative, the Code for Sustainable Homes. The Code awards certificates for different levels of compliance and will soon be mandatory so as to ensure that by 2016 all new homes are carbon neutral.

10.87
Design (Adopted March 2008)

10.88
The SPD states that “The Manchester Ship Canal, Bridgewater Canal and the Manchester, Bolton and Bury Canal complete the network of waterways in the city connecting green space to homes and providing opportunities for high quality waterside development”.  It notes that opportunities should be exploited to use the water with any waterside development, creating links between those who use the water and the waterside as well as providing new uses.
11
OTHER RELEVANT PLANNING DOCUMENTS

11.1
National Planning Guidance
11.2
PPS1: Delivering Sustainable Development (January 2005)

11.3
PPS1 states that sustainable development is the core principle underpinning planning. Planning should facilitate and promote sustainable and inclusive patterns of urban and rural development by: making suitable land available for development in line with economic, social and environmental objectives to improve people’s quality of life; contributing to sustainable economic development; protecting and enhancing the natural and historic environment, the quality of the countryside and existing communities; ensuring high quality development; and supporting existing communities and contributing to the creation of safe, liveable and mixed communities with good access to jobs and key services for all. On sustainable economic development, local authorities should recognise that economic development can deliver environmental and social benefits; that they should also recognise the wider sub regional and regional economic benefits and that these should be considered alongside any adverse local impacts.

11.4
PPS1: Planning and Climate Change. Supplement to Planning Policy Statement 1 (December 2007)

11.5
On the 18th of December 2007 the Government published this PPS supplement which sets out how planning should contribute to reducing emissions and stabilising climate change and take into account the unavoidable consequences. Tackling climate change is a key Government priority for the planning system and applicants for planning permission should now consider how well their proposals for development contribute to the Government’s ambition of a low-carbon economy and how well adapted they are for the expected effects of climate change. Planning Authorities should ensure proposed development is consistent with the policies in this PPS and should avoid placing requirements on applicants that are inconsistent. Planning has a key role in achieving a number of key planning objectives. Planning Authorities are now required to adhere to a number of principles in determining planning applications as follows; controls under the planning, building control and other regulatory regimes should complement and not duplicate each other; information sought should be proportionate to the scale of the proposed development, its likely impact on and vulnerability to climate change and be consistent with that needed to demonstrate conformity with the development plan and this PPS; Specific and standalone assessments of new development should not be required where the requisite information can be made available to the planning authority through the submitted Design and Access Statement or forms part of any environmental impact assessment or other regulatory requirement; and the planning authorities should have regard to this PPS as a material consideration, which may supersede the policies in the development plan. Any applicant for planning permission to develop a proposal that will contribute to the delivery of the Key Planning Objectives should expect expeditious and sympathetic handling of the planning application.  
11.6
PPG2: Green Belts (DoE, January 1995)

11.7
The fundamental aim of Green Belt policy is to prevent urban sprawl by keeping land permanently open. There are five purposes of including land in Green Belts: to check the unrestricted sprawl of large built-up areas; to prevent neighbouring towns from merging into one another; to assist in safeguarding the countryside from encroachment; to preserve the setting and special character of historic towns; and to assist in urban regeneration, by encouraging the recycling of derelict and other urban land.

11.8
PPG4: Industrial and Commercial Development and Small Firms (DoE, November 1992)

11.9
The information contained within this guidance note encourages continued economic growth, compatible with environmental objectives. Policies should provide for choice, flexibility and competition. The guidance states that Local Authorities should aim to ensure that there is sufficient land to meet needs and which is readily capable of development and well served by infrastructure. There should be a variety of sites and sufficient choice to meet differing business and industrial needs. Development plans should also encourage the development of sites in locations which minimise car journeys, congestion and environmental impact, and which offer opportunities of alternative modes of transport.

11.10
Consultation Paper on PPS4: Planning for Sustainable Economic Development (CLG, December 2007)

11.11
On the 18th of December 2007 the Government published a consultation paper on a new Planning Policy Statement 4. This draft aims to build on the objectives for the planning system set out in PPS1: Delivering Sustainable Development and to provide the tools to plan effectively and proactively for the economic growth needed to help create and maintain sustainable communities. The Statement indicates that Local Authorities should adopt a positive and constructive approach towards proposals for economic development, operating within the context of the plan-led system. When considering development proposals, Local Planning Authorities are required to; adopt an evidence- based approach to proposals which do not have the specific support of plan policies; consider proposals favourably unless there is good reason to believe that the economic, social, and/or environmental costs of development are likely to outweigh the benefits; ensure they take full account of the longer-term benefits as well as the costs of development such as job creation or improved productivity, including wider benefits to national, regional or local economies.  
11.12
PPS9: Biodiversity and Geological Conservation (ODPM, August 2005)
11.13
The Government’s objectives for planning are to promote sustainable development; to conserve, enhance and restore the diversity of England’s wildlife and geology and to contribute to rural renewal and urban renaissance. Key principles of PPS9 require that planning decisions be based on up to date information about the environmental characteristics of the area; policies and planning decisions should aim to maintain, and enhance, restore or add to biodiversity and geological conservation interests. In taking decisions appropriate weight should be attached to designated sites of international, national and local importance; protected species; and to biodiversity and geological interests in the wider environment. Plan policies on the form and location of development should take a strategic view on nature conservation enhancement and restoration of biodiversity. Beneficial biodiversity and geological features should be incorporated into the design of development. The aim of planning decisions should be to prevent harm to biodiversity and geological conservation interests. Where planning permission would result in harm to those interests local planning authorities will have to be satisfied that the development cannot reasonably be located on any alternative sites that would result in less or no harm. In the absence of no alternatives adequate mitigation measures should be put in place. Where a planning decision would result in significant harm to biodiversity, which cannot be prevented or adequately mitigated appropriate compensation measures should be sought. Failing this permission should be refused. On specific points PPS9 advises that the reuse of previously developed land for new development makes a significant contribution to sustainable development. However where such sites have significant biodiversity interests of recognised local importance the aim should be to retain this interest or incorporate it into any development of the site. On protected species planning authorities should protect such species from the adverse effects of development where appropriate by using conditions or obligations. Permission should be refused where harm to the species or habitat would result unless the need for and benefits of the development clearly outweigh that harm.

11.14
PPG13: Transport (DETR, March 2001)
11.15
The main objective is to promote more sustainable transport choices for both people and for moving freight. It aims to promote accessibility to jobs, shopping, leisure facilities and services by public transport, walking and cycling and reduce the need to travel by car. 

11.16
The Government has set out its policy framework on freight in its Sustainable Distribution Strategy (March 1999). Paragraph 45 of PPG13 states that while road transport is likely to remain the main mode for many freight movements, land use planning can help to promote sustainable distribution, including where feasible, the movement of freight by rail and water. In preparing their development plans and in determining planning applications, local authorities should 1) identify and, where appropriate, protect sites and routes, both existing and potential, which could be critical in developing infrastructure for the movement of freight (such as major freight interchanges including facilities allowing road to rail transfer or for water transport) and ensure that any such disused transport sites and routes are not unnecessarily severed by new developments or transport infrastructure; 2) where possible, locate developments generating substantial freight movements such as distribution and warehousing, particularly of bulk goods, away from congested central areas and residential areas, and ensure adequate access to trunk roads; 3) promote opportunities for freight generating development to be served by rail or waterways by influencing the location of development and by identifying and where appropriate protecting realistic opportunities for rail or waterway connections to existing manufacturing, distribution and warehousing sites adjacent or close to the rail network, waterways or coastal/estuarial ports.

11.17
Paragraph 46 of PPG13 states that freight movements, particularly those serving developments near to residential areas and in town centres, are often restricted in their hours of operation, through the imposition of conditions, because of concerns over disturbance to residents. However, these restrictions can have the effect of exacerbating congestion during peak times, increasing local pollution, and discouraging further investment in central urban locations. Policies need to strike a balance between the interests of local residents and those of the wider community, including the need to protect the vitality of urban economies, local employment opportunities and the overall quality of life in towns and cities. Local authorities, freight operators, businesses and developers should work together, within the context of freight quality partnerships, to agree on lorry routes and loading and unloading facilities and on reducing vehicle emissions and vehicle and delivery noise levels, to enable a more efficient and sustainable approach to deliveries in such sensitive locations.

11.18
Government policy on ports and shipping is set out in the Transport White Paper, with more detail in Modern Ports and in British Shipping: Charting a New Course. Annex B of PPG13 states that local authorities should, where appropriate, work with the ports and shipping industries when preparing development plans and dealing with development proposals, taking account of Regional Transport Strategies (RTS). They should aim to promote the role of ports in sustainable distribution, by encouraging good access by rail, shipping and waterways as well as road where possible, and by promoting interchange facilities and wharves and harbours where viable.

11.19
Government policy on the transport use of inland waterways is set out in the Transport White Paper and is developed in the Governments policy document Waterways for Tomorrow (June 2000). Annex B of PPG13 states that local authorities work with all those concerned in the inland waterways industry to develop the potential of inland waterways and in determining planning applications, they should seek to re-use disused wharves and basins, to retain boatyards and other services used in connection with water-based recreation, and to protect and enhance the waterway environment, where these are viable options. In general, proposals for waterside development should seek to enhance the use, enjoyment and setting of the adjacent waterway. Development proposals or new and improved infrastructure, such as road proposals, should not adversely affect inland waterways.

11.20
PPG15: Planning and the Historic Environment (DoE, September 1994)

11.21
Requires local authorities considering applications for planning permission which affect a listed building to have special regard to certain matters, including the desirability of preserving the setting of the building. The setting is often an essential part of the building's character, especially if a garden or grounds have been laid out to complement its design or function.

11.22
PPG16: Archaeology and Planning (DoE, November 1990)

11.23
This guidance sets out the Government’s policy on archaeological remains on land and how they should be preserved or recorded. It presumes in favour of preservation, especially where nationally important remains exist. However, it acknowledges that cases involving remains of lesser importance will not always be so clear cut. It advises that local planning authorities will need to weigh the relative importance of archaeology against the need for the proposed development.

11.24
PPG17: Planning for Open Space, Sport and Recreation (ODPM, July 2002)

11.25
PPG17 requires local planning authorities to give very careful consideration to any planning application that involves development on playing fields.

11.26
PPS22 – Renewable Energy (August 2004)

11.27
The Government’s energy policy, including its policy on renewable energy, is set out in the Energy White Paper. This aims to put the UK on a path to cut its carbon dioxide emissions by some 60% by 2050, with real progress by 2020, and to maintain reliable and competitive energy supplies. The guidance states that development proposals should demonstrate any environmental, economic and social benefits as well as how any environmental and social impacts have been minimised through careful consideration of location, scale, design and other measures.

11.28
PPS23: Planning and Pollution Control (ODPM, 2004)
11.29
Advises that any consideration of the quality of land, air and water and potential impacts arising from development, possibly leading to impacts on health, is capable of being a material planning consideration, in so far as it arises or may arise from or may affect any land use. The planning system plays a key role in determining the location of development which may give rise to pollution and in ensuring that other uses and developments are not affected by major existing or potential sources of pollution. The presence of pollution in land can present risks to human health and the environment but development presents opportunity to deal with these risks successfully. Appendix A to the PPS lists a number of matters that may be material in the consideration of planning applications where pollution considerations arise and include: the possible impact of potentially polluting development on land use, including effect on health, the natural environment or general amenity; the sensitivity of the area to the adverse effect of pollution; the environmental benefits that the development may bring such as resulting reductions in the need to travel, accompanying improvements to transport infrastructure, restoration of former habitats, enhancement or creation of habitats and the remediation of past contamination; the economic and wider social need for development such as the creation of new jobs; the existing and likely future air quality in an area (including AQMAs); the need for compliance with any statutory environmental quality standards or objectives (air quality); the possible adverse impacts on water quality; existing action and management plans with a bearing on environmental quality (air quality area action plans) and the need to limit and where possible reduce the adverse impact of light pollution.

11.30
PPG24: Planning and Noise (DoE, September 1994)
11.31
The impact of noise can be a material planning consideration. PPG24 recognises that it is hard to reconcile some land uses with housing and some other activities that generate high levels of noise but stresses that wherever practicable noise generating developments are separated from major sources of noise. Development involving noisy activities should if possible be sited away from noise sensitive uses. Where this is not possible there is a need to consider what can practically be controlled to reduce noise levels or mitigate noise through conditions and planning obligations.

11.32
PPS25: Development and Flood Risk (CLG, December 2006)

11.33
All forms of flooding and their impact on the natural and built environment are material planning considerations.  The aims of planning policy on development and flood risk are to ensure that flood risk is taken into account at all stages in the planning process to avoid inappropriate development in areas at risk of flooding, and to direct development away from areas at highest risk.  Where new development is, exceptionally, necessary in such areas, policy aims to make it safe without increasing flood risk elsewhere and where possible, reducing flood risk overall.

11.34
MPS1: Planning and Minerals (November 2006)
11.35
States that the Government’s objectives for minerals planning reflect the requirement to contribute to the achievement of sustainable development, as required by Section 39 of the Planning and Compulsory Purchase Act 2004. These include:

1. Ensuring, so far as practicable, the prudent, efficient and sustainable use of minerals and recycling of suitable materials, thereby minimising the requirement for new primary extraction;

2. Conserving mineral resources through appropriate domestic provision and timing of supply; and

3. Safeguarding mineral resources as far as possible.

11.36
OTHER DOCUMENTS

11.37
North West Regional Economic Strategy (2006)

11.38
The RES sets out the twenty-year economic strategy for the northwest region, together with the specific actions required in the next three years. It sets a framework for regional, as well as sub-regional and local action. The RES identifies three major drivers to achieving the strategy’s vision. Firstly, the region needs to improve productivity and grow the market. Secondly, the region needs to grow the size and capability of the workforce. Thirdly, these two major drivers need to be underpinned by creating and maintaining the conditions for sustainable growth and private sector investment. Critical to wider regional success is to create sustainable communities where a thriving economy is matched by a high quality natural and built environment, high quality local services, good transport connections and an active, safe and inclusive society. The RES sets out a number of Transformational Actions that are required to achieve the overall vision. These include delivering 25 designated Strategic Regional Sites, of which Barton is one and encouraging employment creation in or near deprived areas and reducing levels of congestion by increasing use of public transport and reducing peak traffic volumes. The RES acknowledges that the development of the region’s transport infrastructure and strategic regional sites could have some negative impact upon natural resources and local environmental conditions, through direct land take and increased patterns of movement, however, increased public transport usage throughout the region should reduce vehicle emissions, improving air quality and road safety and the focus on reusing brownfield land will result in environmental improvement.
11.39
North West Regional Freight Strategy (November 2003)

11.40
The aims and objectives of the Regional Freight Strategy are to assist the promotion of sustainable economic growth by maximising the efficient use of existing transport infrastructure and services, implementing selective enhancements where necessary, minimising the environmental and social impacts of freight transport, taking full account of the inter-relationship of land-use planning and freight transport and ensuring that all decisions are taken within the context of an integrated transport and land-use strategy; to underpin the competitiveness of indigenous business, attract and retain inward investment and reduce the threat of peripherality in Europe by improving accessibility to, from and within the North West for those who use or operate freight transport; to provide a vibrant, efficient and safe freight industry in the North West by developing and maintaining a range of high quality transport networks and services; to involve both private and public sector interests by encouraging partnership working to facilitate a better understanding amongst stakeholders of the needs of modern supply chains.

11.41
The Strategy recommends improving the potential of inland waterways, including the Manchester Ship Canal, for the movement of freight. Consideration is also given to the potential of the rail network to move a greater volume of freight, particularly in the international and inter-modal markets. The Strategy acknowledges that such growth is constrained by network capacity, particularly the West Coast Main Line north of Crewe, and the Manchester Hub. When considering specific proposals, local authorities should satisfy themselves that the prime purpose is to facilitate the development of rail freight; rail access and associated facilities are available before each site is occupied; a site travel plan will be developed prior to approval, detailing measures which facilitate genuine access opportunities to the site other than by car for potential employees; and the viability of the site will not be undermined by conditions and restrictions imposed on activity and hours of operation.

11.42
Strategic Rail Freight Interchange Policy (2004)
11.43
The Strategic Rail Freight Interchange (RFI) Policy sits alongside Government policies for rail freight, transport, planning, sustainable development and economic growth and is directed at developing a national policy framework to facilitate the essential delivery of Strategic RFI. The Government’s 10 Year Transport Plan for Transport (July 2000) established a number of targets which included a significant increase in rail’s share of the freight market and to deliver a modal shift from road to rail. The policy describes a Strategic Rail Freight Interchange as a facility which optimises the use of rail in the freight journey and minimises the secondary distribution leg by road and states that such strategically located interchanges are required to allow the best use of rail in national freight movements. The policy states that a Strategic RFI should be a focus of intermodal handling activity, serving both companies located on the interchange itself and in the wider region. The importance of ‘open access’ to such facilities is emphasised to enable competitive rail haulage and customer choice. Strategic RFI will be of a scale that allows a range of different on site rail activities to take place including intermodal (container) handling and the accommodation of large-scale warehousing, processing or manufacturing facilities. The policy suggests that to achieve a modal shift, rail cannot succeed without fitting into a road-based movement model and as such, good connections with the primary road network are important for Strategic RFI. The initial stages of Strategic RFI development should include provision for an operational rail network connection and areas for intermodal handling and container storage and ideally should have the capacity to handle 775m full length trains. The policy identifies a need for further Strategic RFI capacity in Greater Manchester and the North West and refers to four potential sites identified by developers and three associated schemes, but warns that there is a risk that if all current proposals are delivered in the same time frame then there will be excess interchange capacity until national growth in rail freight has advanced to match capacity. The policy emphasises the role of Regional Planning Policy in identifying sites where Strategic RFI could or should be developed. 

11.44
Planning for Freight on Inland Waterways (2004)

11.45
This Department of Transport Good Practice Guide has been produced to show how good planning can help support and encourage the use of inland waterways for freight transport. This document considers the potential of inland waterways for the movement of freight. The Port Salford proposals are specifically mentioned as an example of a tri-modal freight village, which could help planning authorities achieve sustainable distribution targets.   

PLANNING APPRAISAL

1.
DESCRIPTION OF PROPOSAL

1.1
This is a ‘hybrid’ planning application in that the proposal contains elements where full planning permission is sought (including infrastructure, canal berths, rail link and sidings, bridges and roads), in addition to elements where only outline planning permission is sought (warehousing).

1.2
The proposed development is for a multi-modal freight terminal, comprising a 24 hour operation employing between 1,830 and 2,140 staff. The applicant refers to the development as ‘Port Salford’. The main components of the proposed development are detailed in Table 1 in the Background Report. 

1.3
A planning application submitted to Trafford MBC for parts of the WGIS works to the south of the Manchester Ship Canal was approved on 18th February 2009. Details of that can be found in the section of the report relating to the Article 10 Direction.

2
PLANNING APPRAISAL

2.1
The main planning issues that need to be considered in the determination of this application can be summarised as set out below: 

1) The extent to which the development is in accord with the policies and proposals of the development plan, that includes Regional Spatial Strategy (2008) and the City of Salford Unitary Development Plan (2006).

2) The extent to which the proposals meet the requirements of national planning policy guidance contained within PPS1, PPG2, PPS9, PPG13, PPG15, PPG16, PPS22, PPS23, PPG24

3) The accessibility of the development by a choice of means of transport and the impact of travel and traffic generation in the context of PPG13 – Transport and the impact of the development on the local highway network.

4) The impact of the development on residential and visual amenity.

5) The impact of the development on nature conservation interests.

3
The extent to which the development is in accord with the policies and proposals of the development plan: Regional Spatial Strategy (2008) and the City of Salford Unitary Development Plan (2006).

3.1
Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires Local Planning Authorities to assess development proposals against the development plan for the area. Applications must be determined in accordance with the development plan unless other material considerations indicate otherwise. Consideration must therefore be given to the national and regional policy framework and the adopted UDP allocation for the site. The application site is identified as one of 25 designated Strategic Regional Sites in the North West Regional Economic Strategy (RES), which are required for achieving the overall vision of the RES. Most importantly the site is considered to significantly encourage employment creation near deprived areas. The applicant estimates that activity at Port Salford will support an estimated £73m to £83m in Gross Added Value to Salford each year when fully operational.

3.2
With regards to RSS, the principle of the proposed development is considered to be in accordance with the wider spatial principles of the Plan.

3.3
A summary of the relevant policies is contained within Section 2 of the background report. 

3.4
The proposed development is considered to accord with the aims and objectives of the Regional Freight Strategy, in particular, the development will assist the promotion of sustainable economic growth by maximising the efficient use of existing transport infrastructure and services, and by using water and rail to transport freight. The proposals will minimise the environmental and social impacts of freight transport in the northwest region. Furthermore, it is also considered that the proposals will assist in reducing the threat of peripherality of the region within Europe by improving accessibility to, from and within the North West for those who use or operate freight transport. When considering specific proposals, the Strategy advises local authorities to ensure that rail access and associated facilities are made available before each site is occupied; a site travel plan will be developed prior to approval, detailing measures which facilitate genuine access opportunities to the site other than by car for potential employees; and that the viability of the site will not be undermined by conditions and restrictions imposed on activity and hours of operation. Appropriate conditions will ensure that the railway line and significant benefits that Part WGIS brings to the highway network are in place prior to the first use of the site. Full WGIS will be required before more than 50% of the site is brought into use. The discussions and agreements reached between officers and the developer over the length of the application will ensure that the development meets the requirements and advice of the Regional Freight Strategy. Whilst the Freight Strategy is not part of the Development Plan it is still considered to be a significant material consideration and carry weight in the consideration of this planning application. 
4
Unitary Development Plan

4.1
The application site is allocated in the UDP as the Strategic Regional Site, Barton, by policy E1. This is summarised in Section 2 of the background report. This followed an examination of the proposed allocation by a Planning Inspector at the Inquiry into the UDP, which resulted in the allocation being approved by the Inspector. This planning application for Port Salford is therefore in accordance with the principle of the allocation at Policy E1.

4.2
Policy E1 also requires that any development on the site will be required to satisfy a number of criteria:

· Make an appropriate and proportional contribution to the provision of road infrastructure and services required to enable the development of the whole site and of UDP allocation E4/9, so as to ensure that there would be no unacceptable impact on the Strategic Route Network; 

It is considered that the proposed development is in accordance with this criterion. The Transport Assessment clearly demonstrates that the proposals would not result in an unacceptable impact on the Strategic Route Network, including the motorway network. The actuality is that there would be a net benefit to the Strategic Route Network. This aspect is considered in more detail in the ‘Access, Traffic and Transportation’ section of this Report.
· Secure improvements to public transport to the site including, if appropriate, contributions towards the provision of the physical infrastructure of a Metrolink line from Eccles to serve the site. The layout shall allow for the line to extend to the Trafford Centre and Trafford Park 

It is considered that the proposed development is in accordance with this criterion. The application will secure improvements to bus stops on Liverpool Road and will provide a circular bus route linking other developments within the New Quays area with local residential areas. There is provision in part of the WGIS infrastructure for a Metrolink line. 

· Minimise any adverse impact on visual amenity, and, in particular, on views and vistas in the area; and support the enhancement of the Liverpool Road corridor between Eccles and Irlam;
It is considered that the proposed development is in accordance with this criterion. This aspect is considered in more detail in the ‘Assessment Against Green Belt Policy and Impacts on Visual Amenity’ section of this Report.

· Maintain the overall nature conservation interest of the site and, where practicable, retain and improve the wildlife corridor along Salteye Brook; and Maintain the flood alleviation capabilities of Salteye Brook; 

It is considered that the proposed development is in accordance with this criterion. This aspect is considered in more detail in the ‘Impact Of The Development On Nature Conservation Interests’ section of this Report.

· Have no unacceptable impact on local environmental quality, making adequate and appropriate provision for landscaping, noise mitigation, and lighting control; 

It is considered that the proposed development is in accordance with this criterion. This aspect is considered in more detail in the ‘Impact Of The Development On Nature Conservation Interests’ section of this Report.

· Provide for a Strategic Recreation Route alongside the Manchester Ship Canal, or, if this is not feasible, along a convenient line through or around the site;
It is considered that the proposed development is in accordance with this criterion. This aspect is considered in more detail in the ‘Access, Traffic and Transportation’ section of this Report. 

· Make appropriate provision for the training and employment of local residents during the construction and/or operational phases of the development; 
It is considered that the proposed development is in accordance with this criterion. This aspect is considered in more detail in the ‘Economic Impact and Employment Creation’ section of this Report.
4.3
Consideration must also be given to policy ST3 of the adopted UDP relating to employment supply and the provision of local employment opportunities. The applicant states that over the three-year construction period the proposed development will support some 1,050-person years of temporary construction employment (an average of over 300 jobs per year) and once the development is fully complete, it will support between 1,830 to 2,140 jobs on site. With recognised multiplier impacts, over a 3 to 5 year period, it is estimated that the total jobs supported would rise to 2,010 to 2,350 in the local area. There will be some displacement of economic activity from elsewhere in both the local and wider areas but even taking this displacement into account the net impact on overall employment creation across the area is estimated to be between 1,040 and 1,290 jobs. The completion of the WGIS scheme will also enable enhanced access to employment opportunities for Salford residents. Local labour contracts and training opportunities will be secured through condition. The proposals are considered to significantly enhance rail and water-based infrastructure to support the movement of freight and passengers, in accordance with policy ST5 of the adopted UDP.
4.4
Concern has been raised that the development would constitute inappropriate development in a residential area and that the proposals would turn Peel Green into an industrial area. Significant and substantial consideration must be given to the UDP allocation for this site. As discussed above, the proposed development is considered to be in accordance with the site allocation. The decision to allocate the Strategic Regional Site was considered at length by the Inspector as part of the UDP Inquiry and this was deemed an appropriate location for this type of development. Having assessed the details of the proposed development and accompanying Environmental Statement and supporting information, subject to the proposed conditions, it is considered that the proposed development is an acceptable development in this location.

4.5
The principle of the proposed development is considered to be in accordance with the national and regional policy framework which gives strong and clear support for multi-modal interchanges and in particular for the distribution of freight by rail and waterways and the adopted UDP allocation for the Strategic Regional Site.  

5
The extent to which the proposals meet the requirements of national planning policy guidance contained within PPS1, PPG2, PPS9, PPG13, PPG15, PPG16, PPG17, PPS22, PPS23, PPG24, PPS25 and MPS1 Planning and Minerals (November 2006)

5.1
Impact on recreational land uses

5.2
PPG17 requires local planning authorities to give very careful consideration to any planning application that involves development on playing fields. Policy R1 relates to the protection of recreational land and facilities. The proposed rail link (Area B) has the potential to impact on one of the football pitches at Brookhouse playing fields. Sport England has been consulted on this application and a site meeting has also taken place. The impact on the playing field is minimal. The proposed rail link will impact predominantly upon a heavily treed area of the playing field, avoiding existing pitches at the site. The proposed embankment and fencing will, however, have a number of impacts on the use of the site. Firstly, the fence line as indicated will encroach upon the minimum safety margin/run-off to a football pitch and secondly, the embankment to the railway may impact upon the drainage of the pitch. The encroachment issue can be resolved by a slight rotation of this pitch. This is addressed by condition, which also addresses the issue of the height and design of fencing in this location.

5.3
Impact on Agricultural Land

5.4
Policy EN3 states that development that would involve the loss of the best and most versatile agricultural land (Grades 1, 2 or 3a) will only be permitted where it can be demonstrated that there are no appropriate alternative sites available on lower grade agricultural land or on non-agricultural land. DEFRA have indicated that they have no issue with land areas A and C. DEFRA have previously raised concerns relating to classification of area B as Grade 1 rather than what they consider to be sub Grade 3a (if the land was drained and treated). Consideration of the DEFRA consultation response indicates that they do not raise any specific objections to the scheme. It is considered that as the land is not actively farmed, and is unlikely to be so in the future, the land classification is unlikely to become sub Grade 3a. As a consequence it is not considered that the impact on agricultural land will be significant in this case.

5.5
Assessment Against Greenbelt Policy

5.6
Part of the area of the proposed rail link within Area B is located within Green Belt and as such, the proposals in this area must be considered in relation to the guidance contained within PPG2 and policy EN1 of the adopted UDP. Green Belt policy states that carrying out engineering operations or material changes in the use of land are inappropriate development unless they maintain openness and do not conflict with the purposes of including land in the Green Belt.

5.7
PPG2 also requires that the visual amenities of the Green Belt should not be injured by proposals for development within or conspicuous from the Green Belt which, although they would not prejudice the purposes of including land in Green Belts, might be visually detrimental by reason of their siting, materials or design. Whilst none of the main application site (Area A) falls within the Green Belt designation, land on the opposite side of the A57 facing the proposed site access and extending up to Barton Moss Road is Green Belt. 
5.8
The existing mainline railway runs along an embankment. For the majority of its route, the proposed rail link is located within a partial cutting. The proposed rail link must therefore be elevated on an embankment to meet with the existing main line railway. The main sources of potential impacts that must be considered are the construction of the embankment, the erection of fencing on either side of the rail link and train activity. The applicant has confirmed that the rail link will not be illuminated. It is considered that these elements will not affect  ‘openness’ and do not conflict with purposes of including land within Green Belt. These aspects of the development are not therefore considered to constitute inappropriate development in the Green Belt. With regards to the location of part of the main application site (Area A) directly opposite part of the Green Belt allocation, consideration must be given to whether the proposals would injure the visual amenity of the Green Belt. The parameters indicate that the warehouse buildings within this area would be up to 20 metres in height. The closest indicative building shown is approximately 45m from Liverpool Road. Whilst the buildings would be visible from the Green Belt, it is considered that with the addition of screen planting and given the separation distance that the proposals would not be detrimental to the visual amenity of the Green Belt.

5.9
Impact on Mineral Resources

5.10
MPS1: Planning and Minerals (November 2006) safeguards mineral resources as far as possible, while Policy M1 of the UDP states that known mineral resources that are, or could realistically in the future be, capable of being worked in accordance with Policy M2 will be protected from sterilisation by other forms of development. Policy ST17 states that known mineral resources will be safeguarded and their exploitation will only be permitted where there are no appropriate secondary sources. The Greater Manchester Geological Unit has raised some concerns regarding the potential risks of sterilisation of mineral resources and additional information was requested regarding the presence of sand and gravel deposits under the peat. With regards to supply, it is a requirement of national minerals planning guidance that a 7 year ‘landbank’ of planning permissions is maintained in order that there is a steady and regular supply of aggregates to the construction industry. The supply for Salford is part of the Greater Manchester and Cheshire sub-regional supply. The applicant advises that this is currently in excess of the required 7 years and that there is therefore no need to safeguard all areas underlain by sand and gravel. Furthermore, the main part of the application site (Area A) is a brownfield site that has been extensively tipped and the wider benefits of the proposed developed outweigh any concerns regarding the potential sterilisation of aggregate resources.  

5.11
Impact on archaeological sites

5.12
With reference to PPG16 and policy CH5, the Environmental Statements Baseline Assessment identified no national archaeological designations within the site or its immediate environs. Several sites of local importance fall within the environs of the site (recorded on the Greater Manchester Sites and Monuments Record). Four areas of potential archaeological significance were identified within the site, to the north of the Manchester Ship Canal. These comprise the areas where peat is present within the alluvium of the River Irwell; the peat layer within the area of the former moss land; the possible location of a later prehistoric or Romano-British site; and artefactual material in the alluvium. Any impact on archaeological resources such as peat deposits and possible stray finds will take place at the construction phase of development (i.e. when the ground will be disturbed).  The operational phase of development (with or without WGIS) will not have any further impacts in addition to those identified above. Mitigation during the construction phase with or without WGIS would include a programme of archaeological field evaluation. The Greater Manchester Archaeological Unit raises no objection to the proposals, subject to an appropriate condition requiring archaeological mitigation through a programme of evaluation and following on from this, further more detailed excavation, palaeo-environmental analysis, watching briefs, post excavation analysis, reporting/publication and archive deposition as appropriate. A planning condition is recommended.

5.13
Impact on Listed Buildings

5.14
PPG15 notes that the setting of listed buildings is important and an essential part of the building's character. With regards to policy CH2, there are no Listed buildings or structures within the application site. There are, however, three Grade II listed buildings to the north of the main application site, on Barton Aerodrome. They comprise the air traffic control tower, the main hangar/workshops and the office/former airport terminal building. Whilst the proposed development on the main application site (Area A), will be visible from the aerodrome, there will be no direct visual relationship with the listed buildings due to the separation distance. The illustrative footpath diversion submitted for the footpath adjacent to the Aerodrome (Eccles No. 28) indicates that there may be a requirement for a new footbridge to be constructed over the rail link. It is not considered that the erection of a footbridge in either of the two illustrative alternative bridge crossing positions shown would significantly affect the setting of these listed buildings on the aerodrome, which are 300 to 350m away and in part screened by existing vegetation.

5.15
Impact on ground conditions

5.16
Policy EN14 requires that development involving the reclamation, remediation or improvement of derelict, underused or neglected land should include measures to ensure that physical risks to the public are reduced to acceptable levels; site conditions appropriate to the proposed use of the land are created; contamination of the land is addressed in accordance with the provisions of Policy EN16; and where appropriate, the existing ecological value of the site is protected or enhanced. Policy EN16 states that development proposals on sites known or thought to be contaminated will require the submission of a site assessment as part of any planning application, identifying the nature and extent of the contamination involved, the risk it poses to future users/occupiers of the site, and the practical remedial measures proposed to deal with the contamination. Planning permission for 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 uses to unacceptable risk; lead to the contamination of any watercourse, water body, or aquifer; or cause the contamination of adjoining land or allow such contamination to continue. Remedial measures agreed as part of the development will be required to be completed as the first step of the development.

5.17
Drainage, Renewable Energy and Energy Efficiency 

5.18
Policy EN22 states that development proposals of this scale will only be permitted where it can be demonstrated that the impact on the conservation of non-renewable resources and on the local and global environments, has been minimised as far as practicable; and full consideration has been given to the use of realistic renewable energy options, and such measures have been incorporated into the development where practicable. Consideration must also be given to national planning guidance contained within PPS22, Policy ER13 of RSS and Policies EM16 and EM17 of the RSS as well as the Salford City Council SPD: Sustainable Design and Construction Guide – March 2008. As the proposals for buildings are in outline, these details will be appropriately dealt with at the reserved matters stage, when the details of the buildings are designed and will also be addressed through the Building Control Process.   

5.19
PPS25 requires new development not to increase the risk of flooding on site or elsewhere. With regards to flood risk and policy EN19 of the adopted UDP, part of the application site (Area A) lies within the Environment Agency’s indicative flood plain. The Environment Agency has raised no objections to the development in relation to flood risk and having regard to the diversion of the brook. The revision to the ES indicates the inclusion of possible on-site foul sewage treatment utilising reed beds, a dilution lagoon and outfall to Salteye Brook, which will not diminish water quality, but will assist in maintaining flows in the Brook. The proposal to direct some of the storm water run-off from the development to the Brook, via the lagoon, will achieve the objective of greater dilution in the Brook.

6
The accessibility of the development by a choice of means of transport and the impact of travel and traffic generation in the context of PPG13 – Transport and the impact of the development on the local highway network.

6.1
Paragraph 45 in PPG13 discusses freight developments. It states that “While road transport is likely to remain the main mode for many freight movements, land use planning can help to promote sustainable distribution, including where feasible, the movement of freight by rail and water”. It requires local authorities to identify and protect sites and routes critical in developing infrastructure for the movement of freight, such as major freight interchanges including facilities allowing road to rail transfer or for water transport.

6.2
Policy RT6 (Ports and Waterways) of RSS is in line with PPG13. The policy states that “the region will optimise the use of its ports and waterway assets, for trade and leisure”. It goes on to say “strategies should support the economic activity generated and sustained by the Region’s major ports and waterways, in particular, the Port of Liverpool, as the North West’s key international sea port, and the Manchester Ship Canal. Policy ST6 (Major Trip Generating Development) of the UDP is supportive only of development that is or will be served by a choice of means of transport, which this proposal clearly is.
6.3
The site is adjacent to both the Manchester Ship Canal and the A57 Liverpool Road (which in turn connects directly with the M60 at Peel Green roundabout). Moreover the Manchester / Newton-le-Willows / Liverpool rail line is located to the north (close to the west coast main line). As such it occupies a site that can clearly and significantly benefit from the linking together of various sustainable modes of transport.
6.4
WGIS

6.5
Policy A9/2 states that planning permission will be granted for the A57-Trafford Park link road through the Barton Strategic Regional Site. This is realised by the provision of the WGIS strategic route as an integral and significant part of this scheme. The application site includes the land set aside for the Western Gateway Infrastructure Scheme (WGIS). This is a major highway scheme which will provide the additional highway capacity required to allow major development proposals in this area to proceed. The scheme comprises a parallel collector distributor road running between Junctions 10 and 11 of the M60 and a new low-level bridge crossing the ship canal in the vicinity of the Barton High Level Bridge.  Whereas the M60 itself crosses the ship canal at high level, WGIS crosses the canal at grade.  As part of the proposals the on slip / off slip to / from Trafford on the M60 would be closed and a new junction (and further highway infrastructure) would connect the road to the A57 at Salteye lay-by.  The Junction 11 roundabout would also be improved to create more entry and circulatory lanes. As a result of these changes, traffic that currently enters/leaves the motorway network at Junction 11 would use the new road and enter / exit the strategic network at Junction 10. This is considered to give significant benefits to the Strategic Route Network.

6.6
Transport Assessment

6.7
Overall Modelling Exercise
6.8
A considerable degree of collaboration took place between Salford City Council, Trafford Metropolitan Borough (and their joint consultants GMTU and GMUTC), the Highways Agency (and their consultants JMP), RPS and TTHC acting for the applicant, in order to produce an acceptable VISSIM microsimulation model to help assess the impact of a variety of options relating to the proposals.

6.9
Based on this work it was accepted that the resultant model was fit-for-purpose for testing the incremental analysis of the highway impact at various stages of the development.

6.10
Operational Assessment

6.11
TTHC’s analysis shows the following average journey time savings:

· 2009 part-WGIS - between 10 and 11% compared to the do-minimum

· 2018 part WGIS - 10% (morning peak) and 18% (evening peak)

6.12
Full WGIS would result in additional journey-time savings of 4% (morning peak) and 13% (evening peak).

6.13
Overall, the tests show that WGIS provides additional capacity within the network which enables more demand to be accommodated with an improved level of operational performance.  As the future year tests include estimates of traffic that would be generated from developments such as Trafford Quays it also appears that the provision of WGIS would allow such development to be considered.  However, although the work appears to improve the network, much of the benefits are derived on the ‘strategic’ rather than the ‘local’ road network.

6.14
Coincidentally, whilst this work was being carried out, Salford, Trafford and the Highways Agency commissioned further modelling from GMTU in order to carry out tests associated with the Local Development Framework.  These forecasts were based on a Saturn model, covering much of Salford and Trafford, developed by GMTU during early 2008.  The model was validated using 2007 traffic count and journey time data.  The opportunity was therefore taken to test a number of Port Salford scenarios.

6.15
A combined analysis of these results suggest that the following will occur:

6.16
By 2016 (no WGIS / no Port Salford development) the M60 junction 11 signalised roundabout will be severely over capacity during both the morning and evening peak hours.  However, with part WGIS and 50% development of Port Salford the operation of junction 11 is improved due to the relief provided by the new canal crossing.  It should also be noted that the provision of the new junction on the A57 also relieves the bottleneck effect of traffic from the dualled section of the Liverpool Road merging into one lane in the vicinity of Argosy Drive.  The operation of junction 11 with both full WGIS and full Port Salford is slightly better than the Part WGIS / 50% Port Salford scenario and again its performance is significantly better than in the “do minimum” scenario.

6.17
Part WGIS and 50% Port Salford development

6.18
Evening peak traffic flows are forecast to change as follows:

· A 340 pcu reduction in two-way flows on A57 Liverpool Road to the east of the scheme.

· A 440 pcu increase in north eastbound traffic on A57 Liverpool Road to the west of the scheme.

· A 400 pcu increase in south westbound traffic on A57 Liverpool Road to the west of the scheme.

6.19
As noted above the operational performance of Junction 11 is improved under this scenario, when compared to the “do minimum”, although evening peak hour queues are still forecast to be as follows:

· A57 Liverpool Road eastbound approach – queue of up to 185 pcu during the evening peak which is a reduction of approximately 362 vehicles in comparison with the “do minimum” scenario.

6.20
As would be expected, a combination of a new strategic canal crossing (provided by part WGIS) and the proposed development also increases traffic across the wider network which will also cause the following junctions to suffer from a deterioration in performance across one or more peak hours:

· B5320 Liverpool Rd / Brinell Dr
· B5320 Liverpool Rd / Astley Rd
· B5320 Liverpool Rd / Cutnook Ln
· B5320 Liverpool Rd / Silver St
· B5320 Liverpool Rd / A57 Irlam-Cadishead Bypass
· A57 Liverpool Rd / B5211 Barton Rd
· A576 Gilda Brook Rd / Wellington Rd
6.21
Full WGIS and 100% Port Salford development

6.22
With Port Salford fully occupied and the completion of full WGIS, the following changes in traffic flows are anticipated during the morning peak hour (compared to the do-minimum scenario):

· A 863 pcu reduction in two-way flows on A57 Liverpool Road east of the scheme.

· A 1,100 pcu increase in M60 southbound (anti-clockwise) traffic exiting the motorway and passing through M60 junction 11.

· A 470 pcu decrease in two-way flows on B5214 Trafford Boulevard between the scheme and M60 junction 10.

· A 1,640 pcu decrease in mainline M60 southbound (anti-clockwise) flows between junctions 11 and 10.

· A 825 pcu increase in two-way flows on A57 Liverpool Road, west of the scheme.

6.23
During the evening peak hour the following significant flow changes are anticipated (compared to the do-minimum scenario):

· A 680 pcu reduction in two-way flows on A57 Liverpool Road to the east of the scheme.

· A 640 pcu decrease in mainline M60 northbound (clockwise) flow between junctions 10 and 11.

· A 1,230 pcu decrease in mainline M60 southbound (anti-clockwise) flow between junctions 11 and 10.

· A 1,190 pcu increase in two-way traffic on A57 Liverpool Road to the west of the scheme.

· A 570 pcu increase in M60 southbound (anti-clockwise) flow between junctions 10 and 9.

· A 840 pcu decrease in two-way flow on B5214 Trafford Boulevard south west of the scheme.

6.24
Assuming completion of full WGIS and full occupation of the Port Salford development, the M60 junction 11 roundabout is anticipated to operate close to or at capacity during both weekday peak hours, however, as noted above this still represents an improvement in operation compared to the do-minimum scenario as shown below:

	
	Peak Hour Queues (m)

	Approach into J11
	AM
	PM

	
	Base
	WGIS
	Base
	WGIS

	A57 (W)
	556
	113
	771
	69

	Brookhouse Avenue
	93
	114
	20
	23

	Sliproad (N)
	61
	53
	704
	41

	A57 (E)
	348
	83
	358
	51

	Sliproad (S)*
	109
	115
	163
	63


*not a motorway sliproad in WGIS

6.25
As would be expected, a combination of a new strategic canal crossing (provided by part WGIS) and improvements to the main line motorway along with the proposed development also has a significant effect on traffic patterns across the wider network.  The modelling also shows that the following junctions will suffer from deterioration in performance (in comparison to part WGIS) across one or more peak hours:

· B5320 Liverpool Rd / B5311 Fairhills Rd
· B5320 Liverpool Rd / A57 Irlam-Cadishead Bypass
· B5320 Barton Lane / Brindley Close
· A57 Liverpool Rd / New Lane
· B5211 Worsley Rd / B5229 Parrin Lane
6.26
Commentary

6.27
The closure of the two slip lanes may reduce accessibility to the motorway network for the local residents, although due to the location of the WGIS junction with the A57 the effects of this should be minimal.

6.28
As noted above, many of the benefits accrue from improved strategic rather than local flow and one of the impacts of this strategic ‘release’ is that additional traffic is attracted to the motorway system via the local road network.  However, the modelled results do show that the provision of WGIS will provide the necessary overall network benefits to enable Port Salford to be developed with no detriment to the road network overall.

6.29
Obviously the removal of mainline traffic onto the WGIS infrastructure will affect flows through Peel Green roundabout and the effects of this are described above, however, flows through the roundabout itself are expected to be as follows:

	M60 Junction 11: M60 Southbound Off-Slip PCU Flows

	Year
	Time Period
	Do Minimum
	(50% PS / Part WGIS)
	(100% PS / Full WGIS)

	2016
	AM
	708
	739
	1803

	
	PM
	1203
	1173
	1829

	2024
	AM
	1244
	775
	1876

	
	PM
	1298
	1281
	1851


6.30
Although it must be accepted that the provision of WGIS does improve the network to the extent that there is a no detrimental effect, until the scheme is designed in full and the implementation date is actually known, it is difficult to quantify the final effect on Salford’s local road network.  It is therefore suggested that in recognition of the overall benefits that WGIS will bring, the application be approved subject to the following caveats:

1. That all infrastructure that is to be adopted by Salford City Council be designed to the satisfaction of The Strategic Director of Sustainable Regeneration. This would be the subject of an Informative to the applicant and would also be dealt with through the Section 278 process.

2. That once the transport solutions group have determined the final form of WGIS, its overall effects are confirmed by the applicant with particular emphasis on the following local junctions:

· M60 Junction 11 roundabout, Peel Green

· B5320 Liverpool Rd / Brinell Dr
· B5320 Liverpool Rd / Astley Rd
· B5320 Liverpool Rd / Cutnook Ln
· B5320 Liverpool Rd / Silver St
· B5320 Liverpool Rd / A57 Irlam-Cadishead Bypass
· A57 Liverpool Rd / B5211 Barton Rd
· A576 Gilda Brook Rd / Wellington Rd
· B5320 Liverpool Rd / B5311 Fairhills Rd
· B5320 Liverpool Rd / A57 Irlam-Cadishead Bypass
· B5320 Barton Lane / Brindley Close
· A57 Liverpool Rd / New Lane
· B5211 Worsley Rd / B5229 Parrin Lane
and that future phases of the development be linked to the necessary improvements to these junctions (if any) being brought forward as required.

6.31
This will be done by the Transport Steering Group that is required to be set up by the developer at the outset of the development.

6.32
It should be noted that the models assume the rail link is in place and were that not to be the case the modelled results may have been significantly different.  It is therefore recommended that the rail link should be in place before any development is occupied.

6.33
Access and Parking

6.34
In terms of both the construction phase and operational phase the applicant has provided a Green Travel Plan which has been considered by GMPTE, who is mindful that bus stops, shuttle service, cycle & pedestrian facilities are invaluable for the success of the scheme. The Travel Plan will continue to be developed with the life of the project and GMPTE will retain a role in its creation and adoption.

6.35
In terms of Parking provision Policy A10 requires developments to make adequate provision for disabled drivers, cyclists and motorcyclists in accordance with the minimum standards set out in Appendix B of the UDP and developments should not exceed the maximum car parking standards set out in Appendix C of the UDP. The development will provide 540 car parking spaces and 530 HGV spaces and as such falls well within the maximum standards for parking. Details of the car parking are illustrated on the General Arrangement Plan, with three parking areas submitted in full (a total of 335 spaces). The remaining 205 fall within two parking areas submitted in outline and are only shown indicatively. 
6.36
Following comments from GMPTE in relation to the provision of a pedestrian access the applicant has revised the scheme to show a pedestrian access gate to provide access to bus stops. 

6.37
Policy A3 (Metrolink) of the UDP identifies a future route from Eccles to Barton, via Patricroft, and through to Trafford. While this does not specifically include a route through to Port Salford, GMPTE have noted a desire to connect the site up to the Metrolink network. The section of WGIS that bridges the Manchester Ship Canal has been designed to carry any future Metrolink route and therefore satisfies the policy. 

6.38
Policy A2 requires that development that would result in the diversion or extinguishment of an existing public right of way will only be permitted where it can be demonstrated that adequate levels of access for the disabled, pedestrians and cyclists will be maintained to, around, and where appropriate, through the site. In the case of a public right of way that forms part of the city’s Countryside Access Network, the proposal fully accords with Policy R5 (Countryside Access Network) of the UDP which states that planning permission will not be granted for development that would result in the permanent obstruction or closure of any part of the Countryside Access Network, unless an alternative route is provided that is equally attractive and convenient. New development that is proposed on a site needed for the provision of a new route or link as part of the Countryside Access Network will be required to incorporate that route/link as part of the development. Port Salford will directly interrupt a footpaths that traverses Areas A (footpath No2), Area B (footpath No28 & 29) and Area C (footpath 3 & 4) and as such new routes have been identified, along with crossings of roads and new railway lines. The Ramblers Association and the Police have been involved in the  design of the new routes and their design, which complies with Policy ST5 (Transport Networks). Footpath closures and Diversion Orders will ensure that quality, accessible and safe access is maintained between existing locations surrounding the site and as such Policy A2 is satisfied.
6.39
It is proposed that the Strategic Recreation Route, shown in the UDP alongside the MSC, is diverted around the site. Policy R5 relates to the Countryside Access Network. This policy states that planning permission will not be granted for development that would result in the permanent obstruction or closure of any part of the Countryside Access Network, unless an alternative route is provided that is equally attractive and convenient. New development that is proposed on a site needed for the provision of a new route or link as part of the Countryside Access Network will be required to incorporate that route/link as part of the development. A route along the Manchester Ship Canal would not be considered acceptable for safety reasons, as the proposed development would be an operational port. The diversion is logical and essential in terms of this development proposal on an allocated site.
6.40
With regards to the railway link, the Strategic Rail Authority note that Port Salford will fulfil a highly significant role in improving sustainable multi-modal interchange capacity in the region by enabling the relocation of the existing Freightliner terminal and Roadways Container Logistics away from the currently congested Manchester hub. One key benefit identified is the diversion of freight trains from Piccadilly Station, freeing up capacity for required passenger trains.

6.41
Warrington Council have raised concerns over the increased use of Manchester Ship Canal having an impact on roads within the town due to additional swing bridge closures. As concluded by the SCC UDP Inspector in his report at paragraph 8.57, the Ship Canal is a working port which ships have the right to use. As noted above Policy RT6 of RSS (Ports and Waterways) fully supports the use of the ship canal for trade and industry and therefore the impact of the development on traffic in Warrington must be considered against the substantial, significant and sustainable economic reuse of this historic waterway.
6.42
Policy A14 relates to the retention and protection of Barton Aerodrome and states that development close to the aerodrome, which is incompatible with any existing or potential aviation operation, will not be permitted. The maximum height of the warehousing will not affect the flight paths into and out of the aerodrome and as such the aerodrome have not objected and the policy is satisfied.
7
The impact of the development on residential and visual amenity.

7.1
Impact on Visual Amenity

7.2
Policy DES7 of the adopted UDP states that development will not be permitted where it would have an unacceptable impact on the amenity of the occupiers or users of other developments. Policy DES1 requires development to respond to its physical context, respect the positive character of the local area in which it is situated, and contribute towards local identity and distinctiveness. Regard should be had to a number of factors including the impact on, and quality of, views and vistas; the scale of the proposed development in relationship to its surroundings; and the functional compatibility with adjoining land uses. Furthermore, policy EN23 requires development along any of the City’s major road and water corridors to preserve, or make a positive contribution to the corridor’s environment and appearance. With regards to landscape character of the site and its surroundings, this is not considered to be worthy of any national, regional or local landscape designation and the landscape is therefore considered to have a low sensitivity. It is also relevant that the site is visible from a relatively restricted area, generally within less than one kilometre of the site, due to the screening effect of the topography, key groups of trees, the M60 embankment and other large buildings.  

7.3
The application site can be considered as three broad areas, as outlined in the ‘Site Description’ at the start of this report. 

7.4
Area A is the main application site where the proposed warehouses and inter-modal elements of the development would be located.

7.5
Area B is where the proposed railway line would run from the mainline railway to the main application site at Area A.

7.6
Area C comprises land between the main application site at Area A and Langland Drive and land adjacent to the M60 associated with the proposed WGIS works.

7.7
The proposed development within each of these parts of the application site has the potential to impact on the amenity of existing residents, both during the construction period and once the development is fully operational.

7.8
With regards to the impact of the proposed buildings, the precise siting, height, design and external appearance will be determined at the reserved matters planning stage. Illustrative information has, however, been submitted which sets out parameters for the proposed buildings, including the areas in which they would be sited (shown on plan ref. PP01, ESS Volume III) and their maximum height. This has been used to inform the visual assessment. The need for rail and road access to the site and intermodal area for freight movements by ship dictates the site layout. The buildings would be a maximum height of 20 metres and the distance between the nearest warehouse and the A57 boundary will be 45m. A landscape zone will be provided between the perimeter access road and the A57, varying in width between 30m and 65m and reducing to 5m in a small area opposite the entrance to Barton Aerodrome. Sections and photomontages illustrating the relationship with existing uses and the potential visual impact of the development have been submitted. A series of plans have also been submitted which show the amount and areas of existing vegetation to be removed and new structure planting. It is proposed that some of the existing screen planting (up to 10m high) will be retained and additional screening planted throughout the site, in particular on the Liverpool Road frontage and between the application site and the Makro site.

7.9
The closest dwellings to the proposed warehouse buildings are Foxhill Cottage, Foxhill Cottage Farm and The Bungalow, located on Liverpool Road adjacent to Airport Garage. The ES text describes how there would be a minimum distance of 60 metres between these dwellings and the warehousing. Given this distance, it is not considered that this element of the development would result in any loss of amenity through overshadowing or loss of light. These residents will inevitably experience a change in view/outlook as their dwellings are positioned such that they directly face the site and the warehouses. A photomontage view taken from this location does, however, indicate that with 10 years growth, the proposed structure planting will provide effective screening in the medium to long term. 

7.10
The photomontages submitted indicate that there will be significant changes in views from the A57, for example, near Avian Close and close to bungalows at A57 end of Trident Road. They also indicate that looking towards the main application site (Area A), the proposed warehouse buildings will be prominent and the proposed rail bridge crossing will also introduce a new feature into the landscape. Mitigation planting will not be able to screen these elements of the development from view. The final design, appearance and materials for the warehousing will be assessed at reserved matters stage. It is not considered that the introduction of the bridge would be detrimental to the visual amenity of the area. Concern has been raised by residents that the proposed bridge taking the railway line over the A57 will overshadow houses and bungalows. There is, however, a distance of in excess of 110 metres between the closest dwellings at 2 and 4 Trident Road and the edge of the embankment of the proposed railway bridge crossing the A57. Given this distance, It is not therefore considered that this element of the development would result in any loss of amenity through overshadowing or loss of light. 

7.11
The closest dwelling to the proposed rail link (Area B) is at 5 Trident Road. There would be a separation distance of approximately 60 metres between this dwelling and the proposed rail link. Between the A57 and where the rail link splits to join the main line on a raised embankment, the rail link will be situated in a cutting. Due to the relatively shallow depth of the cutting, container loads would still be visible. It is not, however, considered that there would be any significantly detrimental visual impact for these residents. Potential impacts on residential amenity from noise from the rail link are considered in more detail below. The WGIS proposals will bring an increased volume of traffic closer to dwellings on Laburnum Avenue and Wilfred Road to the west; and to the east, properties on Liverpool Road, especially 673 Liverpool Road (at the junction with the M60 roundabout). Consideration must be given to the existing conditions experienced by these residents living at such close proximity to the M60 motorway. The main impacts on the amenity of these residents will be in relation to noise and air quality from vehicles using WGIS. These matters are given further consideration in the sections below.
7.12
There would be a distance of 24 metres between the end of shunt at the farthest point of the proposed railway sidings (Area A) and the side of the last dwellings (78/80) on Langland Drive. There will be some 485 metres between these dwellings and the proposed low level bridge over the Manchester Ship Canal. The submitted plans indicate that some existing vegetation in this area will need to be removed to accommodate the development, with the exception of some self-sown trees close to the boundary with Langland Drive which would be retained. New structure planting is proposed along the site boundary with Langland Drive. 

7.13
Full permission is sought for the development within the container terminal. This includes the proposed gantry cranes (Height 25 metres) and container stack heights (Height 24 metres). Full permission is also sought for the proposed bridges. 

7.14
With regards to lighting, policy EN17 of the adopted UDP states that development proposals that would be likely to cause or contribute towards a significant increase from artificial light will not be permitted unless they include mitigation measures commensurate with the scale and impact of the development. It is proposed that the development is illuminated and as part of the Environmental Assessment, the applicant has assessed the impacts of exterior lighting. The assessment considers a number of options for lighting and the impacts of sky glow and light trespass. Given that the site is currently vacant, the night-time impact of lighting will have a permanently urbanising effect. The assessment is generally accepted in that it would be possible for the site to be satisfactorily lit without significantly adverse impacts. A condition is recommended requiring full details of the artificial lighting to be submitted for approval, to ensure that sky glow and light trespass are kept to a minimum and that to ensure that there is no adverse impact on residential amenity. It is also accepted that there is an obvious requirement for lighting in association with the use that will have been recognised at the allocation stage. Without lighting the site could not operate effectively. It would be unreasonable to conclude otherwise.  

7.15
With regards to policy EN12, the plans submitted indicate that whilst some existing landscaping will be retained, in particular along the Liverpool Road frontage of the main site, there will be some significant loss of trees and vegetation across the application site, which will inevitably have an impact on the intrinsic landscape character of the area. Consideration must however be given to the site allocation in the UDP and the operational requirements of the development. Policy DES9 requires developments to incorporate appropriate hard and soft landscaping provision. The medium to long-term effect of the proposed landscape planting and mitigation planting at the site will be beneficial. Conditions are recommended requiring the protection of trees and hedgerows to be retained and additional new structure planting to be provided. 

7.16
Whilst nearby residents will undoubtedly experience some changes in terms of views and outlook, this is an allocated site and some form of development must be anticipated at the site. It is not considered that the proposals will result in a significant reduction in residential amenity through loss of privacy, light, or shadowing. It is therefore considered that the proposed development is in accordance with policies DES1, DES7, EN12, DES9 and EN17 of the adopted UDP. A condition is recommended requiring the final details of siting, design, external appearance and landscaping for the outline elements to be submitted for approval. A condition is also recommended to ensure that the development proceeds in accordance with the submitted parameters, including the maximum height for buildings and areas where buildings will be sited.

7.17
Air Quality and Dust

7.18
Policy EN17 of the adopted UDP states that development proposals that would be likely to cause or contribute towards a significant increase in pollution to the air will not be permitted unless they include mitigation measures commensurate with the scale and impact of the development. In areas where existing levels of pollution exceed local or national standards, planning permission will be granted for environmentally sensitive developments only 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.

7.19
The air quality study assesses the impact of the development where members of the public are likely to be exposed to changes in pollution from activities during the operational and construction phases. The receptors represent the area most likely to experience the largest change in air quality and are mainly at residential locations. 26 sites in Salford and 7 in Trafford have been considered as part of the air quality assessment. All of the receptors are situated close to the existing or proposed road networks. The report forecasts future emissions based on the current and predicted traffic levels acquired from the traffic impact assessment.

7.20
The site is outside the current air quality management area (AQMA) declared by Salford for nitrogen dioxide (annual average), but roads to and from the application site are in the AQMA. The emissions of concern will be; oxides of nitrogen from traffic, particulate matter from traffic and construction and sulphur dioxide from shipping.

7.21
During the construction phase there will be short-term air quality impacts from ground works and general construction activities. These activities will generate dust and need careful management to protect nearby business and residential areas. Salford City Council’s EHO Consultant advises that typically an area of up to 200m can be affected by dust particles, but that careful environment management during the construction by the site operators can help to minimise this impact. 

7.22
The applicant outlines a number of mitigation measures that will be employed during construction, these include; the early construction of a network of paved roads, the use of water sprays, regular cleaning of paved areas, use of a water assisted dust sweeper, imposition of site speed limits, sheeting of lorries, location of potentially dusty stockpiles as far as possible from sensitive off site locations, use of water suppression during cutting of stone or concrete, maintenance of plant in good condition, switching off engines when not in use and early sealing of open ground with vegetation. 

7.23
Salford City Council’s EHO consultant has accepted the measures set out in the report to mitigate dust. A condition requiring the submission of a Dust Management Plan for the site clearance/site remodelling and construction phases is recommended and is outlined at the end of the report.  

7.24
Guidance from DEFRA states that sulphur dioxide emissions from ships are only likely to occur at large ports. The threshold to trigger detailed monitoring is more than 5000 ship movements per year with exposure within 250m. Port Salford is estimated to have 500 movements per year (250 in/250 out) and therefore significantly less than the above trigger level. The assessment found that ships using heavy fuel oil manoeuvring are predicted to cause 2 to 5 exceedances of the 15-minute standard, which is well below the 35 permitted in the objective. When berthed, ships will use auxiliary engines to provide power. These engines use fuel with lower sulphur content. The highest concentration at berth would be below the 15 minute standard.

7.25
In relation to the WGIS element of the scheme the applicant assesses the air quality impact of the development taking into account the following three potential scenarios:

i) Future baseline - Do minimum: Existing highway network as modified by committed developments, with traffic growth and traffic generated by committed developments

ii) Scenario A – ‘Part WGIS’: Existing highway network plus partially constructed WGIS  i.e. those elements of WGIS which do not involve works to the trunk road; including works from the Bridgewater Circle to the A57 (over the Canal) and the improvements to Junction 11 (to incorporate Salford Reds) , with traffic growth and traffic generated by committed developments, together with Port Salford traffic; 

iii) Scenario B – ‘Full WGIS’: Existing highway network, plus fully constructed WGIS, with traffic growth and traffic generated by committed developments, together with Port Salford traffic. 

7.26
The following table summarises the impacts on air quality shown from the latest air quality assessment.

Annual Mean Nitrogen dioxide NOx Concentrations (baseline with Port Salford plus full or partial WGIS)

	Air Quality Impacts
	With Full WGIS
	With Partial WGIS

	Very substantial beneficial
	0
	0

	Substantial beneficial
	3
	0

	Moderate beneficial
	0
	0

	Slight beneficial
	4
	0

	Negligible
	1
	9

	Slight Adverse
	15
	18

	Moderate adverse
	4
	2

	Substantial adverse
	6
	0

	Very substantial adverse
	0
	0


7.27
Overall with Port Salford and partial WGIS there are 17 breaches of the air quality objective, however it should be noted that there would be breaches at these locations without Port Salford.

7.28
With full WGIS for NOx there are 7 areas where there is a slight improvement in levels, namely along Liverpool Road, west of the M60 and near Newhall Avenue, around junction 9 of the M60 and at Brookhouse Avenue near the M60 junction.  

7.29
Main impacts with full WGIS are along Liverpool Road close to and West of the access to Port Salford.  There are also impacts on Liverpool Road east of the M60.  There are 20 locations where the National NOx objective will be breached, 3 of which are breaches which would not have occurred without Port Salford, however without Port Salford the areas were only just below the standard. It can be seen then that the impact of Port Salford would not be significant when taken against the situation that would arise if port Salford were not to be developed.

7.30
With regards to particulate matter, no receptor exceeds the annual or daily objective in 2010 with or without the development; the changes are described as either 'extremely small' or 'very small'. 

7.31
Comparison of the two scenarios therefore indicates that there is some improvement for a few areas with full WGIS but overall there is a slightly more negative effect with full WGIS than there is for partial WGIS.  

7.32
Green Travel Plan has been agreed by the EHO consultant and includes a number of mitigation proposals considered appropriate to deliver the required air quality mitigation.  

7.33
Salford and the Greater Manchester districts have published an Air Quality Action Plan with non-transport and transport actions to take steps to improve air quality. The multi-model terminal is listed as an action to promote sustainable freight movements, where feasible using rail or the Manchester ship canal.  The report states that the scheme will lead to a 21 million-vehicle kilometre per year reduction in lorry miles, giving both regional and local benefits. For the Greater Manchester area, this equates to a reduction of between 2.5 - 3.6 million-lorry km per year and is equivalent to a 17-25 tonne fall in oxides of nitrogen and a 0.4-0.5 tonne reduction in particulate emissions (PM10). 

7.34
With regards to air quality, the proposals are considered to accord with policy EN17 of the adopted UDP. Whilst there will be some small-localised impacts on air quality, consideration must be given to the wider benefits of the scheme, for example, the use of rail and waterways rather than roads for the transportation of freight and the provision of jobs. Furthermore, the applicant would make public transport infrastructure improvements, a green travel plan has been agreed and the applicant has agreed to make a contribution towards air quality monitoring. This will be secured through the s106 legal agreement and appropriate conditions.
7.35
Noise and Vibration 

7.36
PPG24 advises that development involving noisy activities should if possible be sited away from noise sensitive uses and where this is not possible there is a need to consider what can practically be controlled to reduce noise levels or mitigate noise through conditions and planning obligations. Policy EN17 stipulates that development proposals that would be likely to cause or contribute towards a significant increase in pollution from noise or vibration will not be permitted unless they include mitigation measures commensurate with the scale and impact of the development. When assessing such proposals, particular regard will be had to the proximity of the development and its effect upon environmentally sensitive uses, such as housing. There are a number of sources of noise associated with the proposed development, these include; construction noise, road traffic noise, railway noise and operational noise. 

7.37
The impact of noise during the construction phase of the development will vary over the course of the construction period. The applicant indicates that incoming noise from on site construction processes are likely to result in an environmental impact. However, during the construction period, construction activity will vary in terms of duration, location and the number of people likely to be exposed to the impact. Despite this the applicant states that the dwellings in the vicinity of the site entrance have been shown to be potentially exposed to a level of 79 dB LAeq, although this would also be for a short period of time the applicant states that this would be sufficiently loud to be classed as an adverse effect.     

7.38
A planning condition will be imposed to control the impact of noise during the construction period of the development through the implementation of a Noise Monitoring Protocol that details the monitoring to be undertaken to show that the agreed LAeq,T noise levels are not exceeded. In addition the applicant will be required to submit a noise and vibration management and monitoring plan covering the duration of the work. It is the intention of the plan to define the responsibilities for managing noise and vibration emissions, the mitigation measures proposed, the methodology of specifying and procuring quiet plant and equipment, the methodology for the verification of noise emission levels from plant and equipment and the consultation and reporting processes on matters of noise and vibration between the developer, the LPA and the public.  The noise management plan should also include issues such as site notices which advise the general public of contact names and numbers both during and out of hours in the event of noise problems and include information exercises such as leaflet drops. Details of the wording of this condition are outlined at the end of the report.  
7.39
Operational noise sources are identified as on-site road vehicle movements, on-site rail movements, ship movements, container handling and activities in and around the warehouses. The Director of Environmental Services has advised that the main impact from the development is at two locations, the rear of Trident Road and Proctor Way and Ripley Crescent (in Trafford).  Trident Road and Proctor Way would be affected by the new rail link into the port, which at its closest is 60m to the rear of the properties. The noise level is predicted to increase the average noise level by 10dB during the night-time period. This increase has been described as a moderate adverse impact.  It is expected that there will be 16 trains passing between 0000 and 0600.  

7.40
Ripley Crescent is on the south side of the Manchester Ship Canal based approximately 250m from the main development area, where the ships and HGV’s are loaded and unloaded.  The main activities affecting the increase in noise are the overall movements within the site. The increase in this level of noise is 10dB.  The EHO consultant advises that this level of increase does cause some concern, particularly due to the fact that this is night-time noise and there is a  risk of sleep disturbance.  There is also a risk of a level of disturbance from construction noise and in particular piling, which will take place over a considerable period of time. There are other areas where noise affects residential properties, although the effect is not as great as the two areas outlined above. These areas include; Buckthorne Lane, Trident Road, Langdale Drive, The Lodge and Parkway and Foxhill Farm and Cottages
7.41
A planning condition will be imposed to control the impact of noise during the operation of the development through the implementation of a Noise Monitoring Protocol that details the monitoring to be undertaken to show that agreed LAeq,T noise levels are not exceeded. In addition to this the EHO consultants have recommended that a Noise and Vibration Management and Monitoring plan is submitted and agreed with Salford City Council to control noise and vibration from the operation of Port Salford, including the operation of the rail link. This plan will establish agreed noise levels, define the responsibilities for managing noise and vibration emissions, the mitigation measures proposed, details of a landscape bund to the A57 and barriers to the MSC and Langland Drive, the methodology of specifying and procuring quiet plant and equipment, the methodology for the verification of noise emission levels from plant and equipment, and the consultation and reporting processes on matters of noise and vibration between the operator of the development, the LPA and the public. The noise management plan should also include issues such as site notices which advise the general public of contact names and numbers both during and out of hours in the event of noise problems and include information exercises such as leaflet drops.  Details of the wording of this condition are outlined at the end of the report.  

7.42
The EHO Consultant has recommended a condition be imposed to deal with railway noise from the rail link, sidings and on site marshalling activities. It is suggested that a noise mitigation scheme is submitted and agreed in writing with the Local Planning Authority to ensure that noise from rail activities are at their lowest practicable level. Mitigation will take the form of screening, speed limits on the rail link, minimising times when a train may be stationary on the rail link, the use of shunting engines and specialist coupling fitments. In addition to this a planning condition will be imposed to control the impact of noise during the operation of the railway, further details of which are included at the end of the report. 

7.43
In summary, policy EN17 of the adopted UDP seeks to protect the noise climate and prevent noise levels from steadily reaching levels that are unacceptable. The requirements of the conditions proposed will be satisfactory in mitigating against the impact of noise from activities both on the main application site (Area A) and other activities associated with the proposed rail link, railway sidings and WGIS.
7.44
Design and Crime 

7.45
With regards to policy DES10 of the adopted UDP, the GM Police Architectural Liaison Unit has made a number of detailed comments and requests for further information, in particular with regards to the provision of CCTV, security fencing details and access to the site. Given the hybrid nature of this application and the fact that operators are not yet known, it is proposed that a condition is attached which would require such details to be submitted for consideration alongside subsequent reserved matters applications. The Unit has made comments regarding the proposed realignment of the footpath. Whilst the Unit considers the realignment to be acceptable in principle, concerns remain in relation to future planting which may provide places of concealment to persons with miscreant intent and the design of proposed footbridges over the railway, which should not offer means of access onto the rail line link itself. It is recommended that a condition is attached requiring such details to be submitted for future approval.

8
Impact Of The Development On Ecology and Nature Conservation Interests

8.1
An ecological survey of the Port Salford site and the proposed rail link corridor was carried out. The survey identified that there are no on-site statutory or local designations within the application boundary or nearby. The proposed rail link corridor, which crosses Barton Moss, has no statutory nature conservation designations, and contains nothing of major ecological importance. The nearest sites with a local designation are the Davyhulme Sewage Works Grade A SBI on the south side of the Manchester Ship Canal; and the Foxhill Glen Grade C SBI on the north side of the A57. 

8.2
A number of protected and/or priority species have been recorded on site including the Sand Martin, Kingfisher, Barn Owls, Grey Partridge, Skylark, Grasshopper Warbler, Sedge Warbler, Linnet, Reed Bunting, Whitethroat, Tawny Owl, Short-eared Owl, Kestrel, and Bullfinch. Bat surveys have not identified any roosting sites, however certain parts of the site are suitable for foraging bats and bats were recorded using the site in 2000.  The site is considered to be of value for the number and variety of butterflies when considered in the Greater Manchester context. There are significant colonies of alien species; Japanese Knotweed and Giant Hogweed which are listed under Schedule 9 Part II of the Wildlife and Countryside Act 1981. In addition Himalayan Balsam is another alien and invasive species found alongside the Salteye Brook corridor. The ES identifies no recent evidence of Water Voles or Badgers.

8.3
The applicant examines two scenarios as part of the Environmental Statement:

· Construction and implementation of the Port Salford development without WGIS

· Construction and implementation of the Port Salford development in conjunction with WGIS

8.4
Construction impacts associated with the development of PS without WGIS 

8.5
During the construction phase of the development the required extensive engineering works will result in the loss of almost all the vegetation with the site with the exception of some hedgerows and trees along the northern boundary with the A57. The Salteye Brook corridor will be temporarily lost as a result of infilling during land regrading. 

8.6
The impact of the development on fauna will be limited to common and widespread species although there will be an impact on Priority Species including Skylark, Reed Bunting and Bullfinch. The protected species on site, including Kingfisher, Barn Owl and bats will not be significantly affected. 

8.7
The construction impacts of the development will have no impact on designated Sites of Biological Importance. The function of the Manchester Ship Canal and Salteye Brook as wildlife corridors will be unaffected as a result of the development.  

8.8
The applicant identifies in the ES that the overall construction impacts of the Port Salford development will be moderate due to the modification of a natural water channel, the loss of a large area of common wildlife habitat and the losses of common species. 

8.9
The construction of the rail link will result in permanent losses of coarse grassland and tall-herb vegetation. There will also be the temporary loss of vegetation due to construction work, however the rail link will avoid the nearby woodland habitat. 

8.10
The impact on breeding birds will be temporary and no species will be lost from the area. There will be no significant impact on brown hares or other species such as bats, amphibians and butterflies.    

8.11
Overall the applicant identifies in the ES that the overall construction impacts of the Port Salford development are assessed as being moderate and negative, being short term in the case of the realignment of Salteye Brook and permanent in the case of the losses of common habitats and species.

8.12
During the operational phase of the development there will be significant disturbance within the Port Salford site due to the movements of trains, heavy goods vehicles, cranes and other equipment, the impacts will be localised however and will not affect the functions of the Manchester Ship Canal and the realigned Salteye Brook as wildlife corridors. The increased use of the Manchester Ship Canal  by ships and other boats, and the temporary docking of increased numbers of ships will not affect the function of Manchester Ship Canal as a flyway for birds and bats, or as a wildlife corridor.

8.13
The operational impacts of the development will be minor because there will be no effects on designated sites, local sites, priority habitats and protected species. The use of the rail link by trains will have no significant impact on the breeding bird life of the adjacent areas of Barton Moss in the north and the breeding birds of the nearby woodlands adjacent to the existing railway and the cemetery in the east. The operational impacts of the rail link will be minor.

8.14
Construction impacts associated with the development of PS with WGIS

8.15
In addition to the impacts identified above there will be some additional impacts associated with the construction of the collector road (WGIS). The applicants ES indicates that the overall construction impacts of the Port Salford development with WGIS and without mitigation, will be moderate, being short-term in the case of the realignment of Salteye Brook and permanent in the cases of the losses of common habitats and species. The impacts on habitats, vegetation and species will be minor and short-term. There may be disturbance to birds using this section of the Manchester Ship Canal , and there could be disturbance to some breeding birds in the adjacent grassland and tall herb vegetation. Bird disturbance will be localised and the birds will either move to undisturbed sections of the MSC or become used to the disturbance. 

8.16
During the operational phase of the development, without mitigation, the effects of the scheme are predicted to be negligible. Traffic use of the link road between the A57 and Trafford Way will have a negligible disturbance impact on the Salteye Brook wildlife corridor at the bridge crossing point and a negligible disturbance impact on the Manchester Ship Canal  wildlife corridor in the section along the south bank east of Barton Bridge. The movement of bats will be unaffected and small mammals will be able to move along the banks beneath the bridge and even over the bridge. The swing bridge crossing on the Manchester Ship Canal will not interfere with the function of the Manchester Ship Canal as a wildlife corridor.

8.17
Policy E1 indicates that any development on the site will be required to maintain the overall nature conservation interest of the site and where practicable, retain and improve the wildlife corridor along Salteye Brook. In addition to this Salteye Brook acts as a wildlife corridor and as such policy EN9 is applicable.  

8.18
The applicant has proposed a number of mitigation measures associated with the scheme, however these improvements are largely associated with the re-alignment of Salteye Brook and the proposals for the “railway triangle”. Mitigation measures associated with the re-alignment of Salteye Brook include the creation of a range of water channel, water margin, tall swamp and associated watercourse and bank habitats improvements. The realigned course will follow a varied course incorporating several associated channel features to deal with the surface water drainage of the site and to provide habitat and vegetation diversity. The realigned brook will incorporate a range of measures to improve water quality and biodiversity enhancements.

8.19
Greater Manchester Ecology Unit and the Greater Manchester Bird Recording Group have indicated that the proposals to re-align the Brook to prevent loss of habitat are welcomed, and in the case of the Greater Manchester Bird Recording Group they have indicated that the proposed mitigation measures will be of benefit for Sand Martins and Kingfishers. The Environment Agency have shown some concern as to the proposed treatment of Salteye Brook and the mitigation measures suggested. Following discussions the Environment Agency are now satisfied that the detailed matters of the scheme will be addressed during the phase of applying for the Agency's consent under Land Drainage Legislation.

8.20
Taking into consideration the details of the ES and the comments received from the consultees, it is considered that the mitigation measures proposed by the applicant for Salteye Brook are in accordance with the requirements of policy E1 as this will retain and improve the wildlife corridor along Salteye Brook. 

8.21
It is considered that the proposal to realign Salteye Brook is in accordance with policy EN9 as the proposals put forward by the applicant will act as an improved wildlife corridor and provide enhanced habitats for protected species (Kingfisher) and Priority species (Reed Bunting and Linnet), with the potential to provide new habitat for other important watercourse species such as Water Vole.
8.22
The proposed development includes proposals that seek to restore lowland raised bog in the triangle of land between the proposed rail link chords to the north of the A57 (Area B). The triangle of land covers an area of approximately 2.5 hectares and will be treated to create a mossland habitat. The applicant has outlined a number of possible approaches in creating mossland habitat, however the approach to be taken will depend on the hydrological considerations of the site. If the results of the feasibility studies indicate that the suggested approaches are impracticable then a dry heathland habitat will be created.

8.23
Greater Manchester Ecological Unit supports the proposals for the railway triangle, although they, along with the Wildlife Trust, have some concerns regarding the practicalities of the project due to the details submitted as part of the ES.    

8.24
Policy EN11 of the UDP relates to development in the Mosslands and states that development on land that cannot practicably be restored to lowland raised bog habitat will be permitted provided it would not prevent the restoration of other land to that habitat. Policy NCB3 of the SPD relates to the provision of habitats and landscaping. It seeks to create/re-create national priority habitats first, then local priority habitats. The applicant has indicated within the ES that peat is present within this area of the site, which means that some form of Mossland restoration is possible. Although the ES outlines a number of possible options for the treatment of this part of the site the applicant has stated that the restoration will be carried out in accordance with The Habitats Directive and The Mosslands Strategy and will result in the restoration of a Priority Habitat. It is considered that this aspect of the application is in accordance with policy EN11 and NCB3 of the Nature Conservation SPD. 

8.25
The applicant states that with satisfactory ecological re-alignment of the Salteye Brook corridor and the creation of new mossland habitat, the residual adverse impact of the development will be minor. Despite this GMEU, Greater Manchester Bird Recording Group and the Wildlife Trust are concerned whether the mitigation measures proposed provide sufficient on site mitigation for the level of disturbance anticipated. In addition to this, concern also exists relating to the loss of a large area of land that provides valuable habitats for birds and invertebrates. 

8.26
Under the requirements of policy E1 the applicant is not required to make compensatory habitat a requisite nor does it state that planning permission should be refused in such circumstances. PPS9 states that where planning permission would result in harm to biodiversity and geological conservation interests local planning authorities will have to be satisfied that the development cannot reasonably be located on any alternative sites that would result in less or no harm. In the absence of no alternatives adequate mitigation measures should be put in place. Where a planning decision would result in significant harm to biodiversity, which cannot be prevented or adequately mitigated appropriate compensation measures should be sought. The application is not a designated site and no protected species would be affected. In terms of alternative sites, this is an allocated site and the development must be located in this area in order that there is access to the Manchester Ship Canal. The scale and layout of the development is dictated by the nature of the use and the need of the development to meet the requirements set out in the Strategic Rail Freight Interchange Policy. It is considered that the applicant outlines sufficient means to indicate that this development would ‘maintain the overall nature conservation interest of the site and, where practicable, retain and improve the wildlife corridor along Salteye Brook’ and is therefore in accordance with policy E1.
8.27
The Manchester Ship Canal is an operational canal and its use is encouraged and supported in the UDP as part of the allocation of the site for an Inter-Modal Freight Terminal. Policy EN23 – Environmental Improvement Corridors requires developments along water corridors to preserve or make a positive contribution to the corridor’s environment and appearance. However despite this it is recognised that the extent of the positive contribution that developments will be able to make to the environment and appearance of a corridor will be partly dependent on the type of development proposed and the characteristics of the particular site. It is recognised that in the case of development of land along the Manchester Ship Canal the operational role of the development may mean that it is not practical to preserve or make a positive contribution to the environmental improvement corridor, and in this respect the application is in accordance with the plan. 

8.28
The Manchester Ship Canal is identified as an important wildlife corridor and should be considered in the context of policy EN9. The applicant has indicated that no mitigation will be provided, as there will be no impact on the function of the corridor as a result of the development during the construction or operational phases of the development. As a result of the assessment carried out in the ES, It is considered that this is in accordance with policy EN9 of the UDP.  

8.29
Japanese Knotweed and Giant Hogweed will be prevented from spreading during road construction works in accordance with the requirements of the Wildlife and Countryside Act 1981. Treatment and burial will follow Environment Agency guidelines and this approach is considered appropriate.  

9
CONCLUSION
9.1
The proposal constitutes appropriate and acceptable development in accordance with the Development Plan. The development has the strong support of national, regional and local planning policy in terms of its siting, both within the region, in its siting within Manchester City Region, but also locally in terms of its siting adjacent to the Manchester Ship Canal, the Liverpool – Manchester railway line and the M60 motorway. Both RSS and the adopted UDP consider the site to be suitable to bring forwards an employment use, particularly one that benefits the linking together of these transport modes. As such the site has been allocated in the UDP as a Strategic Regeneration Site, which specifically refers to the delivery of a multi-modal freight interchange, incorporating rail and water-based freight-handling facilities, and a rail link to the Manchester-Newton-Le-Willows-Liverpool railway line.

9.2
Matters concerning access, traffic residential and visual amenity, air quality, noise and as well as loss of greenbelt, agricultural and recreational land have been fully considered in the ES and where there are issues these can be adequately addressed through the imposition of conditions and legal agreements.

10
RECOMMENDATION
10.1
Grant planning permission subject to the following conditions and a Unilateral Undertaking relating to the provision of funding toward air quality monitoring equipment.

11
CONDITIONS, REASONS AND INFOMATIVES

TIME LIMIT

1
The development hereby permitted shall be begun either before the expiration of ten years from the date of this permission, or before the expiration of two years from the date of approval of the last of the reserved matters to be approved, whichever is the later.  

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

2
Application(s) for approval of the reserved matters shall be made to the local planning authority before the expiration of eight years from the date of this permission.

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

RESERVED MATTERS

3
Unless otherwise agreed in writing approval of the details of siting, design, external appearance and landscaping of the buildings shall be obtained from the Local Planning Authority before any part of the development to which those details relate commences.  Reserved Matters shall relate to those matters as outlined in Informative (7) attached to this decision notice.

The reserved matters shall be accompanied where appropriate by:

· a Design Statement;

· a scheme demonstrating that the development seeks to reduce the impact on the supply of non-renewable resources and that full consideration has been given to the use of realistic renewable energy options and incorporated where practicable;
· a scheme for the layout and design of car parking. This shall include the total number of spaces and the total number and position of disabled spaces, landscaping, drainage and lighting. The scheme for the car parking shall accord with the Maximum Parking Standards, disabled persons parking, cycle parking and motorcycle parking requirements in the Development Plan.

· full details of the existing and proposed ground levels.

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

4
Unless otherwise agreed in writing, the development hereby permitted shall only be carried out in accordance with the submitted planning application and, in particular, the parameters plan (Drawing Ref: PP01/Rev A) submitted further to the Environmental Statement, dated June 2008. 

REASON: To identify the plans and documents to which the development relates.
CONSTRUCTION & PHASING

5
The development hereby permitted shall be implemented in accordance with a Construction Strategy and Phasing Programme identifying all the works to be carried out in accordance with the approved details. The strategy shall be submitted to and approved in writing by the Local Planning Authority before any development hereby approved commences unless otherwise agreed in writing with the Local Planning Authority. The strategy shall include the details set out in Informative (4) attached to this decision notice.

REASON: To ensure that the development is carried out in accordance with a phased programme of development and in the interests of the proper planning of the area and facilitating a comprehensive and sustainable development of the facility in accordance with Policies E1, ST5 and A13 of the City of Salford Unitary Development Plan. 

6
Unless otherwise agreed in writing, prior to commencement of any phase of development including site clearance and preparation, a Dust Management Plan shall be submitted to and approved in writing by the Local Planning Authority. The Management Plan shall include the details set out in Informative (5) attached to this decision notice.  

REASON: To protect the amenity of surrounding residents and uses in accordance with policies DES7 and EN17 of the City of Salford Unitary Development Plan.

HIGHWAYS & DRAINAGE

7
Unless otherwise agreed in writing, within 3 months of the date of this permission, the applicant shall set up and hold an initial meeting of a Port Salford / WGIS Highway Design Group. This grouping shall meet regularly based upon a frequency agreed by all parties at the first meeting. 

REASON: To assist in ensuring that the mechanism for delivering the necessary additional statutory orders is clearly set out and the detailed design is progressed well in advance of any intention of the operating the site by the applicant having regard to Informative 8 below.

8
Unless otherwise agreed in writing, prior to commencement of the development pursuant to this planning permission the developer shall set up the Port Salford Transportation Steering Group (PSTSG) by meeting with, as a minimum, representatives of the two local highway authorities (Salford and Trafford), the Highways Agency and the Greater Manchester Passenger Transport Executive. 

REASON: To ensure that the Highways Agency and other bodies, have a formal forum with which to discuss any transportation issues that may arise in the future during the design, construction and operation of the site having regard to Informative 9 below.

9
Unless otherwise agreed in writing by the Local Planning Authority in consultation with the Highways Agency, no construction of permanent buildings pursuant to this planning permission, beyond site remediation measures, shall be commenced unless and until:

a) The detailed design, construction details and traffic management details broadly in accordance with the highway works set out in Plan A (Part WGIS) have been approved by the local planning authority in consultation with the Highways Agency; 

b) The statutory orders necessary under the Highway Act 1980 (or any other Act) required for the construction of the additional crossing of the Manchester Ship Canal (MSC) have been confirmed; 

c) Agreement of the periods of closure to vehicular traffic of the proposed additional crossing of the Ship Canal set out in Plan A has been reached with the Local Planning Authority in consultation with the Highways Agency; 

d) The necessary harbour revision orders, (should such an order be necessary) under the Harbours Act (or other such necessary Act) to limit the navigable rights of way of water based traffic passing along the MSC through the proposed additional crossing shown in Plan A to the times specified in 9(c) above have been confirmed; 

e) Details of a traffic management and advance driver information strategy to inform drivers and the Highways Agency’s Regional Control Centre (RCC) of the occurrence of the swing bridge shown on Plan A (as part of Part WGIS) being closed to vehicular traffic has been agreed. 

f) The necessary Transport and Street Works Act order or orders (should such orders be necessary) required to implement the rail connection to the development have been confirmed.

REASON:

a) To ensure the design of the mitigation works are to the relevant standards that will maintain the safe and reliable operation of the SRN and that these are agreed in sufficient time to allow construction of the works before operation. 

b) To ensure the closure of the bridge to vehicular traffic allowing passage of craft along the Manchester Ship Canal does not interfere with the safe and reliable operation of the Strategic Road Network (SRN). 

c) To ensure the impact of the closing to traffic of the proposed additional crossing of the MSC can be effectively managed and therefore is not detrimental to the safe and reliable operation of the SRN. 

d) As c) above. 

e) To ensure the impact of the closing to traffic of the proposed additional crossing of the MSC can be effectively managed and therefore is not detrimental to the safe and reliable operation of the SRN.  

f) To ensure this proposed multi-modal development has access to the rail network to help realise the benefits of freight transfer away from the SRN. 

The developer shall have regard to Informative 10 below. 

10
Unless otherwise agreed in writing by the Local Planning Authority in Consultation with the Highways Agency, no development pursuant to this planning approval shall be occupied unless and until: 

a) The rail linkages as set out in Plan B linking the site to the national rail network have been implemented and are operating;

b) The highway works as agreed in Condition 9(a) (Part WGIS) are fully implemented to the satisfaction of the local planning authority in consultation with the Highways Agency.

REASON: To ensure that the required mitigation works are implemented before the site is operational. The following are reasons specifically relating to the sub clauses:

a) To ensure this proposed multi-modal development has access to the rail network to help realise the benefits of freight transfer away from the SRN. 

b) To ensure the safe and reliable operation of the M60 as part of the SRN. 

11
Unless otherwise agreed in writing by the local planning authority in consultation with the Highways Agency, no development beyond 50% of the Rail Link Warehousing (77,250 sq.m) and the full Multi Modal Terminal pursuant to this planning permission, shall be commenced unless and until: 

a. the detailed design, construction details and traffic management details broadly in accordance with the highway works set out in Plan C (Full WGIS) have been approved by the local planning authority in consultation with the Highways Agency; 

b. The highways orders necessary under the Highways Act 1980 required for the mitigating highways works as identified in Plan C namely: 

i. the closure of the M60 Junction 11 southbound on slip;

ii. the closure of the M60 Junction 11 northbound off slip; 

iii.  the closure of the M60 Junction 11 southbound off slip; 

have been confirmed; 

c. agreement of the periods of closure to vehicular traffic of the proposed additional crossing of the Ship Canal set out in Plan C has been reached with the Local Planning Authority in consultation with the Highways Agency; 

d. The necessary harbour revision orders, (should such an order be necessary) under the Harbours Act (or such other necessary Act) to limit the navigable rights of way of water based traffic passing along the MSC through the proposed additional crossing shown in Plan C (as part of Full WGIS) to the times specified in 11(c) above have been confirmed; 

e. Details of a traffic management and advanced driver information strategy to inform drivers and the Highways Agency’s Regional Control Centre (RCC) of the occurrence of the swing bridge shown on Plan C being closed to vehicular traffic has been agreed. 

REASON:

a) To ensure the design of the mitigation works are to the relevant standards that will maintain the safe and reliable operation of the SRN and that these are agreed in sufficient time to allow construction of the works before operation. 

b) To ensure the necessary powers are obtained to implement the mitigating highway works agreed before the development is progressed to an advanced stage. 

c) To ensure the closure of the bridge to vehicular traffic allowing passage of craft along the Manchester Ship Canal does not interfere with the safe and reliable operation of the Strategic Road Network (SRN). 

d) As b) above. 

e) To ensure the impact of the closing to traffic of the proposed additional crossing of the MSC can be effectively managed and therefore is not detrimental to the safe and reliable operation of the SRN.

The developer shall have regard to Informative 11 below. 

12
Unless otherwise agreed in writing by the Local Planning Authority in consultation with the Highways Agency, no more than 50% of the Rail Link Warehousing (77,250 sq.m) and the full Multi Modal Terminal development pursuant to this planning permission shall be occupied by the site unless and until; 

a) the works as agreed in Condition 11(a) above (Full WGIS) are fully implemented to the satisfaction of the Local Planning Authority in consultation with the Highways Agency. 

REASON; To ensure that the required mitigation works are implemented before the site is operational to ensure the safe and reliable operation of the M60 as part of the SRN. 

13
Unless otherwise agreed in writing, within 12 months of first occupation of any part of the development, the measures set out in the approved Travel Plan (ref MW/M05013-01E) shall be implemented through the proposed Port Salford Transport Steering Group to the satisfaction of the LPA in consultation with the Highways Agency. 

REASON: In order to minimise the use of the private car and to promote the use of sustainable modes of transport in accordance with Planning Policy Guidance Note 13.  

The developer shall have regard to Informative 12 below. 

14
No building shall be occupied or any commercial use of the site commence until the circulation, movement, highway improvements and associated works for that phase of development have been completed in accordance with the approved details and relevant conditions attached to this planning consent unless otherwise agreed in writing with the Local Planning Authority.  This shall include details of the full design and construction details of the required new junction onto the A57 Liverpool Road as shown in outline in Drawing Ref: 010022/MP01 dated 15 December 2005 and such details have been first agreed in writing by the Local Planning Authority.

REASON: To ensure that the development provides the necessary highway improvements in order to provide adequate access and capacity on the local highway network in accordance with Policy A13 of the City of Salford Unitary Development Plan.

15
Unless otherwise agreed in writing, the detailed design of the road bridge across the Manchester Ship Canal shall be submitted to and approved in writing by the Local Planning Authority. This shall include elevational and sectional drawings at a scale of 1:50, materials and colour treatments. The development shall be carried out in accordance with the approved details unless otherwise agreed in writing with the Local Planning Authority.
REASON: In the interest of visual amenity and highway safety in accordance with Policies A13 and DES1 of the City of Salford Unitary Development Plan.

16
Unless otherwise agreed in writing, no development approved by this permission shall commence until the Local Planning Authority has approved an overall drainage strategy for the disposal of foul and surface waters, in writing. The formulation of a scheme for the disposal of surface waters shall fully investigate the potential for such a scheme to be delivered in a sustainable form (SuDS).  Detailed drainage plans relating to each phase of development should accord with the overall strategy and be agreed in writing by the Local Planning Authority prior to commencement of development of that phase. 

No building shall be occupied or any commercial uses of the site commence until the approved scheme for that phase is fully implemented unless previously agreed in writing with the Local Planning Authority. The development shall be constructed, completed and maintained in accordance with the approved scheme unless otherwise agreed in writing with the Local Planning Authority.

REASON: To ensure adequate drainage to the development. 

17
Unless otherwise agreed in writing, no part of the development hereby approved shall be brought into use unless and until final details of a trunk road and local road signing scheme have been submitted to and approved in writing by the Local Planning Authority in consultation with the Highways Agency and thereafter implemented. 

REASON: In the interest of highway safety in accordance with Policy A13 of the City of Salford Unitary Development Plan.
18
Unless otherwise agreed in writing, no part of the development shall be occupied until its associated car parking provision has been completed and available for use in accordance with the approved scheme. The car parking provision shall be retained and kept available for use thereafter.

REASON: To ensure an adequate level of parking is available for use in connection with the proposed development in accordance with Policy A10 of the City of Salford Unitary Development Plan
19
Unless otherwise agreed in writing, there shall be no vehicular access to and/or from Langland Drive at any time except for the purposes of maintenance to the Manchester Ship Canal and associated locks.  

REASON: To protect the amenity of surrounding residents and uses in accordance with policies DES7 of the City of Salford Unitary Development Plan.

NOISE

20
Unless otherwise agreed in writing, no part of the development shall take place until a noise and vibration management and monitoring plan relating to the control of noise and vibration from construction of that part of the development, including any piling operations has been submitted to and approved in writing by the Local Planning Authority. The plan shall have regard to the recommendations contained within BS5228. All approved measures identified within the Plan shall be implemented and maintained throughout the duration of the works they mitigate during the construction phase unless otherwise agreed in writing by the Local Planning Authority. 

Noise from the construction, clearance and site remodeling phases of the development (specified as Site Noise) (Laeq.T) shall not exceed a noise level of 70dBLAeq(1hour) at any time on Monday to Friday 08:00 to 18:00 hours and Saturday 08:00 to 14:00 hours and Laeq.T shall not exceed the existing background level (Laeq.T) at any time on Sundays or Bank Holidays, at any point 1 metre from the boundary of any noise sensitive properties (to be agreed in writing with the Local Planning Authority). Unless otherwise agreed in writing, the existing background noise levels must be agreed at noise sensitive properties with the Local Planning Authority prior to the commencement of any development works on the site. The Plan shall include a Noise Monitoring Protocol detailing the monitoring to be undertaken to show that the Laeq.T levels are not exceeded. The noise management plan shall include those details outlined in Informative 2 attached to this decision notice. 

REASON: To ensure that an acceptable level of air quality and noise are preserved throughout the duration of the construction phase and so as to accord with Policies DES7 & EN17 of the City of Salford Unitary Development Plan.

21
Prior to the commencement of the Western Gateway Infrastructure scheme a Noise Management Plan relating to the control of noise by the design of the Western Gateway Infrastructure scheme shall be submitted to and approved in writing by the Local Planning Authority. The plan shall identify mitigation measures, including barriers, for the control of noise from the Western Gateway Infrastructure Scheme. The measures shall be installed to the satisfaction of the Local Planning Authority. Once in place all identified measures shall be implemented and maintained at all times.

REASON: To safeguard the amenity of residents and having regard to Policies DES7 and EN17 of the City of Salford Unitary Development Plan.
22
Unless otherwise agreed in writing, prior to first occupation of the warehouses or first operation of the intermodal facility (whichever is first), a noise and vibration management and monitoring Plan relating to the control of noise and vibration from the operation of the Port Salford development in total (other than highway works but including the rail link, sidings and on site marshaling activities) shall be submitted to and approved in writing by the Local Planning Authority (LPA). All measures shall be implemented and maintained at all times unless otherwise agreed in writing by the Local Planning Authority. The Plan should include a Noise Monitoring Protocol detailing the monitoring to be undertaken to show that the agreed Laeq.T levels are not exceeded. The Plan shall also determine the appropriate and existing noise levels at noise sensitive properties in agreement with the Local Planning Authority.  

REASON: To safeguard the amenity of residents and having regard to Policies DES7 and EN17 of the City of Salford Unitary Development Plan.

CONTAMINATION

23
Prior to commencement of any phase of development, proposals for a site investigation survey (the survey) for that phase of the application site shall be submitted to the Local Planning Authority.  The survey shall not commence until the methodology has been agreed in writing by the Local Planning Authority.  The findings of the survey shall be presented in a Site Investigation Report (the report), which shall address the nature, degree and distribution of ground contamination and ground gases on site and shall include an identification and assessment of the risk to receptors as defined under the Environmental Protection Act 1990, Part IIA, focusing primarily on: 

         risks to human health; and 

b)
controlled waters, as well as groundwater and surface waters associated on and off the site that may be affected by the development to which the application for approval of reserved matters relates. 

The report shall also address the implications of ground conditions on the health and safety of site workers, on nearby occupied building structures, on services and landscaping schemes and on wider environmental receptors including ecological systems and property. The report shall include a risk assessment and, where appropriate, a remediation options appraisal. The report shall be subject to the approval of the Local Planning Authority and agreed in writing prior to the start of the phase of development to which it relates.

Where the report reveals the need for remedial measures, these shall be detailed in a remediation statement report, which shall be subject to the approval of the Local Planning Authority and agreed in writing prior to the commencement of the development phase to which it relates.  Where remedial measures have been identified and approved by the Local Planning Authority, the remediation to which the application for approval of reserved matters relates shall be carried out in accordance with the approved remediation statement report unless otherwise agreed in writing with the Local Planning Authority. Where approved remedial measures have been undertaken, a remediation verification report shall be submitted to the Local Planning Authority for approval, validating that all remediation works have been completed in accordance with the approved measures. 

REASON: To secure the safe development of the site in terms of human health and the wider environment in accordance with PPS23 - Planning and Pollution Control and Policy EN16 of the City of Salford Unitary Development Plan

24
Any imported materials, soil or soil forming materials brought onto site for use in soft landscaping areas, 'filling' or construction shall be tested for contamination and suitability for use on site. Proposals for contamination testing shall be submitted to, and approved by the Local Planning Authority in advance of any imported materials being brought onto the site. The development shall proceed in accordance with the approved details unless otherwise agreed in writing with the Local Planning Authority. 

REASON: To secure the safe development of the site in terms of human health and wider environment in accordance with PPS23 - Planning and Pollution Control and policy EN16 of the City of Salford Unitary Development Plan.
25
No fuels, oils, chemicals or effluents shall be stored, handled, loaded or unloaded on site until the Local Planning Authority has approved a scheme for the storage, handling, loading and unloading of fuels, oils, chemicals, or effluents in writing. The development shall be constructed and completed in accordance with the approved scheme unless otherwise agreed in writing with the Local Planning Authority.

REASON: To secure the safe development of the site in terms of human health and wider environment in accordance with PPS23 - Planning and Pollution Control and policy EN17 of the City of Salford Unitary Development Plan.
LANDSCAPING

26
Unless otherwise agreed in writing, no phase of development shall commence until details of measures to protect and safeguard the retained trees and hedgerow within the areas in that phase and defined on Drawing Nos. 010022/PL06 have been submitted to and approved in writing by the Local Planning Authority. Such measures as may be agreed shall be implemented prior to the commencement of any site works and remain for the duration of the construction phase unless otherwise agreed in writing. The removal of the protection measures shall not take place until it has been agreed in writing with the Local Planning Authority.

REASON: To ensure the protection of existing trees and vegetation in accordance with policy EN12 of the adopted UDP
ECOLOGY

27
Unless otherwise agreed in writing, the rail link north of the A57 shall not be commenced unless and until an ecological mitigation strategy (for Area A and the 'Mossland Triangle') has been submitted to and approved in writing by the Local Planning Authority. This development shall be carried out in accordance with the approved strategy unless otherwise agreed in writing with the Local Planning Authority.

REASON: To ensure the development is carried out in accordance with Policies EN9 and EN10 of the City of Salford Unitary Development Plan.   

28
Unless otherwise agreed in writing, prior to occupation a maintenance strategy for the long term (in perpetuity) after care of the proposed ecological mitigation strategy shall be submitted to and approved in writing by the Local Planning Authority.  The maintenance strategy shall be implemented in accordance with the approved details.

REASON:  To ensure the long term maintenance of local ecological features in accordance with Policies EN9 and EN10 of the City of Salford Unitary Development Plan. 

MISCELLANEOUS

29
Unless otherwise agreed in writing, prior to commencement of the development of the rail link north of the A57, a scheme to protect and ensure the continuity of use of the Brookhouse Playing Field during construction works and following completion of the development shall be submitted to and approved in writing by the Local Planning Authority. The scheme shall ensure that pitch facilities remain at least as accessible and at least equivalent in terms of size, usefulness, attractiveness and quality (including drainage detail), as the existing and include a programme for implementation. The approved scheme shall be implemented on the commencement of the development and the development shall proceed in accordance with the approval unless otherwise agreed in writing with the Local Planning Authority.

REASON: To ensure that the immediate and long term use of this recreational facility is secured in accordance with Policy R1 of the UDP.

30
No artificial lighting shall be constructed unless and until a scheme detailing the proposed artificial lighting scheme for the application site has been submitted to and approved in writing by the Local Planning Authority. The scheme shall accord with the principles established in the lighting scheme as part of the ESS (Volume II Section 12 and Appendix 12.1 Volume IV) and the Capita Symonds 'External Lighting Appraisal' dated June 2006. Unless otherwise agreed in writing, the development shall be carried out in strict accordance with the approved lighting scheme and maintained as such thereafter.

REASON: In the interest of visual amenity and in accordance with Policy DES1 of the City of Salford Unitary Development Plan.

31
Unless otherwise agreed in writing, prior to the commencement of any phase of development, a Security and Crime Prevention Strategy including details of all physical security measures for that phase shall be submitted to and approved in writing by the Local Planning Authority.  For the avoidance of doubt this shall include all fencing positions, heights, design, materials and colour treatment; provision of CCTV; vehicle and pedestrian access gates and barriers; access controls, site management and liaison with the relevant police authorities.  The development shall be carried out in accordance with the approved details unless otherwise agreed in writing with the Local Planning Authority.

REASON: In the interest of visual amenity and to ensure that the development is appropriately secured from crime in accordance with Policies DES1 and DES11 of the City of Salford Unitary Development Plan.

32
Unless otherwise agreed in writing, prior to the commencement of any phase of development, a scheme for targeting and utilising local people for construction and post construction employment shall be submitted to and approved in writing by the Local Planning Authority.  The scheme shall be implemented in accordance with the approved details.  

REASON: To ensure that the regeneration benefits of the development can be maximised in accordance with Policy E1 of the City of Salford Unitary Development Plan.

33
The developer shall afford access at all reasonable times to any archaeologist nominated by the local planning authority, and shall allow him to observe the excavations and record items of interest and finds.

REASON: To safeguard the archaeological integrity of the site in accordance with advice in paragraphs 29 and 30 of PPG 16: Archaeology and policy CH5 of the City of Salford UDP 2004 – 2016.

INFORMATIVES

1
No development which would otherwise interfere with a public right of way shall be commenced unless and until the appropriate consents have been obtained for the diversion of the Public Rights of Way that cross the application site.
2
The Noise Management Plan for Construction will define the responsibilities for managing noise and vibration emissions, the mitigation measures proposed, the methodology for specifying and procuring quiet plant and equipment, the methodology for the verification of noise emission levels from plant and equipment and consultation and reporting processes on matters of noise and vibration between the developer, the Local Planning Authority and the public. The noise and vibration management Plan should also include issues such as site notices which advise the general public of contact names and numbers both during and out of hours in the event of noise problems and include information exercises such as leaflet drops.

3
The Noise Management Plan for the operation of the facility will define the responsibilities for managing noise and vibration emissions, the mitigation measures proposed, details of a landscape bund to the A57 (Liverpool Road) and barriers to the Manchester Ship Canal and Langland Drive, the methodology of specifying and procuring quiet plant and equipment, the methodology for the verification of noise emission levels from plant and equipment, and the construction and reporting processes on matters of noise and vibration between the operator of the development, the Local Planning Authority and the public. The Noise Management Plan should also include issues such as site notices which advise the general public of contact names and numbers during and out of hours in the event of noise problems and include information exercises such as leaflet drops. 

4
The Construction Strategy and Phasing Programme shall have regard to the requirements of the Conditions contained within this Decision Notice and shall comprise the following documents unless otherwise agreed in writing with the Local Planning Authority;

· a Construction Programme which sets out the timetable for the development on a site by site basis and includes landscaping, highway works, infrastructure, all buildings and structures and details of the location and layout of the site compound(s) for each part of the site;

· a Planning Submission Programme which sets out the order and date for the submission of any outstanding reserved matters detailed in Condition ** above and all other details and submissions as referred to in other conditions attached to this permission and all reserved matters, details and submissions shall be submitted in accordance with the approved Planning Submission Programme unless otherwise agreed in writing by the Local Planning Authority, and in any event, within the time limits set out in Condition ** above:

· Phasing Diagrams which shall include the following details;

(i) Site by site construction work, commencement and completion dates;

(ii) Landscape, highway and drainage works on an area by area basis;

(iii) Information on public transport accessibility;

(iv) Access for vehicles and pedestrians;

(v) Servicing;

(vi) Access arrangements for new premises.

· A monitoring and review programme.  

· Details of the provision and use of on-site parking for all vehicles visiting or using the site, wheel washing procedures and facilities and proposed hours for the delivery of materials and delivery and collection of equipment.

The development shall be carried out in accordance with the approved Construction Strategy and Phasing Programme unless otherwise agreed in writing by the Local Planning Authority, and the approved Construction Strategy and Phasing Programme shall be monitored and reviewed in accordance with the review mechanisms agreed within the Phasing Programme.
5
The Dust Management Plan shall examine all aspects of the site preparation and construction phases where the generation of dust is feasible and identify control measures to mitigate the generation of dust. The Dust Management Plan shall contain recommendations for measures to adequately control the generation of dust on the site including the access and egress of vehicles on and off the site. The development shall be carried out in strict accordance with approved Plan unless otherwise agreed in writing by the Local Planning Authority.

6
The developer should be aware that no work should be carried out during the bird-breeding season except in accordance with the approved details. It is an offence to disturb any protected species except in accordance with an approved scheme and the appropriate licenses.

7
The submission of reserved matters relate only to those aspects applied for in outline (i.e., the buildings and their surrounds).  The rail link, MMFI or WGIS elements were submitted in full and the submission of reserved matters for these elements are not therefore required.

8
The process for preparing the Highways Orders alone can be time consuming and thus will be critical in determining the opening of parts of the proposed development. It is recommended that the applicant closely work with the three highway authorities from an early stage to discuss how the orders will be progressed, who will promote which orders and how the detailed design process will be undertaken. This group shall consist of as a minimum highway design representatives from the applicant, the Highways Agency (Major Projects), Salford Council as Local Highway Authority and Trafford Council as Local Highway Authority and its object would be to facilitate the preparation and finalisation of the detailed design of any highways infrastructure which comprise part of the development.

9
It is suggested that the Steering Group should be permanently represented by a member of the following bodies should they wish to attend; Salford Council, Trafford Council, The Highways Agency and GMPTE and a representative of any Port Salford management organisation (such as the travel plan co-ordinator for the site immediately before and during operation). Additional members could be invited depending upon the specific issues to be discussed at that point in time. 

10
For the avoidance of doubt, site remediation and ground works shall be permitted under this condition.

The powers to implement the ‘Part WGIS’ mitigating highway works need additional approval through separate consent regimes and statutory processes. It is thus possible the powers may not be granted. Nothing in this condition is intended to prejudice the outcome of any statutory process that is required to be followed in order to obtain the necessary powers to implement the mitigating works proposed. In addition the agreement at this time or at any other subsequent time in the design process of the proposed highway works does not constitute agreement that the Highways Agency will utilise its powers to of Compulsory Purchase for any third party land required. Also note informative to condition 11 regarding details of submissions to the Highways Agency. 

11
The purpose of this condition is to prevent commencement of more than 50% of the rail link warehouse until the requirements of the paragraphs a) to e) in the condition have been met. For the avoidance of doubt, other development authorised by this permission (including, for example, site remediation and ground works) shall be permitted under this condition. 

The powers to implement some parts of the mitigating highway works need additional approval through separate consent regimes and statutory processes. It is thus possible the powers may not be granted. It must also be noted that the sections hereto related are for orders required for mitigation works relating to the trunk road network only. 

Additional orders may be necessary for works that are or will form part of the local highway network. The applicant is advised to discuss the need for further orders with the Local Highway Authorities (Salford and Trafford) or relevant body relating to the Act under which any order is required. Nothing in this condition is intended to prejudice the outcome of any statutory process that is required to be followed in order to obtain the necessary powers to implement the mitigating works proposed. In addition, the agreement of any mitigating highway works (at this time or at any subsequent time in the process of implementing the proposed highway works), does not constitute agreement that the Highways Agency will utilise its powers of Compulsory Purchase Orders for any third party land required. 

The applicant is advised to pursue the detailed design and necessary orders as soon as is practicable as these can take a considerable time to secure. It is also advised that the applicant works closely with the Highways Agency’s Major Projects Directorate during both the orders and detailed design stages. The details to be submitted under condition 3(a) and 5(a) shall include but may not be limited to: 

· How the scheme interfaces with the existing highway alignment, details of the carriageway markings and lane destinations;

· Full signing and lighting details as appropriate;

· Confirmation of full compliance with current Departmental Standards (DMRB) and Policies (or approved relaxations / departures from standards); 

· Independent Stage One and Stage Two Road Safety Audit (Stage Two to take account of any Stage One Road Safety Audit recommendations) carried out in accordance with current Departmental Standards (DMRB) and Advice Notes; 

· New approach to Appraisal (NATA) / Project Appraisal Report (PAR) assessment; 

· Details of any proposed works that may put any embankment or earthworks relating to the structural integrity of the SRN at risk. 

As the mitigating works to the SRN are not to be paid for with public monies the developer will have to enter a section 278 agreement with the Highways Agency on behalf of the Secretary of State. These legal agreements can take some time to prepare and the applicant is advised to commence discussions with the relevant persons within the Agency as early as is practicable to ensure there are no delays to the intended opening of the development.

12
The Port Salford Steering Group should be the mechanism through which the travel is managed and monitored. It will also be the forum through which the travel plan will be amended to adapt to the changing transport conditions within and around Port Salford. 

13
All infrastructure that is to be adopted by Salford City Council shall be designed to the satisfaction of the Local Planning Authority in consultation with the Local Highway Authority. 

​​​

APPLICATION No:
04/48640/ART10

APPLICANT:
Peel Investments (North) Ltd

LOCATION:
Land Between Mid Point Of Manchester Ship Canal And David Lloyd Racquets And Fitness Centre Trafford (Article 10)    

PROPOSAL:
Article 10 Consultation received from Trafford Metropolitan Borough Council in respect of a planning application for construction of new canal road crossing and associated roads and improvements to existing roads

1.1

This Article 10 consultation has been received from Trafford Council and relates to the construction of new canal road crossing and associated roads and improvements to existing roads.

1.2
The site is located on Land between the Mid Point of the Manchester Ship Canal and David Lloyd Racquets and Fitness Centre/JJB Soccerdrome, Trafford Park, Trafford.

1.3
The area comprises commercial, industrial and leisure uses and the proposed roads and bridge would be located over the Manchester Ship Canal and close to the Chill Factor, David Lloyd Centre and the JJB Soccerdrome.
1.4
An extensive assessment has been undertaken under application 03/47344/EIAHYB, which should be considered in full in conjunction with this application and is provided under the secondly section of this report, the planning appraisal, and the fifth section Appendix A, where a full summary of all of the consultation responses is listed.

1.5
The crossing and roads are integral to the wider WGIS scheme and is entirely necessary in order to provide highway improvement and appropriate access to the Port Salford and Salford City Reds Stadium site, which is allocated as a Strategic Regional Site, Barton, by policy E1. Policy E1 requires any development on this site to satisfy a number of criteria, including the following two:

· Make an appropriate and proportional contribution to the provision of road infrastructure and services required to enable the development of the whole site and of UDP allocation E4/9, so as to ensure that there would be no unacceptable impact on the Strategic Route Network;
· Secure improvements to public transport to the site including, if appropriate, contributions towards the provision of the physical infrastructure of a Metrolink line from Eccles to serve the site. The layout shall allow for the line to extend to the Trafford Centre and Trafford Park.
1.6
These road improvements and the wider WGIS development are necessary in order to satisfy these two criteria.

1.7
The Highway Manager has undertaken a full assessment of the highway modelling provided as part of the Transport Assessment and concluded that the new roads in conjunction with the wider WGIS scheme and associated major developments including Port Salford and the Salford City Reds Stadium will be acceptable in terms of its impact on the local and strategic highway network.

1.8

Urban Vision Environmental Consultants have also looked at the wider scheme and liaises closely with their colleagues at Trafford in respect of noise, air quality, general disturbance and conditions and is satisfied that the project, subject to mitigation measures will not compromise noise and vibration, air quality and dust.

1.9

Salford City Council has no objections to this planning application.

2

RECOMMENDATION

2.1

No Objection 

APPLICATION No:
09/57355/FUL

APPLICANT:
Sainburys Supermarkets Ltd

LOCATION:
Sainsburys Supermarket 100 Regent Road Salford M5 4QU   

PROPOSAL:
Refurbishment and extensions to existing supermarket, reconfiguration of existing car parking areas, staff parking areas and service yard improvements

WARD:
Ordsall

Description of Site and Surroundings 

This application relates to the Sainsbury’s Supermarket on Regent Road. The supermarket fronts onto the Regents Park Retail Park, with access being taken from Oldfield Road and Ordsall Lane. A large car park provides 395 parking spaces for patrons, including 26 spaces that are suitable for use by disabled persons, and there is a smaller car park for staff, which provides 24 spaces. 

A series of retail units on the Regents Park Retail Park occupy the land to the north, there is a Staples store and a hotel and restaurant to the east and a mix of commercial uses to the west including a public house, the Early Action Group offices and Salford Service Station. A series of residential units and a petrol filling station occupy the land to the south, located across Regent Road, approximately 70m from the Regent Road frontage of the store.  
Description of Proposal

Planning permission is sought to increase the size of the store via a series of extensions. The proposed extensions would extend the gross internal floorspace from 7,656sqm to 8,929sqm, representing a 16.6% increase. The net sales area would be extended from 4,116sqm to 5,335sqm, an increase of 29.6%. The increase in floorspace will be accompanied with an associated increase in jobs, which will be in the order of 28 full time equivalents. 

It is proposed to erect a two-storey extension to the south eastern corner of the store in order to provide a more spacious trading area at ground floor and to enable the café to be extended and relocated at first floor level. This extension would run for 16m along the Regent Road frontage and 27m along the car park frontage. It would measure 9m in height with a flat roof. The extension would be constructed using a palette of materials that includes bricks, cladding and glazed panels. It is also proposed to infill the areas under the covered walkway that runs across the front of the store using a mixture of glazed panels and brickwork in order that the checkout line can be pulled forward and a new customer toilets facility created. A new front entrance lobby would also be created on the front elevation via the erection of a small single storey front extension (5.5m by 12m). Also, a new canopy that runs across front elevation of the store would be installed on either side of the new entrance in order to provide areas of covered trolley and cycle storage. 

A single storey rear extension is proposed in the northwestern corner, adjacent to the service yard, in order to extend the sales area and provide an enlarged sales floor and back of house area. The extension would project 12m from the northwestern corner of the store and it would run for 33m along the western elevation. It would have a flat roof that is 6.8m in height. Beyond the rear extension it is proposed to install an extension to the loading dock in order to permit increased efficiency and security by allowing delivery vehicles to unload goods directly to a secure holding area. This element would have a footprint of 8.5m by 11.5m and it would measure 4.6m in height with a flat roof. Both the rear extension and the loading dock would be finished with grey metal cladding panels. In order to allow safe vehicle circulation in the service yard area the staff parking area would be removed. The proposal would not provide for a replacement staff car park.   

In addition to the extensions it is also proposed to alter the car-parking layout in order to improve vehicular flows through the site by widening the access road to the petrol filling station and creating a new entrance/exit to the car park. The existing cross isle would be infilled with parking bays. These works would see customer parking being increased to 403 spaces, including 29 that are suitable for use by disabled persons. 

Site History

None of relevance to this application 

Publicity

A press notice was published on the 12.02.2009

A site notice was posted on the 25.02.2009

The following addresses were notified of the application – 

55 Ordsall Lane

Park Royal Service Station, Regent Road

Flats 114 to 121 Rosalind Court, Asgard Drive

Flats 58 to 65 Imogen Court, Asgard Drive

Flats 1 to 8 Miranda Court, Asgard Drive

Flats 155 to 170 Olivia Court, Asgard Drive

54 to 98 (even) St Bartholomews Drive

The Wellington Inn, 120 Regent Road

2, 32-34, 30 and 43 Duncan Street 

Johnstone Paints, Duncan Street

Elite Foam, Duncan Street

Early Action Group, 84 Oldfield Road

Dunnes Stores, Regents Park, Ordsall Lane

Boots PLC, Regents Park, Ordsall Lane

Maplin Electronics, Regents Park, Ordsall Lane

Deichmann Shoes, Regents Park, Ordsall Lane

Staples, 100 Regent Road

Units E1 and E2 44 Regents Park, Ordsall Lane

Unit E 46 Regents Park, Ordsall Lane

Unit G Regents Park, Ordsall Lane

Unit 42, unit D1 and Unit D2, 42 Regents Park, Ordsall Lane

Unit 42 Regents Park, Ordsall Lane

Unit C, 40 Regents Park, Ordsall Lane

Unit D Regents Park, Ordsall Lane

Units 1A and 2A, 36 Regents Park, Ordsall Lane

Unit 2 Regents Park, Ordsall Lane

Unit 38B and unit 38 Regents Park, Ordsall Lane

Units A1-AC Regents Park, Ordsall Lane

Representations

No letters of representation have been received in response to the application publicity

Consultations

Environment Agency – No objections subject to the attachment of a condition to ensure that the development is carried out in accordance with the details of the Flood Risk Assessment produced by Hadfield Cawkwell Davidson dated 27.1.2009

Urban Vision Environment – No comments received to date

Architectural Liaison Officer – No objections but recommend that the applicant installs security approved products including external doors that meet the LPS1175 security rating 2 standard, bollards that meet PAS 68 standard, glazing that is laminated and a minimum of 7.5mm thick and roller shutters meet the LPS 1175 security rating 2 standard

Miller Goodall Acoustic Consultants – No objections

The Development Plan

Adopted Regional Spatial Strategy

DP1 Spatial Principles

DP2 Promote Sustainable Communities

DP4 Make the Best Use of Existing Resources and Infrastructure

DP5 Manage Travel Demand; Reduce the Need to Travel, and increase Accessibility

DP7 Promote Environmental Quality

W1 Strengthening the Regional Economy

W5 Retail Development

RT2 Managing Travel Demand

RT9 Walking and Cycling

Adopted City of Salford Unitary Development Plan 

Site Specific: 
  S1/21 – Regent Road and Ordsall Neighbourhood Centre

Other policies:
ST9 Protecting and enhancing the vitality and viability of neighbourhood centres

DES1 Respecting Context


DES2 Circulation and Movement

DES7 Amenity of Users and Neighbours

DES10 Design and Crime 

A2 Cyclists Pedestrians and the Disabled

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

EN16 Contaminated land

Other Material Considerations

Planning Policy Statement 1 – Delivering Sustainable Development

Planning Policy Statement 6 – Planning For Town Centres

Planning Policy Guidance Note 13 - Transport

Planning Obligations SPD (March 2007)

Design and Crime SPD (July 2006)

Sustainable Design and Construction SPD (March 2008)

Design SPD (March 2008)

Appraisal

The main planning issues relating to this application are: whether the principle of development is acceptable, whether the design of the proposed development is acceptable, whether there would be a detrimental impact on residential amenity and whether the proposed level of parking is acceptable. The issues are considered in turn below.

Principle of Development

Policy W5 of the RSS sets out the regional hierarchy in terms of the regional centres and main towns. It states the investment, of an appropriate scale, in centres not specifically identified within the policy will be encouraged in order to maintain and enhance their vitality and viability.
Policy S1 of the adopted UDP relates to retail and leisure development within existing town and neighbourhood centres. It states that planning permission will be granted for retail and leisure development within town centres and neighbourhood centres, provided that the development would: be of a scale appropriate to the centre; be, or would be made to be, accessible by a choice of means of transport, including public transport, walking and cycling; not give rise to unacceptable levels of traffic congestion, or have an adverse impact on highway safety in terms of traffic generation, parking or servicing; wherever practicable, make car parking facilities provided as part of the development available to all short-stay visitors to the town centre; be of a high standard of design and support an attractive external environment; and not have an unacceptable impact on environmental quality or residential amenity.

Policy ST9 of the adopted UDP seeks to protect and enhance the vitality and viability of neighbourhood centres by supporting the provision of a comprehensive and accessible range of retail and other local facilities by directing development according to the sequential approach, whereby town and neighbourhood centres are the preferred location for new retail development. 

Sainsburys is located within the Regent Road neighbourhood centre, as defined in Unitary Development Plan (UDP) policy S1. The proposals to extend the store are in accordance with the aims of RSS policy W5 and UDP policy ST9.

Planning Policy Statement 6 - Planning for Town Centres establishes that the Government’s key objective for town centres is to promote their vitality and viability by planning for the growth and development of existing centres, and promoting and enhancing existing centres by focusing development proposals involving traditional town centres uses, including offices, within them.  For development within a neighbourhood centre to be acceptable evidence needs to be provided to demonstrate that any new development is of a scale appropriate to the neighbourhood centre and that it is accessible by a range of modes of transport.

The proposals would extend the gross internal floorspace of the store from 7,656sqm to 8,929sqm, representing a 16.6% increase on the existing floor area and the net sales area would be extended from 4,116sqm to 5,335sqm, an increase of 29.6%. The gross floorspace that would be provided, 1.232sqm, represents a 5.8% increase in the existing provision within the neighbourhood centre. Having regard to the fact that the Salford Retail Study (Part II – Market Overview Assessment, 2003) carried out by King Sturge, identifies the Sainsbury’s store as the anchor for the Regent Road retail park, it is considered that the scale of this proposal is acceptable in the context of the wider retail offer of the neighbourhood centre. The extension would not impact on the role and function of the neighbourhood centre, nor would it change the extent of the catchment area from which the store would draw patrons. The scale of the proposal is therefore considered to be acceptable. 

The site is located within the Regent Road neighbourhood centre and consequently it is considered that the proposal is acceptable with regards to accessibility – there are numerous residential units located within 70m of the site who can easily walk or cycle to the site and there is a bus stop adjacent to the store on Regent Road which provides regular bus services to Manchester, Eccles, Clifton and Liverpool. 

It is considered that the principle of extending the store is acceptable, as it is in accordance with Planning Policy Statement 6 - Planning for Town Centres, policy ST9 and criterion i and ii of policy S2 of the adopted UDP for Salford.  

Design, Scale and Massing

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

Policy DES8 states that planning permission will only be granted for alterations or extensions to existing buildings that respect the general scale, character, rhythm, proportions, details and materials of the original structure and complement the general character of the surrounding area.

There have been extensive discussions at both the pre-app stage and during the life of the application to secure improvements to the design.

The Regent Road elevation of the existing store has a staggered ridgeline. As a consequence it is considered that the proposed two-storey corner extension would respect the scale and massing of the existing store, being set 5.5m below the highest point of the stores Regent Road frontage, 2.4m above the lowest ridge. The extension would be sited so that it respects the established building line on Regent Road. The modern flat roofed structure would be constructed using bricks, a variety of cladding panels and large glazed panels; a mixed palette that includes elements that will ensure the extension relates well to the existing store while introducing new materials that add distinctiveness and help to create a focal point on the Regent Road frontage. It is considered that the use of glazing panels to the side and front elevation would improve the stores relationship with Regent Road and the car park by giving the appearance of active frontage on these elevations. 

The infill extensions at the front of the store would be constructed using brick and glazed panels and consequently these extensions would respect the established fabric of the building. Their introduction would also help to modernise the appearance of the building. The addition of the new entrance lobby would further modernise the store and it would provide a visual link between the modern two-storey corner extension and the existing building, helping to unite old and new. 

The proposed rear extension and the alterations to the service yard would be set below the roofline of the existing store and consequently they are considered to be appropriate in terms of scale and massing. These elements would have a low visibility within the street scene given that the north western corner of the store is set below street level, screened from Oldfield Road by a brick retaining wall and screened from the access road into the Regent Road retail park by a mature landscaped mound. Having regard to the low level of visibility it is considered that the proposals to introduce a flat roofed, metal clad extensions in this area would not have an adverse impact upon the visual amenity of the area. 

Subject to the attachment of a condition requiring the submission of material samples it is considered the proposed extensions would sit comfortably within the established street scene and make a positive contribution to the visual amenity of the area in accordance with policies DES1 and DES8 of the adopted UDP. 

Policy DES10 states that development will not be permitted unless it is designed to discourage crime, antisocial behaviour and fear of crime.

With regards to policy DES10 a crime prevention plan was submitted in support of the application. The Greater Manchester Police Architectural Liaison Officer has reviewed the plan and has confirmed that there are no issues from a design and crime perspective, subject to the development being carried out in accordance with the details of the crime prevention plan. It is recommended that a condition be attached to ensure that this happens. The proposal is therefore considered to be in accordance with policy DES10. 

Sustainable Design and Construction

Policy DP9 of the Regional Spatial Strategy requires applicants to ensure that developments meet the minimum standards set out in the North West Sustainability Checklist for Developments and apply ‘good’ or ‘best practice’ standards wherever possible.

The applicant has submitted information both via a sustainability statement and also within the newly Adopted Regional Spatial Strategy. The information submitted is detailed below:

Off-setting climate change by encouraging energy efficiencies – 

· The sustainability statement and the RSS checklist confirm that Sainsburys are committed to reducing their carbon dioxide emissions by sourcing energy responsibly, minimising energy demand and promoting energy efficient consumption. 

· In order to reduce energy demand percussion taps, low/zero flush urinals and low flush WC’s will be used to reduce water usage. The following energy efficient technologies will also be incorporated into the development.

1. Fluorescent high T5 16mm frequency lighting with efficiency exceeding Building Regulation requirements 

2. Accent display lighting typically 35/70w CDM-T with efficiency exceeding Building Regulation requirements 

3. External lighting typically 150w Metal Halide with efficiency exceeding Building Regulation requirements 

4. Presence detector operated lighting in staff facilities area 

5. Economy setting on the main sales area supply fan using an invertor drive 

6. Removal of staff operated sales area lighting override facility 

7. LED Frozen case lighting 

8. Bakery equipment is sourced in agreement with DEFRA 

9. Cold air is removed from the chiller aisle and utilised to cool certain areas of the store specifically the computer rooms and offices. 

10. Use of weir screens on refrigeration to improve their efficiency. 

· Sainsburys will employ a full store building management system that pre-authorises all use of energy throughout the store in order to avoid unnecessary use resulting from human error. 

· Sainsburys purchase energy from suppliers that produce 10% of electricity from renewable sources, with a further 40% of their electricity coming from Combined Heat and Power Plants.

· With regards to renewables Sainsbury’s have confirmed a commitment to the use of renewable resources both during the construction and operational phases of the store extension and the in house Sustainability Team are considering the use of wind turbines, photo-voltaic panels, solar panels and ground source heating and cooling systems, combined heat and power. However, in order to fully understand how a store can perform, it is necessary to undertaken a detailed assessment of the existing store and proposed extension by a specialist low carbon consultant, something which is best undertaken at the detailed design stage once a contract for the construction of the extension has been awarded and the exact construction programme and performance of the existing/proposed building are understood in more detail via the production of building regulations drawings. 

Place making –

· The proposal is for an extension to an existing store that is located in an accessible location within the Regent Road Neighbourhood centre.

· The development addresses the street and there are clear vehicular and pedestrian access points making the development easy to read and navigate through. 

· The development embodies the principles of ‘Secure By Design’ 

· A public exhibition was held prior to the submission of an application and 90% of respondents were in favour of the proposals

Transport –

· The application site is located within the Regent Road neighbourhood centre with its various goods and services

· The development is accessible by foot and by bus and there is secure covered cycle parking facilities for 48 cycles
Resources – 

· The site is not at risk from flooding. A flood risk assessment has been produced, reviewed and agreed by drainage engineers and the Environment Agency. 

· In order to demonstrate how construction waste will be kept to a minimum and how it will be handled a draft Site Waste Management Plan has been produced – this will be updated as the project progresses.

· Part of the rear service yard is used for recycling 

Business - 

· The proposals will result in an improved retail offer at an established and popular destination.

· The proposal would result in a larger supermarket with an associated increase in jobs which will be in the order of 28 full time equivalents. 
It is considered that the applicant has taken all reasonable steps to ensure that the development is sustainable and is in accordance with the requirements of both the Adopted Supplementary Planning Document ‘Sustainable Design and Construction’ and the Adopted Regional Spatial Strategy. It is recommended that a condition is attached to any approval to ensure that a scheme detailing the various energy efficiencies is submitted and approved prior to the commencement of development. 
Impact on Amenity

Policy 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.

The land to the north, east and west is not used for residential purposes. 

The closest residential properties are located on Asgard Grove, which is located approximately 70m from the application site, across Regent Road. Having regard to the 70m separation it is not considered that the proposed extensions would have an adverse impact upon the residential amenity the occupants of Olivia Court and Rosalind Court can reasonably expect to enjoy. 

The proposals are therefore considered to be in accordance with policy DES7 of the adopted UDP. 

Highway Implications

Paragraph 49 of Planning Policy Guidance Note 13 on Transport states that reducing the amount of parking in new development (and in the expansion and change of use in existing development) is essential, as part of a package of planning and transport measures, to promote sustainable travel choices. Paragraph 51 states that Local Planning Authorities should not require developers to provide more spaces than they themselves wish, other than in exceptional circumstances where there are significant implications for road safety which cannot be resolved through the introduction or enforcement of on-street parking controls before going on to state in paragraph 52 that there should be no minimum standards for development. 

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

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

Policy A10 considers that development will be required to not exceed maximum car parking standards.  

According to the parking standards set out in appendix C of the adopted UDP a maximum of 558 parking spaces should be provided for the development based on gross floor area. The proposal would provide 403 spaces, including 29 that are suitable for use by disabled persons. It would also provide cycle parking for 48 cycles.

The site is located within the Regent Road Neighbourhood Centre and it is accessible on foot, by bicycle and via bus with an adjoining bus stop providing transfers to areas throughout the Greater Manchester region and onto Merseyside. The site is therefore considered to be in an accessible location. The transport assessment submitted with the application demonstrates that the proposal would not result in a material increase in traffic flow and that that the proposal will not result in a material change in the operating levels of Sainsbury’s car park at times of peak operation. 

Having regard to the accessible nature of the site, the maximum parking levels set out in the UDP, the existing level of provision and the fact that there would not be a material increase in traffic flow or operating levels within the car park at peak time it is considered that the level of parking proposed is sufficient. The parking and access is laid out to a satisfactory standard and as such there are no issues with regard to highway safety.
Developer Contributions

Policy DEV5 requires development that 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. 

Policy OB2 of the planning obligations SPD requires a contribution of £20 per square metre towards improvements to the public realm, infrastructure or heritage features within the vicinity of the application site. 
Policy OB3 of the Planning Obligations SPD relates to construction training. It states that major developments should contribute to the improvement of construction skills amongst Salford residents. The contribution that should be sought from a new development to feed into schemes that provide construction training is £1.50 per square metre 

Policy OB4 of the Planning Obligations SPD relates to climate change. It states that unless schemes achieve a very good BREAM rating major developments should make a contribution of £2 per square metre towards projects aimed at reducing and offsetting carbon dioxide emissions. 

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

In accordance with the polices above a total payment of £28,952 (£29,675.80 including administration fee) would be required which can be broken down in the following table – 

	Type of contribution
	
	Cost

	Public Open Space
	N/A as the scheme is non residential


	
	

	Public realm, Infrastructure and heritage
	£20 per m2 non-residential floorspace
	£20 x 1232
	£24,640

	Construction training
	£1.50 per m2 non-residential floorspace
	£1.50 x 1232
	£1,848



	Climate change
	£2 per m2 non-residential floorspace
	£2 x 1232
	£2464



	Sub total
	£28,952

	Plus 2.5% administration fee
	£723.80

	Total
	£29,675.80


The developer is aware of the level of contributions required and they have agreed to the attachment of conditions to secure these monies and the 2.5% administration fee.

Other Issues

There are a number of trees on and surrounding the application site, none of which are protected by a tree preservation order. In accordance with policy TD1 of the Council’s Supplementary Planning Document on Trees a tree survey has been submitted with the application. A total of 18 trees would be removed in order to facilitate the development including 11 trees within the service yard area, on the landscaped mound and at the entrance and seven trees within the car park area. One tree within the car park would also be removed from its current location and replanted. It should be noted that the tree loss shown in the service yard is dependent on the route of the high-pressure gas main, which will not be determined until further surveys are undertaken and as such the figure of 11 trees to be removed in the service yard area is based on the worst-case scenario – it may well be that more trees will be retained than currently shown. The Council’s consultant arborist has inspected the trees and he does not have any objection to their removal as it would not have a negative impact upon the amenity of the area. In order to protect the trees remaining on site during the construction period it is recommended that a condition requiring a scheme for protective fencing be attached. It is also recommended that a condition requiring 2 for 1 replacements is attached in order that the treescape of the area is unaffected by the development.  
Value Added to Development

Improvements have been achieved during pre-application discussions and during the application process with the height and design of the front corner extension being amended in order that the development better respects the original store and ensure that the development appears to have an active frontage onto Regent Road. 

The development has also been amended in order that the three trees on the Regent Road frontage can be maintained, thereby allowing the tree lined boulevard on Regent Road to be unaffected by the development. 

Conclusion

In conclusion, it is considered that the principle of extending the store is acceptable.  There are no issues with regards to design, amenity or highway safety. The proposal therefore complies with the relevant policies of the development Plan and there are no material considerations that outweigh this finding. 

Recommendation

Approve Subject to the following Conditions and that the Strategic Director of Customer and Support Services be given authority to enter into a legal agreement under Section 106 of the Town and Country Planning Act 1990 to secure improvements to the public realm, schemes to offset climate change and construction training schemes.

RECOMMENDATION:

Approve Subject to the following Conditions

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

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

3.
The development hereby approved shall be fully implemented in accordance with the flood mitigation measures detailed in the Flood Risk Assessment carried out by Hadfield Cawkwell Davidson dated 27 January 2009 unless otherwise agreed in writing by the Local Planning Authority.

4.
Prior to the commencement of development details of the existing and proposed ground and finished floor levels 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 the commencement of development details of the proposed surface water drainage system 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.

6.
Notwithstanding the details submitted no development shall be started until all the trees within (or overhanging) the site, with the exception of those trees clearly shown to be felled on the submitted plan, have been surrounded by substantial fences which shall extend to the extreme circumference of the spread of the branches of the trees (or such positions as may be agreed in writing by the Local Planning Authority).  Such fences shall be erected in accordance with a specification to be submitted to and approved in writing by the Local Planning Authority and shall remain until all development is completed and no work, including any form of drainage or storage of materials, earth or topsoil shall take place within the perimeter of such fencing.

7.
Prior to the commencement of the development, a Preliminary Risk Assessment report, including a conceptual model and a site walk over, to assess the potential risk of land contamination, shall be submitted to and approved in writing by the Local Planning Authority.  Should a potential risk be identified then: 

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

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

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

8. 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.


9.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.

10.
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. 

11.
The development hereby approved shall be fully implemented in accordance with the crime prevention plan prepared by Hadfield Cawkwell Davidson dated 19 January 2009 unless otherwise agreed in writing by the Local Planning Authority.

12.
No development shall be commenced unless and until a scheme(s) detailing sustainable construction techniques and energy efficiency measures have been submitted to and approved in writing by the Local Planning Authority. Full consideration shall be given to the use of renewable energy options as part of the scheme(s). The development shall be carried out and maintained in accordance with the approved scheme(s) unless otherwise agreed in writing by the Local Planning Authority.

13.
Unless otherwise agreed in writing a scheme detailing how 36 replacement trees can be accommodated on site shall be submitted to and approved in writing by the Local Planning Authority prior to the commencement of development. The development shall be carried out in accordance with the approved scheme. 

(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 area in accordance with policy DES 1 of the City of Salford Unitary Development Plan.

3.
In order to reduce flooding in accordance with policy EN19 of the adopted Unitary Development Plan.

4.
In order to reduce flooding in accordance with policy EN19 of the adopted Unitary Development Plan.

5.
In order to reduce flooding in accordance with policy EN19 of the adopted Unitary Development Plan.

6.
To safeguard the existing trees on the site and to ensure that adequate provision is made for their protection whilst the development is carried out.

7.
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.

8.
 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.

9.
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.

10.
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.

11.
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.

12.
In the interest of resource conservation in accordance with Policy EN22of the City of Salford Unitary Development Plan 2006.

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


Note(s) for Applicant

1.
In order to comply with condition 5 it will be necessary to demonstrate, as detailed in the FRA, that the proposed surface water drainage system will provide additional attenuation prior to connection with the existing on site drainage system, allowing for an appropriate allowance for climate change

2.
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:
09/57460/REM

APPLICANT:
Peel Media Ltd

LOCATION:
Land At Quay Point Off Broadway Salford Quays Salford 5   

PROPOSAL:
Details of scale and appearance pursuant to outline planning permission 06/53168/OUT for the erection of part 5, part 17, part 21 storey building to comprise 18,628 sq.m of office accommodation, 24,233 sq.m of studio space and 11,170 sq.m of hotel accommodation

WARD:
Ordsall

DESCRIPTION OF SITE AND SURROUNDINGS

The application relates to an area of land situated within a wider site known as Quays Point, which lies to the north of Dock 9. To the north of Quays Point is Broadway, beyond which are a number of industrial uses. To the south, the site is bounded by the Manchester Ship Canal and Dock 9. The Imperial War Museum is located on the opposite side of the Ship Canal, within Trafford. To the south, across Dock 9, are the Lowry Theatre, Lowry Plaza and the Lowry Outlet shopping centre. To the south east of the site are the three NV buildings and the City Lofts development. To the east of the site is the Metrolink tramline, beyond which are industrial units.

The Quays Point site has outline planning permission for layout and access (06/53168/OUT) for the wider Mediacity development. The application site is bounded to the northwest by a 11 storey multi storey car park that is currently under construction (planning application no. 07/55626/FUL), to the southwest by building A, a commercial/ residential unit, to the southeast by an area of public realm, and to the east by building B a mixed use commercial/ residential building and to the north by an area outside of Phase 1 proposed to be a mixed use area.

DESCRIPTION OF PROPOSAL

This application is a re-submission of previous reserve matters approval 07/55650/REM granted in February 2008. This application changes from the approved application only with regard to external elevational changes and the loss of the residential units on site to be replaced with office accommodation.

The application site is known within Mediacity as the Studio Block. Although the block is one single building it comprises of several distinct elements, which are set out in detail below:

· Studios and Post Production Offices

· Mediacity Visitor Centre and Public Areas

· Commercial Office Space

· Hotel

· Screen

a) Studios and Post Production Offices

The main function of the application site is as TV and Radio Production Studios. The facilities for the studios would comprise of:

a. 7 Broadcasting Studios

b. 2 Audio Studios including the Philharmonic Studio

c. Production galleries, technical stores and apparatus rooms

d. Dressing rooms, makeup, wardrobe and greenrooms

e. Production offices and Post production suites

f. Instrument and scenery storage, workshops and service yard

The studios are set within the ‘block’ and do not have a street frontage. There are five large studios set on the ground floor, which includes a studio large enough to accommodate a television show with a studio audience and a specifically designed concert studio for the BBC Philharmonic Orchestra. Each of these larger studios has associated technical rooms, which are accessed of a central spine. A smaller studio is located at the southern end of the site adjacent to the Philharmonic Studio, which comprises of an Audio studio on the ground floor and 3 smaller studios at first floor levels.

Due to the plant and machinery space required for the studios, they extend to several storeys in height. It is proposed that a feature be made of the height of the studios and therefore they will protrude significantly beyond the main height of the building and be visible from the surrounding area.

Within the mezzanine level there are additional break out facilities for the studio. At first floor level are dressing rooms, makeup rooms and additional production offices and stores. There are no proposed changes to the layout or use of the studios and post production offices.

b) Mediacity Visitor Centre and Public Areas
At the southern end of the site adjacent to the plaza the studio block would be accessible to the general public. This area is known as the open centre and would include the proposed Mediacity visitor centre. Access beyond the public area would be strictly controlled. 

The Mediacity visitor centre would provide a 3 storey high space to contain interactive exhibitions, meeting and eating spaces and views into some of the TV and Radio production studios. The visitor centre will also act as the audience handling facility for production with large audiences such as Philharmonic performances. There are no proposed changes to the layout or use of the Mediacity visitor centre or areas available for public access.

c) Commercial Office Space

In a change to the approved plans, the northwestern tower which did contain a mix of office (3252m2) and residential accommodation (168 units) is now proposed to be comprised of solely office accommodation (18,628m2). Within the northwestern tower, floors ground – 2 would be used in conjunction with studio operations, floors 3-8 would be used by the Media Enterprise Centre as commercial offices space with the remaining 11 storeys being used for speculative office space. 


Access to the offices in the northwestern tower is by the VIP reception, midway along the western elevation. Access to the office within the northeastern tower would be via a dedicated entrance located just south of the proposed hotel entrance. 

d) Hotel

The upper floors of the northeastern tower are to contain a 216-bed hotel, the bedrooms of which span across floors 9-16. At ground floor level there is to be a large lobby and entrance area on the eastern elevation with additional meeting rooms. At first floor there is a large restaurant intended to be used in conjunction with the hotel. There are no proposed changes to the layout or use of the Hotel.

e) Screen

One of the key features of the proposed studio block is a large screen at the front of the building designed to be used during public events. The screen forms part of the main structure of the studio block elevation to the main piazza, it has a dual purposed, both as a visual screen and as a covered walkway. 

As and when the technology for a High Definition screen is developed, the fabric panels will be replaced with up to date technology. This will be subject to separate planning applications as and when required. There are no proposed changes at this time to the screen on the southern elevation of the studio block.
SITE HISTORY

In November 2008 planning permission was granted for the erection of a part two-part five, part 18-storey building containing 2,194 sq.m of A3, A4 and A5 (food and drink) 21,041sq.m of B1 (office) and 9,365sq.m of D1 (University). (ref. 08/56940/FUL)

In April 2008 planning permission was granted for details in respect of landscaping for Phase I relating to planning permission 06/53168/OUT (ref. 08/56024/REM)

In February 2008 planning permission was granted for details of scale and appearance pursuant to outline planning permission 06/53168/OUT for the erection of a part 5, part 17, part 21 storey building to comprise of 168 residential units, 3252sq m of office accommodation, 24,233 sq m of studio space and 11,170sq m of hotel accommodation (ref. 07/55650/REM)

An application for erection of 11-storey multi-storey carparking to include 2116 car parking spaces, associated plans and support facilities and commercial units at ground floor level appears elsewhere on this agenda (ref: 07/55626/REM)

In April 2007 a reserved matters application for the erection of 371 residential units, 46,475 sq m of commercial accommodation in three mixed used buildings referred to as A, B, C were granted consent (ref: 07/54178/REM).

In October 2006 outline planning consent was granted for the redevelopment of the land at Quays Point for the redevelopment of business, studios and production space, residential, live work units, retail, hotel and leisure facilities together with associated car parking highway works and open space (ref: 06/53168/OUT)

In November 2003, planning permission was granted for the variation of conditions 1 and 3 on application ref: 97/36749/OUT (development of land for offices, residential, retail, leisure, hotel and car parking) to extend the date for the submission of reserved matters by a further five years to 31st October 2008 (ref: 03/46042/OUT).

In October 2000, outline planning permission was granted for the development of land at Harbour City, Dock 9 And Broadway for offices (91,862sqm) residential, (600 units), retail (2,415sqm), leisure (3,716sqm) and hotel (300 beds) (ref: 97/36749/OUT). 

In January 1999, planning permission was granted for the use of the site as a temporary site storage compound and the siting of storage containers (ref: 98/38480/COU).

CONSULTATIONS

Highways – no comments received to date
Peter Hunter Architect - no comments received to date

Design Team - no comments received to date

Central Salford Urban Regeneration Company – no comments received to date

Trafford MBC – no comments received to date

Grain Wharf Residents Association – no comments received to date

Grain Wharf Management Company – no comments received to date

Urban Vision Environment -  no objection subject to a condition requiring a remediation verification report and noise condition. 

PUBLICITY

A site notice was displayed on 19th November 2007

A press notice was displayed in the Advertiser 29th November 2007

The following neighbour addresses were notified:

	All units at the Lowry Designer Outlet, The Quays, Salford, M50 3AG, 

	All units at Imperial Point, The Quays, Salford, M50 3RA, 

	All units at the NV Buildings, 100 The Quays, Salford, M50 3BE, 

	All units at the Metroplex Business Park, Broadway, Salford, M50 2UW, 

	All  units Washington Centre, 104 - 106 Broadway, Salford, M50 2UW, 

	Unit N, 94 Northstage, Broadway, Salford, M50 2UW, 

	Unit L, 90 Northstage, Broadway, Salford, M50 2UW, 

	Unit M, 92 Northstage, Broadway, Salford, M50 2UW,

	Unit 302 Gerber Technology, Metroplex Business Park, Broadway, Salford, M50 2UE, 

	Unit 400 First Floor, Metroplex Business Park, Broadway, Salford, M50 2UE, 

	2A South Stage, Michigan Avenue, Salford, M50 2GY, 

	2 Michigan Avenue, Salford, M50 2GY, 

	Unit 12, Michigan Avenue, Salford, M50 2GY, 

	Unit 8, Michigan Avenue, Salford, M50 2GY, 

	Unit 10, Michigan Park, Michigan Avenue, Salford, M50 2GY, 

	Raab Karcher, South Langworthy Road, Salford, M5 2PW, 

	30-54 Winnipeg Quay, Salford, M50 3TY, 

	City Lofts (Salford Quays), Town Centre House, Harrogate, Yorkshire

	The Emerson Group, Emerson House, Heyes Lane, Alderley Edge, Cheshire, SK9 7LF, 


REPRESENTATIONS

I have received no letters of objection in respect of the application.

DEVELOPMENT PLAN POLICY

REGIONAL SPATIAL STRATEGY

Site Specific Policies: none

Other policies: 
DP2 Promote Sustainable Communities



DP3 Promote Sustainable Economic Development



DP4 Make the Best Use of Existing Resources and Infrastructure

DP5 Manage Travel Demand; Reduce the Need to Travel, and increase Accessibility

DP7 Promote Environmental Quality

DP9 Reduce Emissions and Adapt to Climate Change

W1 Strengthening the Regional Economy

W5 Retail Development

EM2 Remediating Contaminated Land

EM11 Waste Management Principles

MCR1 Manchester City Region Priorities

MCR2 Regional Centre and Inner Area of Manchester City Region
UNITARY DEVELOPMENT PLAN POLICY

Site specific policies: MX1/3 – Development in Mixed Use Areas (Salford Quays)

Other policies: ST1: Sustainable Urban Neighbourhoods

 ST2: Housing Supply

 ST3: Employment Supply

 ST5: Transport Networks

 ST6: Major Trip Generating Development

 ST7: Mixed-Use Development

 ST8: Environmental Quality

 ST9: Retail, Leisure, Social and Community Provision

 ST11: Location of New Development

 ST12: Development Density

 DES1: Respecting Context

 DES2: Circulation and Movement

 DES3: Design of Public Space

 DES4: Relationship of Development with Public Space

 DES5: Tall Buildings

 DES6: Waterside Development

 DES7: Amenity of Users and Neighbours

 DES9: Landscaping

 DES10: Design and Crime

 DES11: Design Statement

 S2: Retail and Leisure Development Outside Town Centres, and   Neighbourhood Centres

 S4: Amusement Centre and Food and Drink Uses

 A1: Transport Assessments and Travel Plans

 A2: Cyclists, Pedestrians and the Disabled

 A8: Impact of Development on the Highway Network

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

 EN10: Protection of Species

 EN14: Derelict, Underused and Neglected Land

 EN16: Contaminated Land

 EN17: Pollution Control

 EN18: Protection of Water Resources

 EN22: Resource Conservation

 R2: Provision of Recreational Land and Facilities

Other Material Considerations

National Planning Guidance:

Planning Policy Statement 1: Delivering Sustainable Development (PPS1)

Planning Policy Statement 6: Planning for Town Centres (PPS6)

Planning Policy Guidance Note 13: Transport (PPG13)

Planning Policy Statement 23: Planning and Pollution Control (PPS23)

Planning Policy Guidance 24: Planning and Noise (PPG24)

Planning Policy Statement 25: Development and Flood Risk (PPS25)

Supplementary Planning Documents:

Design and Crime SPD

Sustainable Design and Construction SPD

Hot Food Takeaways SPD

Planning Obligations SPD

Design SPD

Planning Guidance:

Flood Risk Planning Guidance

Mediacity:uk & Quays Point Planning Guidance
PLANNING APPRAISAL

The principle of the redevelopment of this site has already been established through the granting of outline planning consent and the approval of a previous reserved matters application. Therefore the main issues for consideration with this application is whether the additional office space is acceptable and whether the proposed design changes are acceptable. Each of these issues will be dealt with in turn below.

Level of Office Development within the site

The principle of office accommodation within this plot has been established in the granting of both the outline planning consent and the subsequent reserved matters application.

Within the outline application condition 6 sets an upper limit of 119,120sq m of B1 uses for the wider development site. Within phase 1 condition 4 requires a maximum of 58, 623sq m office development to be built out. To date within the approved applications of phase 1, 46,475 sq m of office space has granted within buildings A. B and C and an additional 3252 sq m of office space within the approved studio block and an additional 17,631sq m of office space within the recently approved University Building. Without taking into account the additional office space proposed as part of this application the threshold set for phase 1 has been exceeded by 8,735 sq m. A further 30,497sq m of office space has been identified as coming forward within phase 2. 

The change from residential units to speculative office space within the north-western tower results in an additional 15,376sq m of B1 use being provided. When added with the 8,735 sq m already being provide beyond the parameters of phase 1 there is a total of 24,111sq m above phase 1 being provided, this still does not exceed the parameters set out within the Environmental Statement. The total amount of office space now being provided is 82,734sq m.

It has been accepted previously that the parameters as set during the ES do not accurately reflect the masterplan as it has the potential to be built out. The parameters were based on the best information available at the time of the ES. Since the outline consent was approved and conditioned subject to these parameters it is important that the overall quantum of development is not exceeded over all phases when taken together. This application will not result go beyond the tolerances of the ES which underpinned the outline approval and accordingly it is considered that the level of office development being brought forward as part of this application would not be detrimental to the aims of the outline application. However, at a future date a comprehensive review of the level of development likely to come forward across the site must be formally undertaken.

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.

Policy DES4 outlines that development that adjoins public space shall be designed to have a strong and positive relationship with that space.

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

Policy DES11 requires the submission of a design statement with all major applications explaining how the development takes account of the need for good design, the design principles and design concept and how these are reflected in the development’s layout, density, scale, visual appearance and landscaping, the relationship of the development to its site and the wider context and how the development will meet the Council’s design objectives. 

The main change to the proposed development from the previously approved studio block relates to the cladding strategy on the office tower. There is no longer the need for balconies or the same level of glazing as associated with the residential use, therefore the cladding strategy on the tower has been amended to accommodate the solid facades. The design principles of the office tower have been taken from the design principles used for the hotel tower which comprise full height glazing and stone finishes. The overall colour palette for materials will be lighter and warmer tone from those of the BBC buildings in order to differentiate and balance the dominant effect of the dark tones of those buildings. 

With the exception of minor variations to a couple of doorways around the building, the cladding strategy for the rest of the building remains as follows:

 Studios and Post Production Offices

The studios have been designed in such a way that despite having no formal street presence they can be easily seen in the form of large solid boxes protruding through the roof level. Each of these boxes is intended to be coloured to highlight their presences from within the public areas. It is also intended that these boxes with contain graphics, signage and lighting to accentuate their appearance at night.

At street level from the public plaza areas, the public will be able to see in through the glazed open centre and see the continuation of the studio block internally, replicating the techniques used for the studios within building C. The final materials to be used for these blocks will be subject to approval by the Local Planning Authority.

Mediacity Visitor Centre and Public Areas

The Mediacity Visitor Centre and public areas within the studio block are intended to comprise mainly of solid fully glazed elevations. It is proposed that the glazing will be broken up in parts by stone cladding to add visual interest and express some of the functions within the studio.  

Commercial Office Space/ Hotel

The commercial office space on both the office and the hotel tower are comprised of a series of glazed panelling interspersed in a random pattern. The office areas are separated from the hotel areas by a floor of plant. The core areas of the towers will be expressed by a ceramic granite cladding,

Screen

The colonnade screen would be covered by a lightweight translucent tensile fabric, stretched and fixed in 12m by 12m framed bays. It is proposed that the fabric will be white with a super graphic of Media City logo printed on it as a monochrome watermark. The screen will be capable of being lit a variety of ways and will be able to have large-scale images projected in to it. The fabric proposed would be self-cleaning and durable for external use.

The colour palette of materials proposed for the studio block is intended to be of a lighter and warmer tone from those of buildings A, B and C in order to differentiate and balance the more dominant darker tones of those buildings. The stone proposed to be used would be a limestone colouring whilst the metal cladding accents will be in a copper/ bronze metallic finish. Frames will be a bronze anodised colour with natural finish glazing.

It is recognised that due to the many uses that have to be accommodated within this building, along very specific technical requirements that this building poses a very difficult challenge in achieving high quality of design, balance and composition. It is considered that the overall design of the development and materials proposed are acceptable in principle.

Amenity

Policy DES7 states that all new development will be required to provide potential users with a satisfactory level of amenity in terms of space, sunlight, daylight, privacy, aspect and layout

In regards to the amenity of future occupants of the hotel, there is a distance of 36m between habitable rooms and office windows, which is considered to be acceptable.

Urban Vision Environment has recommended that conditions be attached to this consent for relating to land contamination and noise from plant and machinery. Since this is an application for reserved matters, these issues have been appropriately conditioned as part of the outline consent and therefore there is no need to add the same conditions to this application.

VALUE ADDED TO DEVELOPMENT


This application is the result of ongoing discussions with the applicants and their advisors. Through these discussions improvements to the design of the building have been made. It is considered that these discussions are an ongoing process that will continue for the remaining phases of the redevelopment of Quays Point.

CONCLUSION

It is considered that the proposed development would set a high benchmark in respect of design and quality to which the later phases and development in this area would be required to meet.  The proposed cladding strategy for the proposed office element is consistent with that of the hotel and is considered to be acceptable. Whilst the amount of office space proposed takes the development above the threshold identified within phase one, it remains within the thresholds of the wider ES and therefore is considered to be acceptable.

Overall I am satisfied that the proposal would comply with the thrust of national, regional and local planning policy and I therefore recommend that the application be approved.

RECOMMENDATION

Approve subject to the following conditions:

1. Notwithstanding the plans hereby submitted no plant or equipment, including any satellites, antenna or telecommunication equipment shall be externally located on any of the buildings hereby permitted unless full details of the size, colour and location of any such equipment have been submitted to and approved in writing by the Local Planning Authority. The equipment shall then be sited in accordance with the approved details unless otherwise agreed in writing.

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

2. Prior to the commencement of the development samples of material to be used in the screen shall be submitted to and approved in writing by the Local Planning Authority. All works shall be undertaken strictly in accordance with the details as approved unless otherwise first agreed in writing by the Local Planning Authority.

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

RECOMMENDATION:

Approve Subject to the following Conditions

1.
Notwithstanding the plans hereby submitted no plant or equipment, including any satellites, antenna or telecommunication equipment shall be externally located on any of the buildings hereby permitted unless full details of the size, colour and location of any such equipment have been submitted to and approved in writing by the Local Planning Authority. The equipment shall then be sited in accordance with the approved details unless otherwise agreed in writing.

2.
Prior to the commencement of the development samples of material to be used in the screen shall be submitted to and approved in writing by the Local Planning Authority. All works shall be undertaken strictly in accordance with the details as approved unless otherwise first agreed in writing by the Local Planning Authority.

(Reasons)

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

2.
Reason: To safeguard the amenity of the area in accordance with policy DES 1 of the City of Salford Unitary Development Plan.

APPLICATION No:
09/57424/HH

APPLICANT:
R Garrido

LOCATION:
143 The Green Worsley M28 2PA    

PROPOSAL:
Construction of a new pitched roof over existing single storey rear element of dwelling

WARD:
Worsley

DESCRIPTION OF SITE AND SURROUNDINGS

The property is a grade II listed building and is located within the Worsley Village Conservation Area. It is a mid terraced property, which forms part of a row of 6 properties which are all grade II listed.

The property has an existing single storey out rigger to the rear which straddles the boundary with 144 The Green and is shared by both properties. To the opposite side of the rear yard, along the boundary with 142 The Green the property also has a flat roofed outrigger which accommodates the kitchen and it is over this outrigger which it is proposed to construct a new roof.

The rear garden has been extended with permission over an access path. Beyond this is the Boat yard.

DESCRIPTION OF PROPOSAL

Permission is sought for the construction of a new pitched roof over the existing single storey rear element and a raised decking area to the rear.

The existing single storey rear element is sited along the common boundary with 142 the Green. The proposed new mono pitch roof would be approximately 4.6m in height at its highest point. The roof would be a timber frame with glass panes and a decorative roof tile along its ridge. 

It is also proposed to alter a number of the existing windows in the rear elevation of the property and the window in the side elevation of the single storey rear element as well as a number of internal alterations. These alterations do not require planning permission and as such will not be considered as part of this application. They are however considered under application 09/57425/LBC which is included on this agenda. 

The proposed raised decking area would be sited to the rear of the dwelling. It would be approximately 0.5m in height and would provide access from the garden room into the rear garden area. It would be sited between the garden room and the single storey out rigger along the common boundary with 144 The Green and would project approximately 2.9m from the main rear elevation of the existing dwelling.

SITE HISTORY
04/48269/TREECA - Fell one tree (T1). Permitted 03/06/2004

05/50622/FUL - Extension to rear yard to provide extended garden area, erection of 2.13m high fence and gates and erection of garden shed and erection of satellite dish to rear elevation of main house. Permitted 07/07/2005

05/50623/LBC – Listed Building Consent for the demolition of rear yard wall and erection of timber panel fence to provide extended garden area and erection of satellite dish to rear elevation of main house. Permitted 07/07/2005

09/57425/LBC - Listed Building Consent for the construction of a new pitched roof over existing single storey element of dwelling, alterations to elevation and internal alterations. This application has not yet been determined. 

PUBLICITY

The following neighbour addresses were notified:

- 142 and 144 The Green, Worsley

Site notice: 12/03/2009

Press notice: 13/03/2009

REPRESENTATIONS

The application is to be determined by the Planning and Transportation Regulatory Panel for the following reason:

1. The applicant is Councillor Robin Garrido

DEVELOPMENT PLAN POLICY

UNITARY DEVELOPMENT PLAN 

DES1 (Respecting Context)

DES7 (Amenity of Users and Neighbours)

DES8 (Alterations and Extensions)

CH1  (Works to, and demolition, of Listed Buildings)

OTHER MATERIAL PLANNING CONSIDERATIONS

PPG15 - Planning and the Historic Environment.

SUPPLEMENTARY PLANNING DOCUMENTS 

House Extensions Supplementary Planning Document. 

PLANNING APPRAISAL

DESIGN

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

UDP Policy DES8 states that planning permission will only be granted for alterations or extensions to existing buildings that respect the general scale, character, rhythm, proportions, details and materials of the original structure and complement the general character of the surrounding area. 

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.

Policy CH1 states that proposals involving the alteration, extension, change of use or partial demolition of a listed building will be permitted only where they would preserve or enhance the character and features of special architectural interest that contribute to the reasons for its listing.

The proposed new roof over the existing single storey rear element would not be visible from The Green. There is a small alley to the rear of some of the properties in the row, however this is for private access for the residents only.

It is considered that the proposed new roof over the existing single storey rear element would enhance the character of the listed building and would be more in keeping and improve the appearance of the existing flat roof. 

The Council’s Conservation Officer has been consulted and has no objections. The following comments have been provided:

“The replacement of the existing flat roof with the pitched, glazed roof would present an elevation, the shape of which would be more in keeping with the visual appearance of the existing, original outbuilding.”

 

It is therefore considered that the proposed development would not detract from the Character and Setting of the Listed Building and would be in accordance with CH1 and CH2 of the Unitary Development Plan and the general thrust of PPG15, Planning and the Historic Environment. 

AMENITY 

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

The proposed new roof would be approximately 4.6m in height at its highest point,along the common boundary with 142 The Green.

142 The Green also has an existing single storey rear element along this boundary. It has a flat roof and is approximately 3.4m in height. 

The existing single storey element and proposed new roof at the application site would not project beyond the existing single storey rear element at 142 The Green. 

Along the common boundary with the other adjoining property, 144 The Green is a single storey outrigger which straddles the boundary and is shared by both properties. This part of the building has a pitched roof and is approximately 3.6m in height at its highest point. The new roof would be partially screened by this and as such it would not be highly visible from 144 The Green.

There are no properties to the rear of the application site which would directly face the proposal.

It is therefore considered that the proposed new roof would not result in an unacceptable detrimental impact on the occupiers of surrounding properties in accordance with DES7 of the UDP and the House Extensions Supplementary Planning Document.

The proposed raised decking area would be screened to both sides by the existing single storey rear elements at the application site and as such would not result in an unacceptable detrimental impact in terms of loss of privacy in accordance with HE2 and DES7.

CONCLUSION

The proposal would not result in an unacceptable detrimental impact on the street scene or the amenity of neighbours and future occupiers in accordance with all relevant policies within the Unitary Development Plan and House Extensions Supplementary Planning Document and there are no other material considerations that outweigh those policies. 

RECOMMENDATION:

Approve Subject to the following Conditions

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

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

Reasons

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

2.
To ensure the development fits in with the existing building in accordance with policy DES1 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 their site lies within 250m of a former landfill site.  In the event that landfill gas is migrating, suitable precautions need to be undertaken to avoid the ingress of landfill gas into the new extension or existing house.  It is strongly advised that the detailed design specification incorporates suitable measures to mitigate against the ingress of landfill gas.  Any measures would be expected to conform to the standards contained in the 1990 Building research Establishment Report "Construction of new buildings on gas-contaminated land"

3.
Please note this permission relates to drawing numbers 09/1882/01 and 09/1882/02 received 24th February 2009.

APPLICATION No:
09/57425/LBC

APPLICANT:
R Garrido

LOCATION:
143 The Green Worsley M28 2PA    

PROPOSAL:
Listed Building Consent for the construction of a new pitched roof over existing single storey element of dwelling, alterations to elevation and internal alterations

WARD:
Worsley

DESCRIPTION OF SITE AND SURROUNDINGS

The property is a grade II listed building and is located within the Worsley Village Conservation Area. It is a mid terraced property, which forms part of a row of 6 properties which are all grade II listed.

The property has an existing single storey out rigger to the rear which straddles the boundary with 144 The Green and is shared by both properties. To the opposite side of the rear yard, along the boundary with 142 The Green the property also has a flat roofed outrigger which accommodates the kitchen and it is over this outrigger which it is proposed to construct a new roof.

The rear garden has been extended with permission over an access path. Beyond this is the Boat yard.

DESCRIPTION OF PROPOSAL

Listed building consent is sought for the construction of a new mono pitched roof over the existing single storey rear element of the dwelling, alterations to the rear elevation and internal alterations.

The proposed new mono pitch roof would be approximately 4.6m in height at its highest point. The roof would be a timber frame with glass panes and a decorative roof tile along its ridge. 

The existing window in the side elevation of the existing single storey rear outrigger would be replaced with patio doors and would allow access from the sun/garden room into the garden area onto a raised decking area. (Approximately 0.55m in height. 

Proposed alterations to the main rear elevation of the existing dwelling are as follows:

· The first floor bathroom window, adjacent the boundary with 142 The Green will be replaced with a new window. The existing window is located just below the eaves of the roof, is set in approximately 0.1m form the common boundary and is approximately 1.2m in width by0.4m in height. The proposed new window would be set in approximately 0.7m from the boundary with 142 The Green and would be sited just below the eaves. It would be approximately 0.65m in width by 0.9m in height. (The same height as the other first floor windows) It would also incorporate stone detailing to the top and bottom of the window in keeping with the other windows in the rear elevation.

· The ground floor patio doors would be replaced with a window. The proposed window would be at the same level as the existing patio doors and the brick detailing above would be retained. The window would be the same width (approximately 1.5m) and would be approximately 0.9m in height with brick detailing below in line with the other existing windows in the rear elevation.

· The existing window serving the ground floor morning room would be replaced with a smaller window. The new window would be at the same level as existing and would be the same width (approximately 0.8m) but would be approximately 1m in height. (The existing window is approximately 2.3m in height.)Again it would incorporate brick detailing to the bottom of the window.

Proposed internal alterations are as follows:

· Remove ground floor internal wall between the existing morning room and kitchen.

· Remove existing bathroom door and wall to extend bathroom. New door and wall to be constructed adjacent to the landing and staircase up to second floor/loft level.

SITE HISTORY
04/48269/TREECA - Fell one tree (T1). Permitted 03/06/2004

05/50622/FUL - Extension to rear yard to provide extended garden area, erection of 2.13m high fence and gates and erection of garden shed and erection of satellite dish to rear elevation of main house. Permitted 07/07/2005

05/50623/LBC – Listed Building Consent for the demolition of rear yard wall and erection of timber panel fence to provide extended garden area and erection of satellite dish to rear elevation of main house. Permitted 07/07/2005

09/57424/HH - Construction of a new pitched roof over existing single storey rear element of dwelling. This application has not yet been determined. 

PUBLICITY

The following neighbour addresses were notified:

- 142 and 144 The Green, Worsley

Site notice: 12/03/2009

Press notice: 13/03/2009

REPRESENTATIONS

The application is to be determined by the Planning and Transportation Regulatory Panel for the following reason:

· The applicant is Councillor Robin Garrido

DEVELOPMENT PLAN POLICY

UNITARY DEVELOPMENT PLAN 

CH1  (Works to, and demolition, of Listed Buildings)

OTHER MATERIAL PLANNING CONSIDERATIONS

PPG15 - Planning and the Historic Environment.

PLANNING APPRAISAL

Policy CH1 states that proposals involving the alteration, extension, change of use or partial demolition of a listed building will be permitted only where they would preserve or enhance the character and features of special architectural interest that contribute to the reasons for its listing.

The proposed external alterations to the rear elevation and new roof over the existing single storey rear element would not be visible from The Green. There is a small alley to the rear of some of the properties in the row, however this is for private access for the residents only.

It is considered that the proposed external alterations and new roof over the existing single storey rear element would enhance the character of the listed building. The alterations to the rear elevation would result in a more uniform appearance of the elevation and would also assist in maintaining the existing features of the listed building such as the brick detailing to the top and bottom of the windows. 

The proposed new roof would replace the existing flat roof and as a result would improve the external appearance of this element.

The Council’s Conservation Officer has been consulted and has no objections. The following comments have been provided:

“Internal Alterations - The partitions that it is proposed to alter are not contemporary with the original building and I have no objections to the proposed alterations that would enable the creation of a larger bathroom. Similarly the proposed alterations to the ground floor including the reinstatement of the lounge window to replace the French Windows; the removal of the wall between the current Morning Room, and Kitchen and the creation of Patio Doors within the window opening in the current kitchen are alterations that I consider would not detract from the character of the Listed Building. 

 

External Alterations - The replacement of the existing flat roof with the pitched, glazed roof would present an elevation, the shape of which would be more in keeping with the visual appearance of the existing, original outbuilding.“

 

It is therefore considered that the proposed development would not detract from the character of the Listed Building and would be in accordance with CH1 of the Unitary Development Plan and the general thrust of PPG15, Planning and the Historic Environment. 

CONCLUSION

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

RECOMMENDATION:

Approve Subject to the following Conditions

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

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

Reasons

1.
Required to be imposed by virtue of Section 18 of the Planning (Listed Buildings and Conservation Areas) Act 1990. 

2.
 To ensure the development fits in with the existing building in accordance with policy DES1 of the City of Salford Unitary Development Plan.

Note(s) for Applicant

1.
Please note this consent relates to drawing numbers 09/1882/01 and 09/1882/02 received 24th February 2009.

APPLICATION No:
09/57320/FUL

APPLICANT:
Salford R C Diocesan Trustees Reg

LOCATION:
Langworthy Road Primary School Langworthy Road Salford M6 5PP   

PROPOSAL:
Demolition of existing school and erection of a new two storey school including car parking, landscaping, all weather pitch and ancillary works

WARD:
Langworthy

Description of Site and Surroundings 

The application site is a 1.28ha ‘L’ shaped plot bounded to the north by Lower Seedley Road and residential dwellings, to the east by Salford Foyer a residential institution, to the south by Alpha Street and Spring Gardens and residential dwellings and to the west by Langworthy Road.

The existing site is split into two distinct parts, the western part of the site facing Langworthy road contains the main school building and an area of hard standing which slopes to the south. To the north of the existing school building is a staff car park and servicing area. The eastern part of the site is occupied by a large playing field, which is surrounded by mature trees.

The existing school building was built in 1898 and is a two-storey Victorian brick building with several smaller additions made during the 1970’s and 1980’s.

A caretaker’s house occupies the south-western corner of the plot.

Description of Proposal

The proposal is for the provision of a two-storey primary school, with a total floor area of 1908sqm. In addition to the new school building, the proposal includes an all weather pitch, a multi-use games area (MUGA), an active play area, an educational habitat area, cycle storage and car parks.

The proposed school building would be located in the centre of the site and would follow the building line of the residential properties fronting Coomassie Street to the north and Duchy Street to the south.

The proposal is for a new one form entry Roman Catholic Primary School to accommodate 210 children between the ages of 5-11, with a nursery facility for thirty 3-5 year olds incorporated in the same building. The Nursery would be part of an early years teaching unit and replicates a provision already provided at All Souls and St James Primary Schools.

It is proposed that 3 pedestrian access points would serve the site, one off Langworthy Road, one of Lower Seedley Road and one off Alpha Street.

Background

The need for a new primary school on this site arises as part of a Council school closure and amalgamation plan that will result in two existing Roman Catholic Primary Schools, St James and All Souls being merged to form the proposed new Holy Family Roman Catholic Primary School. 

The pupils who currently attend Langworthy Road Primary School which currently occupies the site are to be relocated to Glendinning Street School, a newly approved school (08/56945/DEEM3), as part of a wider amalgamation involving Seedley Primary School, Tootal Drive Primary School and Langworthy Primary School. The Glendinning Street School site is currently under construction.

Site History

There are no planning applications of relevance to this application.

Publicity

A site notice was displayed on 6th February 2009

A press notice was displayed in the Salford Advertiser on 12th March 2009

The following neighbour addresses were notified:

178-228, 195-205, 211-219,230,236,231-293, 250 Langworthy Road

Salford Foyer, 1 Lower Seedley Road

2-40 Lower Seedley Road

2-8, 12,14 Langham Road

1,2, 3, 4 Emmaus Walk

19,23 Seedley Road

1-61 Alpha Street

1-36 Osborne Street

1-20,21-55 Tenbury Close

1-20, 22-64 Spring Gardens

St James Presbytery, Pendleton

27-31, 33-62,64-78 Duchy Street

1-38 Jones Street

4-46 Highfield Road

1-36 Keswick Grove

2-18 Coomassie Street

38 Fitzwarren Street

Salford Methodist Church

A number of letters received as a result of Seedley and Langworthy Community Forum held on 12th February 2009.

5 Letters received do not appear to relate to this current application, but raise wider issues within the area. The main issue raised was the need for more car spaces for staff and customers of the shops on Langworthy Road/

A petition with 9 signatures was also handed in at the Community Forum, the main objections raised in relation to this application were:

· Do not want a pedestrian access on Duchy Street
· Congestion associated with school on Alpha Street
· Impact on wildlife due to loss of green space
· No proper play space for football teams who use the site
· Lack of consultation for nearby residents
· Too many people are putting their homes up for sale

In addition two further letters of representation were received on the following grounds:

· Wish to see the trees along the rear boundary with Salford Foyer retained

· Loss of light to living room

· Living next to a building site

· Traffic and parking congestion associated with the entrance on Alpha Street

Representations

UV Engineering – no objections in principle subject to the making good of pavements at the new access points.

UV Environment – are satisfied that the submitted Preliminary Risk Assessment addresses all the relevant issues and therefore recommend a contaminated land condition. 

Design and Heritage Team – The design and heritage team support the application. They acknowledge that there is a need for some physical link with the current Langworthy School building and its proposed replacement. The design and heritage team are of the opinion the main architectural features that are salvaged from the locally listed building should be retained and incorporated into the new scheme, however they acknowledge that there is likely to be a desire for some elements to go to the new Glendinning Street School site. It is recommended that a condition be attached to ensure that any removal of key architectural features offsite are undertaken in agreement with the Conservation Officer.

Landscape – no comments received 

Director of Education and Leisure –  no comments received to date.

Environment Agency – no objections subject to a condition being attached requiring details of a sustainable surface water drainage scheme for the site.

Greater Manchester Police Architectural Liaison Unit – no objections subject to the recommendations of the Crime Impact Statement being carried out.

Greater Manchester Archaeological Unit – No objection subject to a condition requiring a programme of documentary research and historic building recording in accordance with a written scheme of investigation.

Greater Manchester Passenger Transport Executive – no comments to make

United Utilities – object to the application on the grounds that a public sewer crosses the site and UU will not permit building over it. UU require a modification of site layout or a diversion of the effected public sewers at the applicants expense.

Sports England – no objection subject to conditions discussed within this report.

Central Salford URC – no comments received to date.

The Development Plan

Adopted Regional Spatial Strategy

DP 1: Spatial Principles

DP 2: Promote Sustainable Communities

DP 3: Promote Sustainable Economic Development

DP 4: Make the Best Use of Existing Resources and Infrastructure

DP 5: Manage Travel Demand; Reduce the Need to Travel, and Increase Accessibility

DP 7: Promote Environmental Quality
DP 9: Reduce Emissions and Adapt to Climate Change

L 1: Health, Sport, Recreation, Cultural and Education Services Provision
EM 2: Remediating Contaminated Land

EM 16: Energy Conservation & Efficiency

EM17: Renewable Energy

Adopted City of Salford Unitary Development Plan

DES1 Respecting Context

DES2 Circulation and Movement

DES7 Amenity of Users and Neighbours

DES9 Alterations and Extensions

DES10 Design and Crime

ST1 Sustainable Urban Neighbourhoods

ST8 Environmental Quality

ST10 Recreation Provision

ST11 Location of New Development

ST14 Global Environment

ST15 Historic Environment

ECH1 Provision and Improvement of Schools and Colleges

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

A1 Transport Assessments and Travel Plans

A2 Cyclists, Pedestrians and the Disabled

A8 Impact of Development on the Highway Network
A10 Provision of Car, Cycle and Motorcycle Parking in New Development

EN10 Protection of Species

EN16 Contaminated Land

EN17 Pollution Control

EN18 Protection of Water Resources

EN19 Flood Risk and Surface Water
Other Material Considerations

Supplementary Planning Documents that are of relevance to the determination of this application include Design, Design and Crime, Trees and Development, Planning Obligations, Sustainable Design and Construction.

Appraisal

The main planning issues relating to this application are the principle of redeveloping the site, the demolition of a locally listed building, the amount of play facilities on site, the design of the proposed building, whether the landscaping proposed is acceptable, the impact of the proposed development on the amenity of nearby residents, whether the highway access and parking provision is acceptable, whether the development would have an unacceptable impact on the environment and whether a developer contribution is appropriate. Each of these issues will be addressed in turn below.

Principle of Redevelopment

Policy ST11 requires sites for new development to be brought forward in the following order. Firstly by the re-use and conversion of existing buildings. Secondly on previously developed land in locations that are well served by a choice of means of transport and are well related to housing, employment services and infrastructure. Thirdly on previously development land in locations that provide adequate levels of accessibility and infrastructure. Finally on previously undeveloped land in accessible locations.

The section of this report entitled ‘demolition of Locally Listed Building’ sets out the reasons as to why the existing building cannot be reused or converted, mainly due to the poor state of repair of the existing buildings.  This application seeks the provision of a replacement school on an existing school site, which is well located to housing, employment services and infrastructure. It is therefore considered that the application accords with the principles set out in policy ST11. 

Policy EHC1 states that planning permission will be granted for the provision of new schools and colleges, and also for the improvement or replacement schools and colleges on existing sites provided that the development would not have an unacceptable impact on the amenity of neighbouring residents, secure an adequate standard of recreation provision, be accessible to the community it serves, incorporate provision for disabled access, would not give rise to unacceptable levels of traffic congestion and make provision wherever possible for community use of the buildings and grounds.

Whether the proposed application accords with policy ECH1 will be examined in detail throughout this report.

Demolition of Locally Listed Building

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

Policy CH8 states that the impact of development on any building, structure or feature that is identified on the council’s local list of building, structures and features of architectural, archaeological or historic interest will be a material planning consideration.

The existing school building is a prominent feature on the local street scene and is one of the most identifiable buildings within Langworthy. The building has previously been referred to the Department for Media Culture and Sport as a candidate for statutory listing. In November 2007 the Department for Media Culture and Sport determined not to list the building for the following reasons:

· It employs a late C19 Board School design, architectural style and plan form despite being a Local Education Authority school of 1905.

· The plan form lacks the innovation of other listed schools nationally

· Although well constructed it lacks the high level of architectural detailing and styling necessary for listing.

· The main front faēade has been compromised by mid-late C20 single storey additions

· Internal alterations have resulted in the loss of one of the main stairs and the conversion of some classrooms, the removal of walls and the insertion of partitions.

Whilst not worthy of statutory listing English Heritage did acknowledge the schools strong local interest and is presence within the street-scene. 

The existing school building is Grade B on the Local List of buildings, structure and features of architectural, archaeological or historic interest. Grade B indicates a building that is important in the city wide architectural or local street-scene context, warranting positive efforts to ensure retention.

As part of the early design stages of the development the applicants carried out feasibility study to identify whether the existing school building could be retained either in total or part use by the new school. The conclusion of this study was that some of the issues of condition could be overcome by refurbishment and remodelling, however there would be some insurmountable restrictions created by the existing structure meaning that the end school building would still be significantly compromised. 

The main issues that could not be designed out are the internal floor levels for accommodating disabled access; the limited ability to adapt the building for indoor/ outdoor teaching space, existing high window cill heights compromising the internal lighting levels and the load bearing structure would restrict internal layout opportunities. 

In addition the building is significantly oversized for the one form entry primary school required and could not be easily reduced in size due to the large basement area. This large floor area in the building would add considerably to the maintenance and running costs of the building in the long term.

A feasibility study undertaken by the applicants worked up a number of other design ideas to see how and if the existing school building could be incorporated into the requirements of the new school. This included looking at the principal of retaining the existing building faēade as part of the development or incorporating the faēade as a landscaping feature within the play area with the new building located separately. Whilst this had some benefits for the location of informal play areas and the car park, the standalone building faēade contributed little to the development and served to divide the area in two, creating some issues relating to design and crime.

Other options included the implications of integrating the existing faēade into a new building. Positive elements of this were the relationship of the existing building to Langworthy Road, however placing the new building on the existing school footprint highlighted some of the existing poor site layout issues. Existing layout issues include the lack of a pedestrian entrance on Langworthy Road, poor servicing, segregation and limited surveillance opportunities of external play areas. This option also lacked interaction with Lower Seedley Road.

It is welcomed that the applicants have looked in detail at various options to retain the existing locally listed building. The constraints on the existing building to meet the requirements of at 21st Century School are acknowledged and it is considered acceptable in this instance for the local listed building to be demolished.

It is considered important that the sites heritage is retained in some form, therefore it is recommended that conditions be attached requiring a photographic survey of the existing school building, a demolition plan to address the need to salvage the areas of the building of architectural interest, such as entrance plaques and a detailed strategy identifying how such features are to be incorporated into the new Holy Family School site. The existing Langworthy Primary School have expressed and interest in obtaining some of the old school building to take with them to the new Glendinning Street Site. However, it is felt that the most important pieces of architectural interest that are salvaged from the existing school building should remain on the new Holy Family Site.  Therefore any pieces of architecture salvaged that are proposed to be re-used of site should be done so in agreement with the City Council’s Conservation Officer.

Loss of Recreation Facilities

Policy ST10 states that a comprehensive range of accessible recreation opportunities will be secured through the protection, improvement and where appropriate reorganisation of existing recreation sites.

An initial objection to the application was received by Sport England on the grounds that the development in isolation would have resulted in an overall quantitative loss of playing field from the site. Following an explanation of the wider primary school amalgamation programmed Sport England withdrew the objection on the grounds that the playing field to be lost at the new Holy Family site would be replaced by a new grass junior football pitch of equivalent quantity, arguably better quality and in a suitable location at the Glendinning Street School Site. 

Sport England have requested the imposition of several conditions. Due to a delay between the loss of the existing grass football pitch at the Holy Family site which is currently used by a local football team and the new pitch at the Glendinning Street School being made available for use by the team it has been suggested that a condition be attached for a scheme to be submitted in consultation with the existing football club to provide a temporary replacement pitch for the existing club to use during this period.

Sport England conclude that the proposed development complies with Exception E4 of Sport England’s playing fields policy which states that the playing fields to be lost as a result of the proposed development would be replaced by playing fields of equivalent or greater quality and quantity in a suitable location and subject to equivalent or better management arrangements.
In agreement with Sport England the formal sports areas provided on site consist of an artificial turf area and two multi-use games areas. It is proposed that the finishes of these area accord with Sport England standards, in the case of the artificial turf pitch this would be a 3rd generation grass surface and for one of the multi-use games areas this would be a polymeric rubber surface finish. 

Sport England also support the use of a community use agreement being provided on site to ensure that facilities are made available for wider community use outside of school hours. It is recommended that this is made the subject of a condition.

Building Bulletin 99

When considering whether an adequate provision of playing fields are provided for the new school regard is had to ‘Building Bulletin 99: Briefing Framework for Primary School Projects’ which was produced by the department for education and skills. BB99 sets out minimum areas for all types of spaces within primary schools.

The bulletin states that on confined sites the sports pitches area may be provided on a nearby site or through a single all weather pitch. Where there are no other outdoor PE facilities on site a multiuse games area should be provided on site. BB99 acknowledges that all weather pitches allow more intensive use than grass and can also offer a popular year round community resources. The areas of all weather pitches can be counted twice for the purpose of these guidelines and regulations, as they can be used for significantly more than the seven hours a week required of team game playing fields.

The bulletin identifies the requirement size for pitches to be 20 times the number of pupils. For this site that would be 4200sqm (20 x 210) or 2100sqm for an all weather pitch. The requirement from the bulletin for games courts is 600sqm plus twice the number of pupils. So for this site 1020 sqm (600 + 2 x 210). The all weather pitch proposed at the site measures 2500sqm and the proposed game courts include a MUGA 685sqm and an area of tarmacadam, which measures 789sqm, totalling 1474sqm of hard play area.

The proposed MUGA would comply with Sport England recommendations for tennis, mini-tennis, netball and five-a-side football and would be surrounded by a 3m high ballcatcher fence. The additional area of tarmacadam which is located immediately adjacent to the MUGA is to be unfenced and would be line marked with a netball pitch. In addition both the MUGA and the adjacent tarmacadam would be able to accommodate a basketball pitch.

It is considered that the all weather pitch and the areas for hard play provide sufficient formal play facilities for the proposed school and therefore meets the ECH1 requirement to secure a adequate standard of playing fields and recreation space.

Design of Replacement School Building

Policy ST8 states that development will be required to contribute towards enhanced standards of environmental quality through the achievement of high standards of design, amenity, safety and environmental maintenance and management.

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 local identify and distinctiveness.

The Adopted Design SPD provides further information regarding the character and distinctiveness of Salford. It states that new developments are required to maintain the local grid patterns of streets. It identifies that the scale and rhythm of the terraced properties is a predominant feature of the area and states that future developments should fit into this style. It acknowledges that new developments should use contemporary techniques to create urban environments that will last well into the future and that development along Langworthy Road will contribute to a vibrant and active street frontage.

The proposed building has been designed in such a way as to reinstate the former street line of Duchy Street, which historically ran north to south across the site and linked to Lower Seedley Road. The proposed layout of the new school is a two storey linear building running north to south with the main frontage facing west towards Langworthy Road. The centre core of the building is slightly higher than the rest of the building and contains the assembly hall and the learning resource space.

It is considered that the two storey form of the building across the main part provides an appropriate scale amongst the surrounding residential buildings.

Glazed openings to the building have where possible been rationalised to create a simple repetitive pattern which creates a rhythm through the main elevations. Classrooms would have glazed walls to create the least possible visual barrier between outside and inside and have integral natural ventilation louvers at high level. It is proposed that windows at first floor are fitted with brise soleil to limit solar gain, at ground floor level the overhanging play decks provide solar shading.

Policy DES2 requires the design and layout of new development to ensure that the development is fully accessible to all people, maximise the movement of pedestrians and cyclists, enable pedestrians and cyclists to orientate themselves, enable safe, direct and convenient access to public transport facilities and minimise potential conflicts between pedestrians, cyclists and other road users.

The proposal has been designed to accord with the Building Bulletin 99 guidelines and is intended to be fully compliant with the requirements of the Disability Discrimination Act. 


All entrances to the site and all circulation routes within the site, either vehicular or pedestrian have been designed for maximum convenience and freedom from any form of restriction to the free passage of people of whatever age or physical condition. 


External access points to the site whist addressing the need for site security, have been carefully sited at various points along the perimeter of the site boundary to take account of the way the various users will enter and leave the building at different points of the school day. 

Materials

The proposed external materials have been identified taking into account the context of the surrounding area. The prominent building material proposed is to be a red brick, similar to that used in the surrounding terraces. The low level areas of the building would be brick with feature walls and staircases being built in a stock bond arrangement for interest. At a higher-level render would be through coloured white (rather than a painted finish) and would be selected for its durability. 

The central core area to the west elevation facing Langworthy Road would have a feature wall faced with a ribbed copper cladding, a central feature of this wall would be a large coloured glass curtain wall section featuring artwork relating to the new Holy Family school.

To the rear of the building the assembly hall would contain low-level brickwork and high level render. The hall would also feature high-level translucent insulated cladding panel designed to introduce diffused light into the hall. At low level there would be folding glazed doors to allow eating outside during the summer months. Glazing throughout the building has been designed to create a simple repetitive pattern, which creates a rhythm through the main elevations.

Amenity

Policy DES7 states that all new development will be required to provide potential users with a satisfactory level of amenity in terms of space, sunlight, daylight, privacy, aspect and layout. 

The proposed building is two storey in height and is located 12m from the nearest residential properties on Alpha Street, which would be partially screened by the mature trees that exist on site along the southern elevation. The proposed school at this point would be 10m in width and would have open space both to the east and the west of the site.

Windows to the north and south elevations of the building have been kept to a minimum to reduce any impact of overlooking to nearby residents. It is considered the combination of a sensitively designed building and boundary landscaping would ensure the privacy of nearby residents.

A material consideration with this application with regards to nearby residential amenity is the fact that the site is currently used as a school. Whilst there may be some disturbance during the construction of the new school this is inevitable with any sort of building works. In order to minimise the risk of disturbance to nearby residents it is recommended that a construction environmental management plan is submitted to and approved in writing by the Local Planning Authority.

It is considered that the relationship of the new school building to the nearby residential properties is acceptable in principle and would not have an unacceptable impact on the residential amenity of nearby residents.

Landscaping

Policy DES9 states that developments will be required to incorporate appropriate hard and soft landscaping provision where appropriate.

A landscaping strategy has been submitted with the application, which identifies the various landscaping zones that have been set out around the proposed building.

Langworthy Road Playground – the main areas for active and passive play are situated in front of the new building. The playground has been split into two areas for both the infant (keystage 1) and junior (keystage 2) pupils, this area would be separated by a circular informal gathering area with ‘friendship benches’ allowing age groups to mix and provide a meeting space for parents collecting children. 

The playgrounds to the front are proposed to contain a range of surface materials, planting, grass mounding and play equipment, made into a design based on a curved and circular forms. These provide space for imaginative and passive play areas. There are also quiet areas sheltered with fabric canopies and timber play equipment on safety surface.

In front of the proposed building is a semi-circular performance area with a tiered amphitheatre seating providing an outdoor teaching and assembly space. Immediately outside the ground floor classrooms are outdoor teaching spaces with timber bench seats, providing versatile spill out area for lessons.

A series of proposed trees exists around the parameter of the site, the applicant has submitted a tree survey indicating the area of fencing and root protection required for the construction of the new school. It is recommended that the final detail of such fencing is subject to condition.

Early Years playground

The Early years play area to the rear of the building would provide a safe and sheltered space for a range of recreation and teaching activities, including a trike track, various fixed play equipment and a timber gazebo hut in a garden setting.

Nature Garden

Immediately located behind the sports hall would be an environmental zone. This would be a garden securely fenced and screened with varied wildlife planting and a wetland bog garden accessible for teaching purposes from a timber boardwalk. This pond area, together with a greenhouse, raised planters and a timber pergola would provide an area in which to research and observe natural processes.

Planting

It is proposed that plant species on the school grounds would provide year round colour, texture and visual interest as well as a providing a valuable habitat for insects and birds. The boundaries to the site would be enclosed with a substantial hedge and tree planting which over time would shelter and enclose the school grounds, as well as providing a green edge to the development when viewed from the surrounding streets.

It is considered that the proposed landscape strategy offers a quality solution to this site and offers a variety of hard and soft landscaping options. To ensure that the final quality of this strategy is delivered in full it is recommended that the final details of plant and tree species, play equipment and surface materials are made the subject of a condition. It is considered that the landscaping strategy proposed accords with the principles of DES9.

Design and 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.

Provision has been made for perforated shutters to the ground floor covered areas below the play decks. The shutters would serve to protect low level glazing out of hours and would also create an area where pupils outdoor equipment and ongoing project work can be stored.

The application has been accompanied by crime and design statement produced by the Greater Manchester Police Architectural Liaison Unit. The statement concludes that the development has been assessed against and is consistent with the principles of crime prevention through environmental design, therefore reducing the opportunities for crime and the fear of crime. They consider that the proposed development is capable of achieving secured by design accreditation.

Sustainability

Policy ST1 states that development will be required to contribute towards the creation and maintenance of sustainable urban neighbourhoods.

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

Policy EM17 of the adopted RSS states that opportunities should be sought to identify proposals and schemes for renewable energy.

Policy DP9 of the adopted RSS states that applicants and local planning authorities should ensure that all developments meet at least the minimum standards set out in the North West Sustainability Checklist for Developments and should apply good or best practice standards wherever practicable.

The applicant has submitted information in accordance with the City Councils sustainability Checklist within the Adopted Sustainable Design and Construction SPD and also in reference to the recently Adopted Regional Spatial Strategy.

Sustainable Design and Construction SPD

Policy SD1 of the Sustainable Design and Construction SPD states that major new development will only be permitted where the applicant has clearly demonstrated that all practical measures have been taken in order to:

Minimise energy consumption, maximise provision of on-site renewable energy

The applicants examined a number of energy systems on the site to look at the most sustainable way of producing electricity and heat on the site. The system considered to be most appropriate to this site was geothermal heating by way of a ground source heat pump.

The ground source heat pump would be located beneath the car park and all weather pitch with coils being located 1.2m below ground level. Cold water would be pumped around the coil laid in the gound and would be heated by the surrounding earth. 

Other methods considered but discounted were:

· Solar Thermal Heating – would provide pre-heating for hot water system however main gain would be in summer when the school isn’t used.
· Wind generation – the site is an urban location and any turbine would be sheltered reducing its effectiveness.
· Biomass Boilers –  on going maintenance requirement, delivery of fuel as well as supply of fuel with associated construction costs are issues.
· Photo voltaic cells – high installation cost, larger surface area required, long payback period due to the lengthy periods when the school is not in use.
Incorporate public and private open spaces that offer shade and shelter

Landscaping around the site provides for a wide range of open spaces, including those that are sheltered by fabric canopies. Walled areas around key entrances also provide additional buffering from the weather.

Minimise impacts of ambient air and noise pollution

The development is located on an existing school site and is not considered to be located in an area of poor air quality.

Minimise water consumption/ surface water run off and flooding

A grey water system is being considered to harvest rainwater and re-supply WCs on the site. Dependent on the final cost of this system it is proposed that either a full or partial system would be implemented.

The site is not located in an area prone to flooding. 

Minimise construction waste

A site waste management plan has been submitted with the application.

Maximise the provision of wildlife habitats

The development has been designed to minimise the impact on existing wildlife areas around the site, namely the mature trees. The proposed scheme incorporates additional tree planting around the site and an enhanced wildlife habitat area.

Incorporate appropriate facilities for cyclists and pedestrians

The scheme includes the provision of cycle storage and separate pedestrian entrances allowing access to key routes to and from the site.

In addition to the City Councils sustainability checklist the Adopted RSS contains its own sustainability checklist, which appraises schemes against 8 sections. 

· Climate Change  - As stated else where the site is not located in an area prone to flooding and efforts have been made to minimise surface water run off. Where possible the building has been orientated in such a way to allow for passive solar shading and outdoor areas include spaces that offer protection from the elements. In addition the use of a ground source heat pumps and grey water harvesting is proposed.
· Placemaking- The development site is on previously developed land and therefore is sequentially acceptable. The landscaping on the site is appropriate to the local environment and easy to navigate, with high quality open space.

· Community - The community have been involved in the development of this site through a number of community consultation events both at a strategic and site-specific level.

· Transport - The site is located in a sustainable location and the application is accompanied by both a transport assessment and a travel plan.

· Ecology - The site is of minimal ecological interest however opportunities have been taken to enhance the opportunities for biodiversity on the site.

· Resources - A site waste management plan has been submitted as part of this application and sustainable materials are proposed to be used where possible.

· Business - The application is for a new school and would not impact on the viability of nearby businesses

· Buildings – The application seeks to achieve a BREEAM rating of Very Good
It is considered that the proposed development has had the appropriate level of regard to the use of sustainable design and construction measures on the site. The use of a ground source heat pump on the site is considered to be appropriate and a BREEAM rating of very good is also acceptable. It is recommended that a condition be attached to ensure that such targets are met.                                                                                          

Transport and Travel Plan

Policy A1 states that planning applications for developments likely to give rise to significant transport implications will not be permitted unless they are accompanied by a transport assessment and where appropriate a travel plan.

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 A8 states that development will not be permitted where it would have an unacceptable impact on the highway network.

The application is accompanied by an indicative school travel plan, which has been appraised by the City Council’s Travel Plan Co-ordinator. It is considered that the information submitted to date is sufficient for this part of the planning process. It is recommended that a condition be attached containing appropriate timescales for the completion of a formal school travel plan.

The application is accompanied by a transport assessment, which concludes that the development of a new school on this site would not have a significant impact on the local highway network.

Several objections have been received regarding the future potential of congestion around this new pedestrian entrance. Whilst a new entrance is proposed on Alpha Street for pedestrian access to the nursery it is not considered that this would create a substantial increase in traffic or congestion on Alpha Street. 

There are no yellow lines down Alpha street and residential properties are only located on one side of the street, it is not considered that the proposed nursery access for 30 pupils and the pedestrian access for some pupils would create difficulties for residents parking on Alpha Street. The main entrances for the school are to remain on Lower Seedley Road and the frontage on Langworthy Road.

It is considered that the promotion and implementation of a school travel plan would also help to ease any congestion in the area.

Car parking

Policy A10 states that development will be required to make adequate provision for disabled drivers, cyclists and motorcyclists in accordance with the minimum standards set out in appendix B and not exceed the maximum car parking standards set out in Appendix C.

The application proposes a total of 25 car parking spaces for staff and visitors. There are no specific maximum standards identified within the Unitary Development Plan, however the provision of 25 spaces for 20 full time staff and 17 part time staff is considered to be acceptable. In addition the staff of the new school would form part of the School Travel Plan and be encouraged to arrive by more sustainable measures.

Disabled parking/ cycle parking
Environment

Land contamination

Policy EN16 states that development proposals on sites known or thought to be contaminated will require the submission of a site assessment as part of any planning application. 

A preliminary risk assessment has been submitted and appraised as part of this application. The submitted preliminary risk assessment addresses all the relevant issues on the site. It is recommended that a land contamination condition be attached to ensure the appropriate future mitigation of the site.

Noise and air quality

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

The applicant has submitted a noise survey in support of the application. Initial concerns were raised regarding the potential impact of the all weather pitch on the amenity of nearby residents. There is no floodlighting proposed as part of this application and any future application for floodlighting would be unlikely to be received favourably by the Council due to the close proximity of residential properties. Whilst a community use agreement is proposed on this site, the use of the all weather pitch would be limited to daylight hours and therefore it is not considered that the proposed pitch would give rise to any more noise or disturbance than the existing grass pitch.

Flooding

Policy EN18 states that development will not be permitted where it would have an unacceptable impact on surface or ground water in terms of its quality, level or flow.

Policy EN19 states that development including the alteration of land levels, will only be permitted where it would be subject to an unacceptably risk of flooding, materially increase the risk of flooding elsewhere.

The application has been accompanied by a Flood Risk Assessment. The report concludes that there is no anticipated increase in flood risk resulting from surface water run off from the site.  The Environment Agency has recommended that a condition be attached requiring details of a sustainable surface water drainage scheme for the site to be submitted and approved.

Ecology

Policy EN10 states that development that would be likely to have an adverse impact on legally protected species will only be permitted where mitigation measures are put in place to maintain the population level of the species at a favourable conservation status within it natural range.

A phase one habitat and bat survey of the site has been submitted with this application.  The survey identified the main areas of ecological interest on the site to be the area of grassland to the east of the site, the mix of mature trees around the edge of the grassland, some small beds of ornamental planting and two eucalyptus trees growing in containers. A Mistle Thrush was observed singing in one of the trees indicating a potential breed bird.

The existing school buildings were considered to have potential to provide roosting areas for bats, particularly for the common pipistrelle. Spaces beneath roof and ridge tiles provide entrances to the internal roof structure although no evidence was found to suggest bats had been entering these spaces. A survey of all accessible rooms within the school was undertaken with no presence of bats identified, however some of the roof voids within the building could not be surveyed.

Whilst the likelihood for Bats being present on this site is low, it is recommended that prior to the demolition of the school building that a further bat presence/ absence survey be undertaken.

Utilities

The proposed utilities to serve the new primary school are to be taken from Lower Seedley Road. It is not anticipated that any infrastructure reinforcement would be required.

United Utilities have raised an objection to the proposed scheme on the grounds that a public sewer crosses the site and they would not permit to building over it. United Utilities require an access strip width of 6m, 3m either side of the centre line of the sewer. Therefore United Utilities have requested that a modification of site layout or a diversion of the affected public sewers at the applicants expense.

During the course of this application the applicants have been liaising direct with United Utilities to discuss the diversion of this sewer. At this time it is considered that a diversion of the pipe is likely to be acceptable to United Utilities subject to the final gradients being agreed.

Community Use of the building and facilities

Policy ECH1 (vi) states that new schools wherever possible should make provision for community use of the buildings and grounds.

The building has been designed in such a way to allow maximum flexibility for future use. Three zones of various sizes have been identified at ground floor level, which can be locked off and used separately for out of hours use. Whilst the final end community users of the site have not been finally decided by the new school governors, however likely uses are for badminton in the Assembly Hall, school performances in the Hall, meetings by Catholic and Community Groups in a ground floor classrooms. 

Externally the car park and all weather pitch are accessible independent of the building and the rest of the site for evening use if required. It is recommended that a condition be attached requiring the applicants to enter into a community use agreement.

Community Consultation

The application has undertaken a range of community consultation for this proposals. In October 2008 the pupils of All Souls primary school were asked what they liked and disliked about their school and what features they would like to see incorporated within their new school. On 8th December an exhibition was held in both the All Souls and St James primary schools, which included drawings of the proposed new school. These exhibitions remained in place for visitors and parents until the end of term.

On 15th December 2008 an exhibit was put on display in the Salford and Langworthy (SALT) shop on Langworthy Road, for the public to come and view drawings of the proposal and comment upon. The exhibition was in place up until the 20th December with comment sheets available for people to write down any issues. In addition design staff manned the exhibition on 15th December in order to answer any questions.

Value Added to Development.

This application has been developed through ongoing discussions with the applicants and their advisors. Through these discussions improvements to the design of the building and layout have been made. 

Conclusion

In conclusion, the principal of developing a new school building on this site is considered to be acceptable. Whilst the demolition of a locally listed building is regrettable, the applicant has considered all possibilities at retaining the building and where possible key architectural features are proposed to be reused on site. It is considered that the proposed development would provide a building of high quality and design that would respect its context with Langworthy Road and Lower Seedley Road. The layout and access arrangement would respect the residential context of the site and there would be no unacceptable impact on the capacity of the local highway network or highway safety.  The scheme would have significant benefits for the wider community and would not have an unacceptable detrimental impact on the amenity of neighbouring residents.  Therefore approval is recommended. 
Recommendation

Approved subject to the following conditions:

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

Reason: Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990.
2. No development or demolition shall commence on site until a scheme detailing a programme of historic building recording including the salvage, storage and reuse of key architectural features, and method of demolition has been submitted to and approved in writing by the Local Planning Authority. The existing buildings shall be demolished in accordance with the approved schemes unless otherwise agreed in writing by the Local Planning Authority.

Reason: To make a detailed record of the upstanding external and internal historic building fabric and fittings and create an account of the building, its history and use for archive and research purposes in accordance with policy CH8 of the City of Salford UDP.
3. Prior to commencement of development a scheme detailing the making up of the pedestrian footpaths to the north and south of the site shall be submitted to and approved in writing by the Local Planning Authority. The approved scheme shall be implement prior to the occupation of the school and shall be retained as such thereafter unless otherwise agreed in writing by the Local Planning Authority.

Reason: To safeguard the amenity of the area in accordance with policy DES 1 of the City of Salford Unitary Development Plan.
4. The site shall be treated in accordance with a landscape scheme which shall firstly be submitted to and approved in writing by the Local Planning Authority before development is started, save for site clearance and site remediation.  Such a scheme shall include full details of trees and shrubs to be planted, walls, fences, boundary treatments, details of how salvaged materials would be reused within the site, and surface treatment and shall be carried out within the first available planting season after the commencement of development.  Any trees or shrubs dying within five years of planting shall be with the same species within twelve months.

Reason: To safeguard the amenity of the area in accordance with policy DES 1 of the City of Salford Unitary Development Plan.
5. Notwithstanding the plans hereby approved no development shall commence, save for site clearance and site remediation, unless full details, including dimensions, and external appearance (design and colour) all outdoor activity areas and all other furniture (including seating) have been submitted to and approved in writing by the Local Planning Authority. The development shall then be implemented fully in accordance with the approved scheme unless otherwise agreed in writing by the Local Planning Authority.

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

6. Prior to the first occupation of the building the car parking and cycle provision as shown in xxxx shall be made available for use. Such provision shall be retained and kept available for use thereafter.

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

7. Prior to the commencement of the development hereby approved, save for site clearance and site remediation, a framework travel plan shall be submitted to and approved in writing by the Local Planning Authority. Such a plan shall provide details of the objectives, targets and measures to promote and facilitate public transport use, walking, cycling and practices/facilities to reduce the need to travel and to reduce car use. It shall also provide details of its management, monitoring and review mechanisms, travel plan coordination, and the provision of travel information and marketing. Travel surveys and the collection of other base data shall be undertaken within three months of occupation. The final travel plan must be submitted to and approved in writing by the Local Planning Authority within six months of the first occupation of the site unless otherwise agreed in writing by the Local Planning Authority.

Reason: In accordance with A1 of the Unitary Development Plan
8. Prior to the commencement of the development:

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

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

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

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

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

Reason: To ensure that the development accords with sustainability principles in accordance with Unitary Development Plan policy EN22 and Sustainable Design and Construction SPD.
10. Prior to the commencement of development, including site clearance and site remediation, a Construction Environmental Management Plan (CEMP) shall be submitted to and approved in writing by the Local Planning Authority. The CEMP shall include all works at clearance, remediation, construction, and operational phases of the development, and include a site operating statement, and shall relate to the provision of permitted hours for construction works, delivery of materials and delivery and collection of equipment, provision and use of on-site parking for contractors and workpeople’s vehicles, dust suppression measures, wheelwashing facilities, street sweeping, temporary lighting, spill contingency plans, waste management, pollution prevention, management of fill and excavated material, and no development or activities related or incidental thereto shall take place on site in contravention of the CEMP.

Reason: To safeguard the amenity of the neighbouring residents in accordance with policy DES 7 of the City of Salford Unitary Development Plan.
11. Prior to the commencement of development a scheme for surface water drainage for the site based on sustainable drainage principles and an assessment of the hydrological and hydro-geological context of the development, has been submitted to and approved in writing by the Local Planning Authority. The approved scheme shall be implemented in full and retained thereafter unless otherwise agreed in writing by the Local Planning Authority.

Reason: To ensure that the development accords with sustainability principles in accordance with Unitary Development Plan policy EN19 and Sustainable Design and Construction SPD.

12. No development  (save for site clearance and remediation) shall take place unless and until details of the proposed design, layout, construction and surfacing of the proposed artificial grass turf pitch and multi-use games areas have been submitted to and approved in writing by the Local Planning Authority, after consultation with Sport England. The development shall thereafter be carried out in accordance with the approved details unless otherwise agreed in writing with the Local Planning Authority, after consultation with Sport England.

Reason: To ensure the playing areas are laid and maintained in an appropriate manner to ensure it’s continued use.

13. Prior to the commencement of the development (save for site clearance and remediation) a scheme to protect and ensure the continuity of the existing use (both curricular and community use) of the junior grass football pitch during construction works shall be submitted to and approved in writing by the Local Planning Authority after consultation with Sport England.  The scheme shall ensure that facilities remain at least as accessible and at least equivalent in terms of size, usefulness, attractiveness and quality and include a timetable for implementation.  The approved scheme shall be complied with in full throughout the carrying out of the development.

Reason: In accordance with policy R1 of the Adopted Unitary Development Plan

14. Prior to the commencement of the development (save for site clearance and remediation) a Community Use Scheme shall be submitted to and approved in writing by the Local Planning Authority. The Scheme shall include details of pricing policy, hours of use, access by non-school users/non-members, management responsibilities and include a mechanism for review. The approved Scheme shall be implemented upon commencement of use of the development.

Reason: To secure well-managed and safe community access to the school building and its sports facilities. This is in accordance with Policies EHC1 and R1 of The City of Salford Unitary Development Plan 2004-2016.
15. No development shall be started until all the trees within (or overhanging) the site, with the exception of those trees clearly shown to be felled on the submitted plan, have been surrounded by substantial fences which shall extend to the extreme circumference of the spread of the branches of the trees (or such positions as may be agreed in writing by the Local Planning Authority).  Such fences shall be erected in accordance with a specification to be submitted to and approved in writing by the Local Planning Authority and shall remain until all development is completed and no work, including any form of drainage or storage of materials, earth or topsoil shall take place within the perimeter of such fencing.

Reason: To safeguard the existing trees on the site and to ensure that adequate provision is made for their protection whilst the development is carried out.

RECOMMENDATION:

Approve Subject to the following Conditions

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

2.
No development or demolition shall commence on site until a scheme detailing a programme of historic building recording including the salvage, storage and reuse of key architectural features, and method of demolition has been submitted to and approved in writing by the Local Planning Authority. The existing buildings shall be demolished in accordance with the approved schemes unless otherwise agreed in writing by the Local Planning Authority.

3.
3. Prior to commencement of development a scheme detailing the making up of the pedestrian footpaths to the north and south of the site shall be submitted to and approved in writing by the Local Planning Authority. The approved scheme shall be implement prior to the occupation of the school and shall be retained as such thereafter unless otherwise agreed in writing by the Local Planning Authority

4.
The site shall be treated in accordance with a landscape scheme which shall firstly be submitted to and approved in writing by the Local Planning Authority before development is started, save for site clearance and site remediation.  Such a scheme shall include full details of trees and shrubs to be planted, walls, fences, boundary treatments, details of how salvaged materials would be reused within the site, and surface treatment and shall be carried out within the first available planting season after the commencement of development.  Any trees or shrubs dying within five years of planting shall be with the same species within twelve months.

5.
Notwithstanding the plans hereby approved no development shall commence, save for site clearance and site remediation, unless full details, including dimensions, and external appearance (design and colour) all outdoor activity areas and all other furniture (including seating) have been submitted to and approved in writing by the Local Planning Authority. The development shall then be implemented fully in accordance with the approved scheme unless otherwise agreed in writing by the Local Planning Authority.

6.
Prior to the first occupation of the building the car parking and cycle provision as shown in xxxx shall be made available for use. Such provision shall be retained and kept available for use thereafter.

7.
Prior to the commencement of the development hereby approved, save for site clearance and site remediation, a framework travel plan shall be submitted to and approved in writing by the Local Planning Authority. Such a plan shall provide details of the objectives, targets and measures to promote and facilitate public transport use, walking, cycling and practices/facilities to reduce the need to travel and to reduce car use. It shall also provide details of its management, monitoring and review mechanisms, travel plan coordination, and the provision of travel information and marketing. Travel surveys and the collection of other base data shall be undertaken within three months of occupation. The final travel plan must be submitted to and approved in writing by the Local Planning Authority within six months of the first occupation of the site unless otherwise agreed in writing by the Local Planning Authority.

8.
Prior to the commencement of the development:


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


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


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

9.
The development hereby approved shall achieve at least 'very good' Building Research Environmental Assessment Methodology (BREEAM) rating or equivalent, unless otherwise agreed in writing by the local planning authority.

10.
Prior to the commencement of development, including site clearance and site remediation, a Construction Environmental Management Plan (CEMP) shall be submitted to and approved in writing by the Local Planning Authority. The CEMP shall include all works at clearance, remediation, construction, and operational phases of the development, and include a site operating statement, and shall relate to the provision of permitted hours for construction works, delivery of materials and delivery and collection of equipment, provision and use of on-site parking for contractors and workpeople’s vehicles, dust suppression measures, wheelwashing facilities, street sweeping, temporary lighting, spill contingency plans, waste management, pollution prevention, management of fill and excavated material, and no development or activities related or incidental thereto shall take place on site in contravention of the CEMP.

11.
Prior to the commencement of development a scheme for surface water drainage for the site based on sustainable drainage principles and an assessment of the hydrological and hydro-geological context of the development, has been submitted to and approved in writing by the Local Planning Authority. The approved scheme shall be implemented in full and retained thereafter unless otherwise agreed in writing by the Local Planning Authority.

12.
No development  (save for site clearance and remediation) shall take place unless and until details of the proposed design, layout, construction and surfacing of the proposed artificial grass turf pitch and multi-use games areas have been submitted to and approved in writing by the Local Planning Authority, after consultation with Sport England. The development shall thereafter be carried out in accordance with the approved details unless otherwise agreed in writing with the Local Planning Authority, after consultation with Sport England.

13.
Prior to the commencement of the development (save for site clearance and remediation) a scheme to protect and ensure the continuity of the existing use (both curricular and community use) of the junior grass football pitch during construction works shall be submitted to and approved in writing by the Local Planning Authority after consultation with Sport England.  The scheme shall ensure that facilities remain at least as accessible and at least equivalent in terms of size, usefulness, attractiveness and quality and include a timetable for implementation.  The approved scheme shall be complied with in full throughout the carrying out of the development.

14.
Prior to the commencement of the development (save for site clearance and remediation) a Community Use Scheme shall be submitted to and approved in writing by the Local Planning Authority. The Scheme shall include details of pricing policy, hours of use, access by non-school users/non-members, management responsibilities and include a mechanism for review. The approved Scheme shall be implemented upon commencement of use of the development.

15.
 No development shall be started until all the trees within (or overhanging) the site, with the exception of those trees clearly shown to be felled on the submitted plan, have been surrounded by substantial fences which shall extend to the extreme circumference of the spread of the branches of the trees (or such positions as may be agreed in writing by the Local Planning Authority).  Such fences shall be erected in accordance with a specification to be submitted to and approved in writing by the Local Planning Authority and shall remain until all development is completed and no work, including any form of drainage or storage of materials, earth or topsoil shall take place within the perimeter of such fencing.

Reasons

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

2.
To make a detailed record of the upstanding external and internal historic building fabric and fittings and create an account of the building, its history and use for archive and research purposes in accordance with policy CH8 of the City of Salford UDP.

3.
Reason: To safeguard the amenity of the area in accordance with policy DES 1 of the City of Salford Unitary Development Plan.

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

5.
Reason: To safeguard the amenity of the area in accordance with policy DES 1 of the City of Salford Unitary Development Plan.

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

7.
Reason: In accordance with A1 of the Unitary Development Plan

8.
Reason: In the interests of public safety in accordance with policy EN16 of the City of Salford Unitary Development Plan

9.
Reason: To ensure that the development accords with sustainability principles in accordance with Unitary Development Plan policy EN22 and Sustainable Design and Construction SPD.

10.
Reason: To safeguard the amenity of the neighbouring residents in accordance with policy DES 7 of the City of Salford Unitary Development Plan

11.
To ensure that the development accords with sustainability principles in accordance with Unitary Development Plan policy EN19 and Sustainable Design and Construction SPD.

12.
To ensure the playing areas are laid and maintained in an appropriate manner to ensure it’s continued use.

13.
Reason: In accordance with policy R1 of the Adopted Unitary Development Plan

14.
To secure well-managed and safe community access to the school building and its sports facilities. This is in accordance with Policies EHC1 and R1 of The City of Salford Unitary Development Plan 2004-2016.

15.
 To safeguard the existing trees on the site and to ensure that adequate provision is made for their protection whilst the development is carried out

APPLICATION No:
09/57360/FUL

APPLICANT:
Salford Heat And Power Limited

LOCATION:
Manchester House Villiers Street Salford M6 6WD   

PROPOSAL:
Erection of a new building together with associated 11.7m high chimney stack, silos, transformer within sub-station building and coolers to facilitate the creation of a biomass plant (Re-submission of planning application 08/57198/FUL).

WARD:
Irwell Riverside

Description of Site and Surroundings 

This application relates to the Salford Skip Hire waste transfer site on Villiers Street/Cobden Street in Salford. The site comprises of a large area of open skip storage, which is also used informally for car parking, a series of industrial sheds, a single storey office unit and numerous steel storage containers. 

The application site is located in a commercial/industrial area – the land to the south is occupied by a series of commercial units. An inert waste recycling facility occupies the land to the east and a series of industrial units occupy the land to the west as well as part of the northern boundary. There is a railway line running along the remainder of the northern boundary, beyond which there is the Manchester, Bolton and Bury Canal. The Regent caravan park is located 72m from the site and the closest residential properties are located over 140m away on Brindleheath Road.

Description of Proposal

It is proposed to demolish two large storage sheds located in the north eastern corner of the site and erect a new building together with associated chimney stack, two silos and six coolers to facilitate the creation of a biomass plant. 

The proposed building would have a maximum footprint of 44.8m by 34.8m. The main section of the building would run along the northern boundary of the site for 44.8m and it would be 22.4m wide. It would measure 10m at the eaves and 12.5m at the ridge with a pitched roof. The smaller section would be set in 15.9m from the eastern end and 5.5m from the western end of the main section. It would have a footprint of 23.2m by 12.4m and it would be 7.5m in height at the eaves and 10m in height at the ridge, again with a pitched roof. The associated chimneystack, which would project from the main section of the building, would have a diameter of 1.3m and it would measure 11.7m in height. The proposed building would house the power generation equipment – the 2 combustion units, 2 residence chambers, the boiler and hotwell tank, the filter and the turbine and condenser – together with the fuel handling system and the control system. The external cooling system, which comprises of six condensers, each of which measures 5.4m by 2.6m by 3.1m, would run along the eastern elevation of the building.  The two 5.4m diameter by 4.6m in height silos will be located at the western end of the building.  

The proposed biomass plant would use low-grade waste wood, which would otherwise be landfilled, as a fuel, to generate electricity that would then be transmitted to the National Grid by underground cable. Over a year it is anticipated that approximately 30,000 tonnes of low-grade waste wood would be used to generate enough electricity for 4300 homes. 

The process of electricity generation at the plant can be summarised as follows -  

1) The recovered waste wood, known as biomass, is pre-shredded on site before being transported to the walking floor/fuel handling area.

2) The biomass is fed into 2 advanced thermal combustion units via a feed hopper

3) The combustion of the biomass releases combustion gases that are then passed through the residence chambers in order to ensure a clean burn and to eliminate any traces of carbon.

4) The combustion gases then enter the boiler where the energy within the combustion gas is removed in the form of steam.

5) The steam generated from the boiler is passed through the turbine, which turns the generator and produces the electrical power to be exported through the National Grid.

6) Once the steam has had its energy removed in it condensed back into water using a closed loop cooling system, a process that allows the water to be recycled through the boiler over and over again. The flue gasses produced in the process are passed through two filters to remove particulate and any unwanted emissions before being discharged via the flue. 
Site History

Application 08/57198/FUL for the erection of a new building together with associated chimneystack, silos, transformers, coolers and burner to facilitate the creation of a biomass plant was withdrawn in January 2009. 

Publicity

A press notice was published in the March issue of the Life in Salford Magazine.

A site notice was posted on the 25th of February 2009

The following neighbours were notified of the proposal - 

23, 26, 26A, 27, 29, 31, 33, 35, 37, 52, 54 Cobden Street

Kingston Mill, Cobden Street

Ground floor, Kingston Mill, Cobden Street

Adjacent unit 1b, Kingston Mill, Cobden Street

Ground floor part 1d, Kingston Mill, Cobden Street

1A, 1B, 1C, 1D Kingston Mill, Cobden Street

Muscle Mill, Second Floor, Kingston Mill, Cobden Street

Arrow Amateur Boxing Club, Cobden Street

JW Entwistle Company Limited, Cobden Street

PA Fencing Arch A rear of 37 Cobden Street

RH Watson Arch B rear of 37 Cobden Street

Cheshire Removals, Cobden Street

B and C Tyres, 1 Laundry Street

NW Skip Hire, Villiers Street

Unit 2, Unit 3, Unit 4, Unit 5 Villiers Street

27, 33, 39, 43, 45, 75, 81, 87 Maurice Street

55, 71, 77, 29 Brindleheath Road

20 Co-operative Street

Brindleheath Works, Laundry Street

Unit 4/5 Laundry Street

Trinity Press Unit, Unit 3 Villiers Estate, Laundry Street


Representations

Seven letters of objection, from six different households, have been received in response to this application. The following issues have been raised – 

· Devaluation of property

· Emissions from the proposed biomass plant will have an adverse impact upon air quality and therefore the health of neighbouring residents

· There are a number of problem uses in the area including the Duchy Pub, a secure mental hospital and the local tip and as such residents have enough problem sites to endure without a further one being introduced - the proposal will increase existing problems with noise, disturbance and odours. 

· The proposals will increase traffic flow in the vicinity of the site and the HGV vehicles travelling to the site will increase existing problems of vibration

· The proposal will be an eyesore

Devaluation of property is not a material planning consideration. 

Consultations

f) United Utilities – No objections provided the site is drained on a separate system with only foul drainage being connected into the foul sewer

g) Network Rail – No objections

h) British Waterways – No objections

i) Manchester, Bury and Bolton Canal Society – No comments received to date however it should be noted that the society commented on the previous application stating that they do not object to the proposals as they felt that they would not impinge upon the restoration of the Manchester, Bolton and Bury canal. 

j) Greater Manchester Geological Unit – No objections – the proposal would divert 30,000 tonnes of waste wood from landfill. 

k) Urban Vision Environment – No objections but recommend a condition requiring the developer to notify the LPA should any contamination be found as well as then undertaking the necessary risk assessments and introducing appropriate remediation together with a condition for a noise survey and a condition to ensure that the chimney stack is retained at a height of 11.7m. 

l) Highways – No objections – the proposal will reduce traffic flow

m) Drainage – No objections

n) Environment Agency – No objections 

1. New Deal for Communities – Charlestown and Kersal – No objections subject to issues with Air quality, Water quality, Vehicle pollution and Noise pollution being satisfactorily addressed so the proposal would not comprises the £53m investment New Deal have made in the area. 

The Development Plan

Adopted Regional Spatial Strategy

DP1 Spatial Principles

DP4 Make the Best Use of Existing Resources and Infrastructure

DP5 Manage Travel Demand; Reduce the Need to Travel, and increase Accessibility

DP7 Promote Environmental Quality

DP9 Reduce Emissions and Adapt to Climate Change

EM11 Waste Management Principles

EM17 Renewable Energy

RT2 Managing Travel Demand

RT9 Walking and Cycling

Adopted City of Salford Unitary Development Plan

Site allocation: 
None

Other policies
ST11 – Location of New Development




EN22 – Renewable Energy Developments

DES1 – Respecting Context

DES7 Amenity of Users and Neighbours

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






EN19 – Flood Risk and Surface Water





EN16 – Contaminated land

Appraisal

The main planning issues relating to this application are: whether the principle of development is acceptable, whether the design of the proposed development is acceptable, whether there would be a detrimental impact on residential amenity and whether the proposed level of parking is acceptable. The issues are considered in turn below.

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

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

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

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

Policy ST11 of the UDP states that sites will be brought forward in the following order:

· the re-use and conversion of existing buildings;

· previously developed land in locations that:

1. are, or as part of any development would be made to be, well-served by a choice of means of transport, particularly walking, cycling and public transport; and

ii.    are well related to housing, employment services and infrastructure.

· previously development land in other locations, provided that adequate levels of accessibility and infrastructure provision could be achieved.

· previously undeveloped land.

The proposed biomass plant would be constructed within the Salford Skip Hire Site on Cobden Street. The plants requirement for low-grade wood would be met by the skip hire business and as such the proposed location of development would be highly sustainable and it would minimise the need for travel. It is therefore considered that the proposals to locate the biomass plant in the proposed location are in accordance with policy DP4 of the RSS and policy ST11 of the adopted UDP. 

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

1. Waste Minimisation; then

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

3. Composting or recycling; then

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

5. Treatment to deal with hazardous materials; then

6. Production of refuse derived fuels from waste; then

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

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

Policy ST16 of the adopted UDP relates to sustainable waste management. It states that waste should be treated as a resource wherever possible, as well as advising that opportunities to co-locate facilities together with complimentary activities should be taken. 
Policy EN22 relates to renewable energy developments. It states that planning permission will be granted for renewable energy developments provided that the impact on environmental quality and amenity does not outweigh the benefits of the developments potential contribution to reducing carbon dioxide emissions, diversifying the country’s energy supply and meeting national targets for the production of renewable energy. 

The proposed biomass plant is a renewable energy development that will utilise low-grade waste wood, which will be sourced from the on site Salford Skip Hire business, in order to generate electricity. The waste wood utilised by the plant would otherwise be landfilled and consequently the proposal would remove 30,000 tonnes of low-grade waste wood from the waste stream each year. It is therefore considered that the proposal would have a positive impact upon the way waste is managed within Salford in accordance with policy EM11 of the RSS and policy ST16 of the adopted UDP. In addition to the benefits the proposal offers in terms of waste management the creation of a biomass plant would make a significant contribution towards meeting the governments targets for the production of energy via renewable sources as set out in policy EM17 of the RSS as it would produce enough renewable energy to supply over 4,300 local homes per annum. By reducing the demand for electricity produced via the burning of fossil fuels the proposal would also help to combat climate change, as it would prevent 8600 tonnes of carbon being released into the atmosphere on an annual basis. Consequently, subject to the development being acceptable in environmental and amenity terms there are no in principle objections to the proposal. 

Environmental Impact 

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

The application site is located within an area of poor air quality, in close proximity to an Air Quality Management Area. An air quality assessment that considers the cumulative impact of this proposal together with that at the Cobden Street Resource Recovery Centre which is located 65m to the west of the site on existing and future air quality for the two pollutants nitrogen dioxide and particles less than 10 microns in size (PM10) has been submitted with the application. The assessment show that whilst there are predicted exceedences of the annual mean Air Quality Objective (AQO) for NO2 close to both sites there would have been exceedences at these locations without the addition of this application.  Given that there are no predicted exceedences at the receptor points, which are both residential locations and educational establishments, and the fact that emissions from the site will be controlled via an environmental permit, it is considered that the proposal would not have an unacceptable impact upon air quality within the locality. It is however recommended that a condition be attached to ensure that the chimney stack is maintained at 11.7m in height in order to allow for maximum dispersion. Subject to the attachment of this condition it is considered that the proposals are in accordance with policy EN19 of the adopted UDP as the proposal would not have an unacceptable impact upon air quality or health. 

Impact on Amenity - 

Policy DES7 states that development will not be permitted where it would have an unacceptable impact on the amenity of neighbouring occupiers or users.

A range of commercial and industrial operations occupies the land immediately bounding the application site. The closest residential properties i.e. the caravan park, and therefore sensitive receptors, are located 70m from the application site. The impact with regards to air quality is assessed above. With regards to noise having regard to the level of separation, the industrial/commercial location of the locality and the fact that the plant will be located within a new unit that can be insulated it is considered that subject to the attachment of a condition for a noise survey the proposed biomass plant can be introduced without having an unacceptable adverse impact upon the residential amenity the occupants can reasonably expect to enjoy by reason of noise and disturbance. The proposal is therefore considered to be in accordance with policy EN17. With regards to the building itself and the associated chimney stack, silos and condensers the level of separation is sufficient to ensure that they would not be overbearing and that their introduction would not result in neighbouring properties experiencing a reduction in light and amenity generally. The proposal is therefore in accordance with policy DES7. 

Design, Scale and Massing

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

Policy CH7 relates to the Manchester Bolton Bury Canal. It states that the line of the canal will be protected and development that would prejudice the reinstatement of the canal and its towpath will not be permitted. 

The proposed building is of a simple design that it typical of an industrial area, being constructed using metal cladding and a steel roof that will be colour treated in order to improve its appearance. Similarly the associated 11.7m high chimney stack will also be colour treated. It should be noted that the 11.7m height of the stack is the minimum height required to ensure that the proposal would not have an adverse impact upon air quality, as well as to ensure that the plant complies with the Waste Incineration Directive and that it can secure the necessary environmental permit.

Having regard to the commercial/industrial fabric of the area where the building would be located, the fact that the proposal would remove two older industrial units and the low levels of visibility when viewed from Cobden Street and Langley Road South it is considered that the design of the building is appropriate in this location and that its appearance would not have an unacceptable adverse impact upon the visual amenity of the area. The introduction of the proposed building and associated silos and condensers would not prejudice the reinstatement of the canal and its towpath either. It is however recommended that a condition is attached to any permission granted that requires samples of materials to be submitted and approved prior to the commencement of development in order to ensure that they accord with those of surrounding buildings and that they are of a suitably high quality thereby ensuring compliance with policies DES1 and CH7 of the adopted UDP.   

Highway Implications

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

Policy A10 considers that development will be required to not exceed maximum car parking standards.  

The proposal aims to deal with low-grade waste wood brought on to the site as part of Salford Skip Hires normal domestic and commercial waste collection activities. There would be no delivery of wood to the site specifically as a fuel to the proposed biomass plant. As a consequence the proposal would not result in a material impact upon the level of traffic movements, in fact the proposal would reduce traffic flow, as the 1500 trucks per annum that would normally take the wood to landfill would no longer be required. 

With regards to parking and access the proposal would utilise the existing access. The proposal would also formalize on site parking by marking out 17 parking spaces, 2 motorcycle spaces and introducing cycle racks for 16 bikes. Having regard to Councils maximum parking standards and the low levels of on site employees it is considered that the level of parking proposed is sufficient. The parking and access would be laid out to a satisfactory standard and as such there are no issues with regard to highway safety. 

Sustainable design and construction.

Policy DP9 of the RSS sets out how developments should seek to reduce emissions and adapt to climate change. 

The proposed development would make a positive contribution towards reducing emissions and offsetting climate change. It would be self sufficient in terms of energy requirements, as the plant will be generating 3Mwe per hour and exporting 2.5Mwe per hour. The 2.5Mwe/hr that is exported to the National Grid would be sufficient to provide electricity to 4,300 homes per annum, reducing the reliance on fossil fuels and preventing 8600 tonnes of carbon dioxide being released into the atmosphere on an annual basis. 
Developer Contributions

Policy DEV5 requires development that 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. 

Policy OB2 of the planning obligations SPD requires a contribution of £20 per square metre towards improvements to the public realm, infrastructure or heritage features within the vicinity of the application site. 
Policy OB3 of the Planning Obligations SPD relates to construction training. It states that major developments should contribute to the improvement of construction skills amongst Salford residents. The contribution that should be sought from a new development to feed into schemes that provide construction training is £1.50 per square metre 

Policy OB4 of the Planning Obligations SPD relates to climate change. It states that unless schemes achieve a very good BREAM rating major developments should make a contribution of £2 per square metre towards projects aimed at reducing and offsetting carbon dioxide emissions. 

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

There are two industrial sheds on site, which had a floor area of 998m2. With refurbishment, these units could be used to house the proposed biomass plant. The purpose of the planning obligations SPD is to mitigate against the impact a development and consequently given that the proposal would only see floorspace being increased by 412m2, that the nature of the use is such that it would remove 30,000 tonnes of low grade waste wood from the waste stream each year thereby reducing the need for landfill whilst also removing 1500 HGV movements and making a positive contribution towards reducing climate change it is not considered reasonable to require a contribution in this instance.  
Conclusion

In conclusion, it is considered that the principle of introducing the biomass plant is acceptable.  There are no environmental issues with the proposal and similarly there are no concerns with regards to design, amenity or highway safety. The proposal therefore complies with the relevant policies of the development Plan and there are no material considerations that outweigh this finding. It is therefore recommended that the application be approved subject to conditions. 
RECOMMENDATION:

Approve Subject to the following Conditions

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

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

3.
Unless otherwise agreed in writing chimney stack hereby approved shall be maintained at 11.7m in height.

4.
Prior to the commencement of the development, an assessment of the noise impact of the development on the nearest noise sensitive developments at the Greenwood Street Caravan Park and on Brindleheath Road shall be undertaken. The assessment methodology to be used, including measurement positions, shall be agreed with the Local Planning Authority prior to the commencement of noise measurements being taken.  


The control measures required to control the noise impact of the development shall be identified and incorporated into the noise assessment report.


The approved mitigation measures shall be installed prior to first use of the biomass plant. Prior to first use of the biomass plant a Site Completion Report shall be submitted to and approved in writing by the Local Planning Authority.  Such a report shall validate that all works undertaken on site were completed in accordance with those agreed by the LPA.

5.
In the event that contamination not previously identified is found at any time during development of the approved permission it must be reported in writing immediately to the Local Planning Authority. An investigation and risk assessment must be undertaken, and where remediation is necessary a remediation scheme must be prepared, which is subject to the approval in writing of the Local Planning Authority. 


Following completion of measures identified in the approved remediation scheme a verification report must be prepared, and be subject to the approval in writing of the Local Planning Authority.

6.
 Before the development hereby permitted is brought into use not less than 17 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.

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 area in accordance with policy DES 1 of the City of Salford Unitary Development Plan.

3.
In order to ensure that the development does not have an adverse impact upon air quality in accordance with policy EN17 of the adopted UDP.

4.
 To safeguard the amenity of the neighbouring residents in accordance with policy DES 7 of the City of Salford Unitary Development Plan.

5.
To ensure that risks from land contamination to the future users of the land and neighbouring land are removed or appropriately controlled, together with those to controlled waters, property and ecological systems, and to ensure that the development can be carried out safely without unacceptable risks to workers, neighbours and other offsite receptors pursuant to Planning Policy Statement 23 - Planning and Pollution Control.

6.
 In the interests of highway safety in accordance with policy A 8 of the City of Salford Unitary Development Plan.

APPLICATION No:
09/57380/FUL

APPLICANT:
Salvation Army Housing Association

LOCATION:
Land To West Of 84 Brindleheath Road Salford    

PROPOSAL:
Erection of a two storey building accommodating 16 apartments and erection of a part single part two storey building for use as a homeless centre incorporating residential units, activity area and offices together with new vehicle access, car parking and landscaping.

WARD:
Irwell Riverside

DESCRIPTION OF SITE AND SURROUNDINGS

This application relates to vacant 0.4hectare site located on Brindleheath Road close to its junction with the A6 (Broad Street).  The site consists of vacant brownfield land following the clearance of earlier development.  It is bisected by Frank Street, a disused adopted road that has become overgrown but which remains visible.  Areas of the site are overgrown and there is flytipping and Japanese knotweed on the site.  The site slopes from north to south.

Vehicular access to the site is from a slip road that leads on to the A6.  The site is generally uneven and there are a number of self seeded silver birch on the site as well as scrub vegetation.  The remains of hardstandings are visible to the east of Frank Street.

The site is bounded by Brindleheath Road to the south west beyond which is highway verge to the A6.  To the east there is a single storey commercial building occupied by Marpol Security.  To the north are industrial/commercial premises.  To the north-west is an old Jewish burial ground, last used in 1840.

The nearest residential properties are located 50m to the north west on Brindleheath Road.

The site was occupied by housing in the 19th century and the southern part of the site had been developed as a garage with car sales by 1953.  The housing was demolished in the early 70s and the site remained vacant apart from the partially demolished garage building until 2008 when all buildings were cleared from the site.

The site was acquired by the City Council in the late 1960s by CPO with the purpose of clearing unfit housing.  A number of surrounding sites were developed for employment purposes.

The application is supported by the following documents:

· Planning statement

· Contamination report

· Air quality assessment

· Ecology assessment

· Arboricultural survey

· Crime prevention plan

· Foul sewerage statement

· Noise Impact survey

· Transport statement

· Utilities statement

· Japanese knotweed treatment report

· Financial viability assessment

The site remains in the ownership of the City Council and is located within the New Deal for Communities Area.

DESCRIPTION OF PROPOSAL

The Salvation Army Housing Association (SAHA) is a registered social landlord and is applying for permission to build a hub building to accommodate homeless residents, together with associated support facilities, and adjacent affordable apartments.

The proposal consists of two separate buildings to either side of Frank Street.  To the north-west will be a ten-bed ‘direct access hub’ providing immediate accommodation for the homeless and by ten ‘move on’ one-bedroom flats, together with associated accommodation for agencies providing key services.  The range of services and facilities available within the building will include:

· GP and health services

· Specialised assistance with drug, alcohol and mental health issues

· Welfare, financial and housing advice

· Skills training facilities including communal training kitchens and an NVQ test centre

· Rental space for community and voluntary groups

This hub building would have 24-hour staff supervision and there would be a full time centre manager, together with 1 principal and 2 project workers.  There would also be 2 night staff at any one time, who would be able to receive out of hours referrals.  There would also be administrative staff and a part-time chaplain.  The reception would be jointly staffed by the SAHA and the Housing Advice Support Service (HASS) during office hours and by SAHA on evenings and at weekends.  The HASS office will have its own waiting area.

The hub would replace an existing Salvation Army hostel on Oldfield Road.  Each unit would be self-contained and the direct access hub is split into three clusters where residents would share kitchen, bathroom and living room facilities.  The whole facility would meet disabled access standards and one unit in each of the 10 will be suitable for wheelchair users and the layout would cater for the requirements of different ethnic and religious groups.  The scheme offers all residents en-suite facilities.  The direct access accommodation will have shared cooking, eating and living facilities.  The move on accommodation will consist of fully self-contained units.


This arrangement of accommodation and facilities is an innovative concept.  Homeless people would enter the direct access hub where they would receive assessments of their health, welfare and housing needs and support to 

To the south-east of Frank Street it is proposed to erect a two-storey building comprising sixteen 1-bed affordable flats.  These would also be managed by the SAHA and it is anticipated that a number of residents might eventually progress from the ‘move on’ flats to the affordable flats on occasion, subject to vacancies arising.  Residents of these flats would have access to the services provided at the hub.

The proposed hub building would be two storeys with pitched tiled roofs.  The building would have a central portion containing the non-residential accommodation and two wings that formed a ‘U’shaped building.  Residents of the existing Salvation Army hostel on Oldfield Road have been closely involved in the design of the new building and it was important to them that the building appeared as much like a traditional home as possible rather than being too contemporary or institutional.  The proposed apartment building has a simple rectangular form and would be two storeys with e pitched roof.   

15 parking spaces, including two spaces for disabled drivers, would be located off Frank Street to the rear of the apartment building.

Both buildings would have landscaped open space within their grounds.

The redevelopment of the existing Salvation Army building on Oldfield Road has been a strategic priority for the Supporting People programme in Salford since 2005.  The City Council is committed to re-providing this provision as stated in Salford’s Supporting People 5 year Strategy Action Plan.  The need for a new provision is an absolute necessity and will transform the current service being run from an outdated structure, originally built for the Seamen’s Mission in 1965.  The existing building is no longer fit for purpose or compliant with the Disability Discrimination Act.  Severe and recurring maintenance issues include leaking flat roofs, non-compliant fire strategies and materials, including doors, alarm and aging electrical system.  Internally the existing building is not fit for purpose.  Poor passive surveillance and outdated layouts lead to a poor environment in which to provide for the needs and support of residents.

The application is accompanied by a letter written by the Deputy Director Sustainable Regeneration to the applicant that states that the project will meet gaps in need, which have been identified within the City’s Supporting People and Homelessness strategies.  The letter goes on to state that the project has attracted significant Central Government funding from its Places for Change programme, and is being developed in partnership with a number of statutory and voluntary sector agency.  The letter concludes by stating that if permission was granted it would enable this innovative project to develop in a way that will ensure that single homeless people in Salford have access to the accommodation and support they need in order to break the cycle of homelessness.

SITE HISTORY

There is no planning application history that is relevant to the application.

CONSULTATIONS

Urban Vision Environment – The site is within Salford Council’s air quality management are and I agree with the methodology and results of the report.  My only concern is that no mitigation has been proposed even though the results show the predicted facade levels of NOx are 39µgm-3 when the standard is 40µgm-3. Although I realise that this is not technically a breach of the standard it is very close and I would therefore propose that a whole house ventilation system is installed to bring ‘cleaner’ air in from the elevation furthest away from the carriageway and negate the need to open windows, which will also help with the noise issues raised below.

The noise assessment has been undertaken by Capita Symonds and again I agree with the main principals of the report however I have raised some issues regarding the exact position of the night-time monitoring position in the report, these queries have been resolved by Adrian Morgan of Capita Symonds, resulting in an addition of 3dB to all the recommended sound reduction values for all facades during the nightime.

The report has summarised two facade noise reduction levels required at two facades of the development; the one directly facing Eccles Old Road and the other facades without a direct line of site.  The report does not however recommend specific designs for windows and doors within the facade, which are the main weak points for noise ingress.  

The report suggests the use of mechanical ventilation to prevent the need to open windows, which I would agree with.  As stated above I would recommend the use of whole house ventilation to improve both the noise and air quality issues of the site.

The report provides a corresponding sound insulation performance for both good and reasonable noise standards; I would request that we aim for a good standard for bedrooms and a reasonable standard for living rooms, which would be both reasonable and achievable in this location.

Although not part of the noise assessment I am concerned about the layout of the building in terms of its mixed use.  There are two particular areas which cause concern; the 1st floor bedroom which is directly opposite the main entrance to the activity room 1 and the 1st floor bedroom almost directly above the workshop and plant room.  Both these problems can be resolved with adequate sound insulation measures or movement of the door to the activity room.

I would therefore recommend the following conditions should the application be approved. 

· The facade sound reductions shown in Table 1 shall be achieved for all residential areas of the buildings.

Table 1: Façade sound insulation performances

	
	Living Room facade sound insulation performance (dB)
	Bedroom facade sound insulation performance (dB)

	Facades along Eccles Old Road
	31
	35

	Facades facing away from Eccles Old Road
	16
	20


Details shall be provided and approved by the local planning authority showing how the above sound insulation performance figures can be achieved, including window and door specifications. 

Prior to occupation of the site a Site Completion Report shall be submitted to the Local Planning Authority for approval.  The Site Completion Report shall validate that all works undertaken on site were completed in accordance with those agreed by the LPA.

· The rating level (LAeq,T) from all fixed plant and machinery associated with the development, when operating simultaneously, shall not exceed the background noise level (LA90,T) by more than -5dB at any time when measured at the nearest noise sensitive premises.  Noise measurements and assessments shall be carried out according to BS 4142:1997 "Rating industrial noise affecting mixed residential and industrial areas".  ‘T’ refers to any 1 hour period between 07.00hrs and 23.00hrs and any 5 minute period between 23.00hrs and 07.00hrs.

· Prior to development of this site the developer shall prepare and submit for the written approval of the LPA a scheme of mitigation to address indoor air quality and ventilation measures which obviate the need for future residents to open windows.  All identified control measures must be approved in writing by the Local 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 approved measures have been implemented in full prior to the final occupation of the site.

Informative

Consideration shall be given to the layout of the first floor of the main hub, particularly the bedroom directly opposite the main doors to activity room 1.  

With regard to ground contamination the proposed use of the site is residential and therefore, due to the sensitive nature of the proposed development and the past potentially contaminative use of the site as a burial ground together with evidence of fly-tipping incidents, it is recommended that a condition be attached requiring the submission of a preliminary risk assessment report.

Environment Agency – no objections in principle but comment that the site contains Japanese knotweed, an invasive plant, the spread of which is prohibited under the Wildlife and Countryside Act and that care should be taken to prevent its spread during any operations relating to the proposal

United Utilities – No objection in principle subject to a condition regarding drainage

New Deal for Communities – The New Deal Board has requested that a full impact assessment be undertaken regarding the proposed facility before any decision is made on the application.  The Board was concerned about this SAHA facility might adversely affect a community.  The community already has a number of facilities that cater for people with particular needs and requirements that can create challenges for other members of the local community.  In terms of the New Deal for Communities Development Framework proposals for the area, it is proposed that Bazaar street and the adjacent area is given over to housing led development that would include approximately 100 units.  To this end, the necessary land would have to be assembled, but this process would go beyond the lifetime of the NDC.

The impact assessment has been submitted and forwarded to NDC but no further response has been received to date. 

GMP Architectural Liaison Unit – We have liaised with the architects on this scheme who appear to have incorporated many of the features we requested.  The development nevertheless is a residence for vulnerable persons who may be the centre of unwarranted attention.  Consequently, the perimeter and the buildings must be as secure as reasonable.  There are constraints to this strategy, which have been considered in the response to the architects including low boundary treatment to the footpath to the north and the desire for the front boundary to be open and inviting.  Security is partly compromised by the treatment expressed in the scheme plan.  However, this is compensated to a degree by the commitment to provide permanent 24-hour capable guardianship (carers) who will have a ‘policing’ role and be responsible enough to report incidents to the police.  This is an essential security measure for the life of the building.

1. Internal integrated alarm systems have also been incorporated into the scheme offering a robust strategy.  We are happy with this.

2. A detail asked for at this stage is the provision of a 1.8m high lockable gate to the north west front corner of the building.  Access from the path should be inhibited to the rear of the site.

3. Additionally the vehicular and pedestrian gates should open outwards.  This format improves the security of the gate, i.e. more resistant to external force.

4. The gates are set back from the back of pavement.  The recess is undesirable and we request that they are located nearer the front of the building.

5. The heights of the front masonry planters are too high and potentially offer hiding places for miscreants.  The front elevations should be visible from the road.

6. Residents’ access control is a vital part of the security strategy of this development.  Details should meet those requirements expected in the Secured By Design Award.

7. To ensure the development meets the security standards required in this high domestic burglary area we would require as a condition of the scheme that a Secured By Design application is submitted and approved before work commences.  The Crime Prevention Plan alludes to these issues.

PUBLICITY

Press notice published 5 March 2009

Site notices displayed 19 February 2009

The following neighbour addresses have been notified of the application:

1 to 4, 11 to 14 and 21 to 24 Woolpack Green, Arbour Close

1 to 9 (incl) Nursery Street

2 to 10 Nave Court

1 to 5 (incl) Maple Close

All residents on Maurice Drive

Boxmax and Castle Works, Bazaar Street

St Annes Court, Brindle Close

1 Charles Street

2 Redwood Street

Pendleton House, Broughton Road

Church Inn, Ford Lane

84-86 Brindleheath Road

84 Broad Street

Seagull House, Greenwood Street

REPRESENTATIONS

13 individual objection letters have been received following the neighbour notification.  The grounds for objection are as follows:

· The building is too close to the footpath and does not match the set back of buildings on Brindleheath Road and Maurice Drive

· The site is a haven for wildlife

· The area has far too many non-standard residential uses and other non-residential uses that blight the area – the probation centre, the ambulance station, the travellers caravan park, the secure unit, a retirement home, disused and derelict buildings, a Council recycling facility and tip and a site where there is a current application for a 11.2m high chimney and biomass plant (09/57360/FUL) – this little neighbourhood puts up with enough already

· While the site may be good for the Salvation Army little thought has been given to the effect on local people.

· The salvation Army do good work but this facility would be better located in centre of Manchester

· Detrimental effect on adjacent businesses

· Increase in traffic and loss of highway safety

· Increase in crime

· Loss of value of property that has already dropped so much in value

· The City Council should stop dumping this sort of accommodation in this area

· This would open the floodgates for more hostels and homeless shelters

· The Council is turning this area into one that people want to escape from not ‘making Salford a place where people will want to live and work’

· Loss of safety for local children

DEVELOPMENT PLAN POLICY

REGIONAL SPATIAL STRATEGY

DP1 Spatial Principles

DP2 Promote Sustainable Communities

DP3 Promote Sustainable Economic Development

DP4 Make the Best Use of Existing Resources and Infrastructure

DP5 Manage Travel Demand; Reduce the Need to Travel, and Increase Accessibility

DP6 Marry Opportunity and Need

DP7 Promote Environmental Quality

DP9 Reduce Emissions and Adapt to Climate Change 

RDF1 Spatial Priorities

W1 Strengthening the Regional Economy

RT2 Managing Travel Demand

RT9 Walking and Cycling

EM1(D) Trees, Woodlands and Forests

UNITARY DEVELOPMENT PLAN POLICY

Site Specific: none

Other policies: ST1 Sustainable Urban Relationships

ST11 Location of New Development

DES1 Respecting Context


DES2 Circulation and Movement

DES3 Design of Public Space

DES7 Amenity of Users and Neighbours

DES9 Landscaping 

DES10 Design and Crime 


H1 provision of New Housing Development


H2 Managing the Supply of Housing


H4 Affordable Housing


H6 Residential Social and Community Facilities


H8 Open Space Provision Associated with New Housing Development


ECH3 Provision and Improvement of Health and Community Facilities

A2 Cyclists Pedestrians and the Disabled

A8 Impact of Development on the Highway Network

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

EN12 Important Landscape Features

EN17 Pollution Control

OTHER MATERIAL POLICY CONSIDERATIONS

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, Pendleton Planning Guidance, Trees and Development SPD, Planning Obligations SPD, Design SPD and Design and Sustainable Construction SPD all of which have been subject to public consultation.   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.  National Planning Guidance in the form of PPS1 and PPS3 is also relevant.

PLANNING APPRAISAL

The main planning issues relating to this application are whether the principle of development is appropriate, whether the scheme complies with policy H6 of the UDP, whether the scale, massing, design and appearance of the buildings is of sufficiently high quality in this location, whether the proposal contributes sufficiently to the wider regeneration aspirations for the area, whether the mix of dwellings is acceptable, whether there is significant detrimental impact on neighbours or prospective occupiers, whether there is appropriate parking provision, whether trees on the site would be unduly affected, whether an adequate financial contribution is being made and whether the proposal would accord with the relevant policies of the UDP and RSS. 

Principle of Development

ST1 states that development will be required to contribute towards the creation and maintenance of sustainable urban neighbourhoods.

Policy ST11 states that sites for development will be brought forward in a sequential order starting with the re-use and conversion of existing buildings followed by previously developed land in locations that are well served by public transport and are well related to good infrastructure.  This is then followed by previously developed land in other locations and finally greenfield sites in suitable locations.

Policy H1 states that all new housing developments 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 facilities;

· 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 H2 states that the release of land for housing development will be managed in accordance with the sequential approach set out in policy ST11.  Where there is evidence of an oversupply of housing planning permission for housing development will only be granted in certain circumstances that include where the development is considered to be an essential component in the regeneration of the local area.

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

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

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

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

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

RSS policy DP5 Manage Travel Demand; Reduce the Need to Travel and Increase Accessibility states that development should be located to reduce the need to travel, especially by car, and to enable people as far as possible to meet their needs locally.  All new development should be genuinely accessible by public transport, walking and cycling, and priority will be given to locations where such access is already available.

PPS3 provides a definition of previously developed land.  The site was formerly occupied by buildings and the site has become overgrown following demolition of the buildings.  As such it is considered that the site constitutes brownfield land that is suitable for redevelopment.  

The site is located within walking distance of Salford Shopping City on previously developed land.  The proposal would make use of an existing vacant plot, one that is overgrown, infested with Japanese knotweed and which is subject to flytipping following demolition of the buildings that previously stood on the site, to provide accommodation and facilities for homeless people.  It would therefore fully comply with policies ST1 and ST11 of the UDP and policy DP1 of RSS.

With regard to compliance with housing planning guidance and policy H1 of the UDP the proposal provides a mix of direct access accommodation for homeless people, move on accommodation and in the separate building, one-bed flats.  While clearly not in compliance with policy it is considered that the special circumstances of the applicant justify an exception being made in this instance.   The proposal therefore complies with policies HOU1 and HOU2 of Housing Planning Guidance.

The proposed flats are all have just one bedroom.  In addition, no contribution is being made to local infrastructure and facilities and no contribution is being made in accordance with policy H8.  Policy H1 does state though that in determining whether the mix and density of dwellings on a site is appropriate and acceptable, regard will be had to a number of factors that include the specific need for residential accommodation that has been identified and any other relevant housing, planning or regeneration strategies approved by the city council. The importance of the facility has been explained above and it is considered that significant weight must be attached to the benefits that the proposed development would bring.  It is considered therefore that, on balance, there is no overall conflict with policy H1 of the UDP.

Compliance with Policy H6

Policy H6 states that planning permission will be granted for the development of residential social and community uses provided that the following criteria are met:

I. There is a demonstrated need for the facility;

II. It does not result in an over-concentration of such uses in any one area or an over-intensive use of the site or building;

III. It is located close to public transport, shops, and social and community facilities;

IV. There would be no unacceptable adverse impact on the amenity of surrounding residents and uses, or on highway safety;

V. Adequate provision is made for private amenity/open space within the curtilage of the site;

VI. Adequate provision is made for access, car parking and servicing; and

VII. The proposal is compatible with wider regeneration objectives, and is consistent with other policies and proposals of the UDP.

There is a demonstrable need for the development and the site is located close to good public transport and within an easy walk of Salford shopping city.  There is no adverse impact on highway safety and adequate provision is made for amenity and open space within the site.  Adequate provision is also made for access, car parking and servicing.

It is clear though from the objections that have been received that many residents of the local area feel that there is an over-concentration of such uses in their area and that the proposal would have an unacceptable impact on their amenity.

Consideration has been given regarding the over-concentration of such uses in the area in relation to Policy H6. However, Irwell Riverside ward in which the site is located has one of the lowest concentrations of supported housing in the city and there is no supported accommodation for single homeless adults in the whole of the ward. Irwell Riverside ward profile statistics indicates that this area has relatively more single person households below pensionable age than generally across the city. This suggests that there could be the potential need for supported accommodation for this group.

Information collated regarding the history of the area and its provisions indicates that the Housing Development (Bellway) in Brindleheath was one of the latest developments to be added.

· Ambulance station – within the area since approximately 1974.

· Gypsy site and Showman’s Guild site on Duchy Road - this land was acquired on behalf of the Council in 1983, and the travellers site has been within the area since the mid to late 1980s. The adjacent Showman’s Guild site, shown on OS plans as Regent Caravan Park, was set up in 1995.

· Probation Centre at Greenwood Street - the site was sold to the Probation Service in 1986 and built approximately late 80’s/early 90’s.

· Waste site – not in the ownership of Salford City Council, original waste treatment site set up around 1987 and has been expanded since then.

· Housing development - the modern housing on Brindleheath Road was built by Bellway in the late 1990's after the site was acquired from the Council in 1996. 

· Charles Street Private Secure Mental Health Unit - originally called Charles House and was a special school before being closed in the mid 1990s was sold in 2001 and got planning consent for use as a residential care home in 2002.

The proposed development is not located within the residential community but sits apart from it on the edge of the area close to the A6.

It is not conceded that this development will have a negative impact on the surrounding businesses & residents.  The development will introduce over £3million of investment to the area and regenerate a vacant, previously developed site and takes full advantage of the existing infrastructure surrounding it.  In addition it will provide an opportunity to renew and revitalise a community facility for which there is an established need within the Borough.

Through the removal of an unlit, overgrown and derelict site with a lack of natural surveillance, the development would create an environment that is well maintained, safer and more secure than its existing state.

While it is acknowledged that there are a number of residential social and community uses in the area it is not considered that the concentration is so great, or that the location of the proposed facility is such that bearing in mind the need for and benefits of the proposed development, the application can be considered contrary to policy H6 or that permission should be refused.

Layout, Design, Scale and Massing

DES1 requires developments to respond to its physical context, respect the positive character of the local area in which it is situated and contribute towards local identity and distinctiveness.

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

The proposed buildings would be two storeys and be faced in brick with pitched tiled roofs.  The design is contemporary but traditional and has been designed specifically for its client group.  Both buildings have been oriented towards Brindleheath Road in an appropriate manner that reflects the close proximity to the highway of the commercial and industrial buildings to the east of the site.

The design is contemporary but sympathetic to the character of the area and will contribute towards local identity and distinctiveness in accordance with policy DES1.

Housing Type and Mix
Policy H1 states that new housing development should contribute to the provision of a balanced mix of dwellings within the local area.

Policy H2 of the adopted UDP is also relevant to the consideration of the scale of the proposal. Whilst seeking to ensure that an adequate supply of new housing is provided across the city in accordance with that set out in RSS, this policy seeks to restrict housing development in areas where there is evidence of an “unacceptable actual or potential oversupply of housing”. At the current time there is no clear evidence of an oversupply of housing in this area. It is also important to take into consideration evidence from all levels (national, regional and local), which suggests that household growth is likely to continue.

Policy HOU1 of Housing planning guidance states that within West Salford (where the site lies) the large majority of new dwellings should be in the form of houses rather than apartments.

Policy HOU2 of the guidance states that the majority of new houses should have at least three bedrooms.
The scheme would provide 20 bedrooms for homeless people and 16 one-bedroom flats.  There is a recognised need for such a facility and it is considered that an exception to the policy is justified in this instance.

Sustainability

Policy DP9 and EM18 of RSS place greater emphasis on sustainability and sustainable construction.   In the submitted information in relation to sustainability there a number of measures identified which would be included to meet building regulations and further reduce the impact of the development on natural resources.

Policy DP9 of RSS seeks to reduce emissions and adapt to climate change.  Policy EM18 states ‘…all residential developments comprising of 10 or more units should secure at least 10% of their predicted energy requirements from decentralised and renewable or low-carbon sources, unless it can be demonstrated by the applicant, having regard to the type of development involved and its design, that this is not feasible or viable’
Each dwelling is provided with level access (as defined by Part M and Lifetime Homes standards) to each entrance to the street. 

The applicant has submitted a checklist of measures to improve the sustainability of the scheme.  A summary of those measures include:

11. Insulation significantly beyond the requirements of building regulations

12. Orientation of the buildings and use of Solar Hot Water collectors

13. Energy saving goods

14. Water meters

15. Water butts

16. Permeable surfaces

17. Use of sustainable materials

18. Recycling facilities

19. Cycle stores

The dwellings would include ‘Solar Hot Water’ collectors, which is likely to reduce the predicted energy requirements (together with the full list of sustainability measures outlined in the submitted information) by 10%. The applicant has indicated that the scheme would achieve level 4 Code for Sustainable Homes, which is equivalent to BREEAM ‘excellent’. 

As such, it is considered that the scheme would accord with the policies highlighted above with regard to sustainability.
Effects of the development on neighbours and prospective occupiers 

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

The nearest dwellings are located some 50m from the closest point of the proposed hub buildings gable elevation and none face the site.  As such it is not considered that the development would have an unacceptable impact on the amenity of neighbouring residents nor would it overshadow their homes.

Design and Crime

Policy DES10 and the Council’s Supplementary Planning Document (SPD) on Design and Crime seeks to ensure that development is designed to discourage crime, anti-social behaviour and the fear of crime, and support personal and property security.  Crime and Disorder is a material planning consideration.  

The applicant has submitted a Crime Prevention Plan with the application.  This states that the development has been assessed against and is consistent with the principles of Crime Prevention Through Environmental Design, thus reducing the opportunities for crime and the fear of crime.  The completed project will aim to meet the Secured By Design requirements and help reduce crime in the local area by reducing or eliminating risks associated with the building type and location

The Police ALO has stated that he has no objections and supports the development subject to continuing liaison and a condition requiring compliance with Secured By Design requirements.

The applicant has continued to liaise with the Police ALO, as it is a funding requirement that the scheme achieves secured by design.  It will be necessary to consider the landscaping details and boundary treatments in relation to secured by design principles, the aspirations of the Pendleton Planning Guidance and the public realm.  A landscaping condition has been attached to this effect.

Therefore, it is considered that the scheme accords with the policies highlighted above regarding design and crime.

Highways, Parking and Public Transport 

Policy A10, in line with Government guidance, seeks maximum parking standards for all developments. Within the emerging planning framework and in line with central government advice there is no policy requirement for a minimum level of parking.

The parking provision is 15 spaces.  It has been considered that the specialised nature of the proposal means that a reduced level of parking is necessary.  In light of the Council’s maximum car parking standards and the need to encourage the use of more sustainable modes of transport and the site’s relative proximity to the public transport routes centred on Salford Shopping City it is considered the proposed level of parking to be acceptable and in accordance with Adopted Policy A10. There are therefore no objections to the application on highway grounds.

Trees 

Policy EN12 states that development that would have a detrimental impact on, or result in the loss of, any important landscape feature will not be permitted unless the applicant can clearly demonstrate that:

· the importance of the development plainly outweighs the nature conservation and amenity value of the landscape feature; and

· the design and layout of the development cannot reasonably make provision for the retention of the landscape feature.

If the removal of an important existing landscape feature is permitted as part of a development, a replacement of at least equivalent size and quality, or other appropriate compensation, will be required either within the site, or elsewhere within the area.

The reasoned justification to this policy goes on to state that landscape features include, amongst other things, trees (single or grouped), copses, woodland, hedges, ponds, streams, ditches and lakes and that such features play a vital part in creating an attractive and pleasant environment for the people of Salford.

Policy EN13 states that development that would result in the unacceptable loss of, or damage to, protected trees will not be permitted.  Where the loss of trees is considered acceptable, adequate replacement provision will be required.

The trees on the site are largely self-seeded and the site generally is overgrown and the principle of the regenerative benefits of developing the site are well made.  It is therefore considered that in these particular circumstances the loss of these small trees is acceptable.  A total of 30 new trees would be planted on the site.

Affordable Housing

Policy H4 states that in areas where there is a demonstrable lack of affordable housing to meet local needs, developers will be required to provide an element of affordable housing, of appropriate types, in housing developments of 25 or more dwellings.

Policy HOU3 of Housing Planning Guidance requires 20% of dwellings to be affordable.

The provision of all of the proposed dwellings as affordable units is considered acceptable as it contributes towards the regeneration of the area and would meet an identified and strong need for affordable dwellings of this type.

Financial Contribution

Policy H8 states that planning permission for housing development will only be granted where adequate and appropriate provision is made for formal and informal open space, and its maintenance over a twenty-year period.  The open space will be provided either as part of the development or through an equivalent financial contribution based on a standard cost per bed space for both capital and maintenance.  Where provision is to be made within the development site, it must be designed as an integral part of the development, ensuring that both users and surrounding residents are provided with a satisfactory level of amenity.
The proposal would trigger the requirement for a contribution towards public open space, improvements to the city’s public realm, heritage and infrastructure, the training of local residents in construction skills and the offsetting of greenhouse gas emissions, in accordance with policies H8, EHC3, ST3, ST5, ST14, R2, DES3 and DEV5 of the UDP and the Planning Obligations Supplementary Planning Document.  This is calculated on the basis of £1,500 per dwelling plus £598 per bedspace for houses.  A total commuted sum of £48,736 plus a further charge of 2.5% to cover administrative costs would therefore be required as set out in the table below.

The contribution is calculated on the basis of a total of 32 bedspaces.  

	Type of Contribution
	Financial Contribution – Residential (houses and large apartments).
	Total

	Open space provision
	£598 per bedspace x 32
	£19,136

	Public realm, infrastructure & heritage
	£1,500 per dwelling x 16
	£24,000

	Construction training
	£150 per dwelling x 16
	£2,400

	Climate change
	£200 per dwelling x 16
	£3,200

	Sub-total
	£1,850 per dwelling +£598 per bedspace
	£48,736

	Administration fee


	2.5%
	£1,218

	Total


	
	£49,954


In this case though all the dwellings would be affordable but no further financial contribution would be made.  The scheme would also provide a Code for Sustainable Homes rating level 4, equivalent to a BREEAM rating of ‘excellent’.

The applicant is not proposing to provide any financial contribution and has submitted a financial viability assessment as justification with the intention of demonstrating that a financial contribution is not possible due to both the finite and established financial model funding the project and the charitable and social aims and objectives of the applicant.

The scheme is funded via the City Council’s bid to the Places of Change Programme resulting in the successful grant of £1.359 million being awarded towards the capital costs of building a replacement residential project to replace the existing Salvation Army building on Oldfield Road.  The scheme is also funded by a £650,000 grant from the Homes and Communities Agency.  The SAHA has funded the remaining capital costs.

The viability assessment submitted by the applicant states that the socially led ethics of the proposals in providing accommodation for the most vulnerable members of society does not look to make profit from either building.  Funding of the development is a combination of contributions from all stakeholders including the SAHA, the Salvation Army itself, the City Council, the Homes and Communities Agency and the Places of Change Programme.  The additional burden of significant planning obligations would result in a reduced provision of service that could no longer address the needs and aspirations of the Places of Change programme, which looks to break the cycle of homelessness.

Paragraph 4.5 of the Housing Planning Guidance recognises that on occasion there may be circumstances where it may be appropriate for there to be a reduced contribution or no planning obligation at all.  By way of an example the paragraph states that this may be the case where the viability of development would otherwise be compromised and the benefits of development outweigh any negative impacts that would normally be addressed through a larger commuted sum.  It goes on to state that this situation may arise where development is considered essential to delivering regeneration in the local area.

Any further developer contributions would prejudice the development of the site in this form and the level of services that could be provided.  It is considered that in this instance the provision of 100% affordable housing is to be welcomed and that in the special circumstances that have been outlined above with regard to the benefits of the development, it is acceptable that no further financial contribution should be made.

Objections raised By Residents

The majority of the issues raised by residents have been addressed in the appraisal.  The remaining issues are addressed below

With regard to wildlife, while it is acknowledged that derelict overgrown sites support a range of wildlife habitats.  Nevertheless, this site is not afforded any special protection, and the loss of habitat is ameliorated by the extensive landscape and tree planting that this scheme affords. 

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

There is no reason to support the assertion that this would ‘open the floodgates’ for similar developments.  Each planning application must be considered on its merits in accordance with the development plan for the area.  

There is no reason to support the assertion that the proposal would make the area any less safe for children.  The community occupying the accommodation will be managed and monitored in order to ensure that no social disbenefits arise.

CONCLUSION

The proposed development would provide accommodation for which there is an obvious strong and identified need.  Although there will be no financial contribution it is considered that the benefits of this application, together with the provision of 100% affordable housing will result in a development that is acceptable and rightfully deserves support.  It is considered therefore that planning permission should be granted subject to the following conditions.

RECOMMENDATION:

Approve Subject to the following Conditions

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

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

3.
The site shall be treated in accordance with a landscape scheme, which shall be submitted to and approved in writing by the Local Planning Authority within 6 months of commencement of the development hereby approved.  Such scheme shall include full details of trees and shrubs to be planted, walls, fences, boundary, street furniture, bollards and surface treatment together with an implementation programme.  The scheme shall be implemented in accordance with the approved implementation programme.  Any trees or shrubs dying within five years of planting shall be replaced with the same species within twelve months.

4.
The development hereby approved shall achieve a post-construction Code for Sustainable Homes rating  level 3 unless otherwise agreed in writing by the local planning authority. A post-construction review certificate shall be submitted to and approved in writing by the local planning authority before any of the buildings hereby approved are first occupied, unless otherwise agreed in writing by the local planning authority.

5.
Prior to the commencement of the development:


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


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


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

6.
The dwellings shall remain of an affordable housing tenure unless otherwise agreed in writing by the Local Planning Authority.

7.
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 provision of permitted hours for construction works, delivery of materials and delivery and collection of equipment, provision and use of on-site parking for contractors' and workpeople's vehicles, wheelwashing facilities, street sweeping and no development or activities related or incidental thereto shall take place on the site in contravention of such site operating statement.

8.
Prior to the commencement of development, a scheme detailing the method and timescales of the disposal of Japanese Knotweed shall be submitted to and approved in writing by the Local Planning Authority. The disposal shall be undertaken in accordance with the approved scheme. 

9.
No development shall commence until a crime prevention plan capable of achieving Secured By Design status has been submitted to and approved in writing by the Local Planning Authority.  The development shall be implemented and managed in accordance with the approved plan.

Reasons

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

2.
 To ensure the development fits in with the existing buildings in the vicinity in accordance with policy DES 1 of the City of Salford Unitary Development Plan.

3.
 To safeguard the amenity of the area in accordance with policy DES 1 of the City of Salford Unitary Development Plan.

4.
In the interests of resource conservation and environmental sustainability.  This is in accordance with Policy ST14 of the City of Salford Unitary Development Plan 2004-2016.

5.
 In the interests of public safety in accordance with policy EN16 of the City of Salford Unitary Development Plan

6.
For the avoidance of doubt, affordable housing means subsidised housing at below market prices for those households who cannot afford housing at market rates.  It is usually managed by a registered social landlord.

7.
 To safeguard the amenity of the area in accordance with policy DES 1 of the City of Salford Unitary Development Plan.

8.
 To safeguard the amenity of the area in accordance with policy DES 1 of the City of Salford Unitary Development Plan.

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

APPLICATION No:
09/57395/FUL

APPLICANT:
Elan Homes Ltd

LOCATION:
Land North Of Salford College Quays Campus Trafford Road Salford    

PROPOSAL:
Retrospective application for amendment to the position of Block One, Phase 2 (previously approved application 05/50929/ful) comprising of a part five, part six and part seven storey building containing 62 apartments including the erection of a substation and hard and soft landscaping.

WARD:
Ordsall

DESCRIPTION OF SITE AND PROPOSAL
This application relates to part of the site of the former Quays Campus of Salford College. The background to the wider Quays Campus site is discussed below together with the details of the proposal which is the subject of this current application.
Background to Quays Campus Site 
The Quays Campus site is bounded by Craven Drive to the north and east, Trafford Road to the west and Ordsall Lane to the south.  The education buildings were demolished in 1999. 
Planning permission was approved in outline in 2002 (01/42541/OUT) for a mixed use development comprising offices, hotel, retail units, retail/food/drink units, new vehicle access and car parking. The outline permission also divided the quays campus site into plots. 
Planning permission was approved for apartments in six blocks on the plot adjacent to this current application, to the south (04/48147/FUL) known as Phase 1. This site is bordered by Ordsall Lane to the south, Craven Drive to the east and the Metrolink lines and Etap hotel to the West.
Five of the six blocks in Phase 1 have been completed by David McLean Homes, with the site of the sixth block currently in use as a site compound area. An application was submitted and approved in 2005 (05/51006/FUL) for external alterations to this proposed block.
The retail unit has been completed toward the front of the site fronting Trafford Road, and is occupied by Tesco Express. 
Immediately to the south of Tesco Express is a vacant plot which previously had a number of renewed permissions for a 3 storey office building. These permissions have now lapsed. In 2007 however, an outline permission was approved on this site for a mixed use development to include 57 apartments and B1 office space together with car parking (07/54634/OUT). This scheme has yet to be implemented and is extant.
Immediately to the south of this site, and also fronting Trafford Road (shown as plot 10 on the submitted plans), planning permission was approved in 2005 for offices (05/50001/OUT). This permission has since however lapsed.
Both of the above sites are currently vacant and are screened from Trafford Road by hoardings.
To the south, the remainder of the frontage with Trafford Road comprises the Etap and Ramada Hotels which received planning permission on the 6th October 2005 (05/50807/FUL) and have since been constructed.
Tesco Express, Ordsall Fit City, the office and mixed use permissions and the new hotels cover roughly half of the Quays Campus site, on the Trafford Road side. The David McLean scheme and the phase 2 site which is the subject of this current application cover roughly half the site adjacent to Craven Drive.
CURRENT APPLICATION SITE AND PROPOSAL
The application is for the retention of one building (block 1) which is located between Craven Drive to the east, Ordsall Fit City to the west and Phase 1 of the David McLean residential development which is to the south. 
The site benefits from a previous extant permission for 3 blocks providing 176 apartments and 124 car parking spaces which was approved in 2005 under planning permission reference 05/50929/FUL. The blocks approved were part five, part six and part seven storeys in height.
A revised application was approved in July 2008 for blocks 2 and 3, immediately to the north of the application site for 137 one and two bedroom units, under planning permission reference 08/56445/FUL. This application was submitted to increase, through internal reorganisation, the number of apartments within these two previously approved blocks. There were only very minor alterations, in terms of design of these structures, and the car parking provision was also re-organised.
Due to a miscalculation when the building was originally constructed, the block has been built 1.43m further rearward, to the east (towards Craven Drive), than was proposed in the original application on this site, planning permission reference 05/50929/FUL
The application has therefore been submitted to regularise the position of the building, and provide a new landscape scheme which responds to the position of the building. 
The site itself is surrounded by a number of mature trees subject to a TPO. These are not affected by the repositioning of the building.
The applicant does not propose removal of trees within the site but does propose additional tree planting around the site. 
The applicant has also submitted a range of other documents including a design and access statement, a noise statement, a sustainability statement, a refuse strategy and a draft heads of terms which forms the basis for the section 106 contribution.
RECENT SITE HISTORY
05/50929/FUL :  Erection of three - part five, part six and part seven storey buildings comprising 176 apartments together with hard and soft landscaping, associated car parking and alteration to existing and construction of new vehicular access : Approved 2005
08/56445/FUL : Erection of two - part five, part six and part seven storey buildings comprising 137 apartments, 97 car parking spaces with hard and soft landscaping (Amendment to planning permission 07/50929/FUL) : Approved 2008
CONSULTATIONS
UV Environment – Recommend condition relating to contaminated land.  
Greater Manchester Passenger Transport Executive – No objection to the development.
United Utilities – No objections, suggested conditions which have been previously passed onto the applicant. 
Environment Agency – No comments received to date
Trafford MBC – No comments received to date. 
Greater Manchester Police Architectural Liaison Unit – Have relayed comments made to in response to a previous application (05/49990/FUL - withdrawn), in which they strongly objected to the proposed development as it would generate crime and disorder and present a serious threat to the lifestyles of the residents and adjacent buildings. 
The police have not raised a specific objection in relation to this application.
PUBLICITY
The application has been advertised by means of both press notice (published 19th February) and 2 site notices (posted 17th February)
The following neighbours were notified:
1 to 13 odd Gledhill Avenue
1 to 23 odd Craven Drive
1 to 9 Lord Napier Drive
38 to 44 Clarke Avenue
2 to14 even Paris Avenue
Apartments 6-45 Adamson House
Apartments 2-61, Brindley House
Apartments 201-286 Endeavour House
Apartments 1-12, 22-26, 36, Egerton House
Apartments 1-45, Gilbert House
Apartments 101-163, Pioneer House
Apartments 1-41, Platt House 
Apartments 301-353, Spinner House 
Apartments 1-56, Walker House
Ramada Hotel, Trafford Road
Etap Hotel, Trafford Road
Pioneer House, 1C Elmira Way
Ordsall Sports Centre
Tesco Express, Trafford Road 
Arbuckles, Capital Quay 
Frankie and Bennys, Capital Quay 
Chiquitos, Capital Quay 
Hanrahans, Capital Quay 
REPRESENTATIONS
5 letters of representation have been received in response to the application publicity, the issues raised are;
i. Developer should complete obligations of phase 1 before further development is undertaken.
j. Phase 1 of the development remains unfinished with regards to security fencing, gating and landscaping
k. Ongoing Security problems with phase 1 due to poor quality of external doors, and lack of fencing to apartments and parking areas
l. Parking and access problems due to lack of gating and parking on approach roads on match days
m. Lack of Caretaker on existing phase, appointment would deter thieves, vandalism and breaking into cars.
n. Noise and disturbance for existing residents of phase 1 due to development of phase 2 site.
RESPONSE TO REPRESENTATIONS
The Local Planning Authority is working with the developer, Elan Homes with regard to Phase 1 of the development. 
Progress had been halted on the external works, due to the original developer, David Mclean homes going into administration. The new developer, Elan Homes, is aware of their commitment to providing an attractive and secure environment for residents of the scheme, and are currently in a tender process for the completion of works which will include landscaping, fencing and gating of vehicle and pedestrian accesses.
Issues regarding external doors and assignment of a caretaker are management issues, but these concerns have been raised with the developer, who wants to work with residents to resolve these issues. The developer, Elan Homes is also working with the site management company, to introduce measures to combat illegal parking on approaches to the site, which is a problem particularly on match days.
DEVELOPMENT PLAN FRAMEWORK
REGIONAL SPATIAL STRATEGY FOR THE NORTH WEST
DP1 – Spatial Principles
DP2 – Promote Sustainable Communities
DP4 – Make the best use of Existing Resources and Infrastructure
DP5 – Manage Travel Demand; Reduce the need to travel, and Increase Accessibility
DP7 – Promote Environmental Quality
DP9 – Reduce Emissions and adapt to climate change
L4 – Regional Housing Provision
MCR2 – Regional Centre and Inner Areas of the Manchester City
MCR5 -  Northern Part of the Manchester City Region
UNITARY DEVELOPMENT PLAN POLICY
Site specific policy: 
MX1/3 – Development in Mixed Use Areas (Salford Quays)
General Plan Policies:
ST2: Housing Supply
ST6: Major Trip Generating Development
ST7: Mixed-Use Development
ST8: Environmental Quality
ST11: Location of New Development
ST12: Development Density
DES1: Respecting Context
DES2: Circulation and Movement
DES3: Design of Public Space
DES4: Relationship of Development with Public Space
DES5: Tall Buildings
DES6: Waterside Development
DES7: Amenity of Users and Neighbours
DES9: Landscaping
DES10: Design and Crime
DES11: Design Statement
H1: Provision of New Housing Development
H2: Managing the Supply of Housing
H4: Affordable Housing
H8:  Open Space Provision Associated with New Housing Development
S2: Retail and Leisure Development Outside Town Centres, and Neighbourhood Centres
A1: Transport Assessments and Travel Plans
A2: Cyclists, Pedestrians and the Disabled
A8: Impact of Development on the Highway Network,
A9: Provision of New Highways
A10: Provision of Car, Cycle and Motorcycle Parking in New Developments
EN16: Contaminated Land
EN17: Pollution Control
EN18: Protection of Water Resources
EN22: Resource Conservation
R2: Provision of Recreational Land and Facilities
DEV5: Planning Conditions and Obligations
CH5: Archaeology and Ancient Monuments
OTHER MATERIAL PLANNING CONSIDERATIONS
NATIONAL PLANNING GUIDANCE
Planning Policy Statement 1: Delivering Sustainable Development (PPS1)
Planning Policy Statement 3: Housing (PPS3)
Planning Policy Statement 23: Planning and Pollution Control (PPS23)
Planning Policy Guidance 13: Transport (PPG13)
Planning Policy Guidance 24: Planning and noise (PPG24)
SUPPLEMENTARY PLANNING DOCUMENTS (SPD)
Design and Crime SPD (adopted July 2006)
Planning Obligations SPD (adopted March 2007)
Trees and Development SPD (adopted in July 2006)
Sustainable Design and Construction Guide SPD (adopted in March 2008)
Design SPD (adopted in March 2008)
PLANNING GUIDANCE
Housing Planning Guidance (adopted on 20  December 2006) 
PLANNING APPRAISAL
The main planning issues relating to this application is the impact of the revised building position upon the streetscene and neighbouring properties, and the quality of landscaping to be provided.
Principle of Development. 
The principal of the residential development has already been established by the extant permission (05/50929/FUL).  This proposal would not result in any additional units and it is not considered that the development would unacceptably skew UDP Policy MX1/3 which seeks to secure a mix of uses across the area.
Housing Mix and Apartment Size
Policy H1 of the City of Salford Unitary Development Plan states that new housing development should contribute towards the provision of a balanced mix of dwellings, in terms of size, type, tenure and affordability.
Policy HOU1 of the Housing Planning Guidance states that within the regional centre, within which this site is located, and given the very high level of accessibility, apartments will normally be the most appropriate form of housing provision. The proposal is in accordance with this approach and is in any event no different in terms of type of units to the extant permission. 
Policy HOU2 of the Housing Planning Guidance 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, small dwellings should not predominate and a significant proportion of three bedroom apartments should be provided wherever possible. 
The scheme provides an adequate mix of 1 and 2 bedroom apartments. Block 1 has 29 2-bedroom units and 33 1-bedroom units. The schedule for all three blocks is shown below;
	
	1 Bedrooms
	2 Bedrooms
	Total Units

	Phase 2, Block 1 
(Current Application)
	33
	29
	62

	Phase 2, Block 2
(As Approved under 08/56445/FUL)
	33
	52
	85

	Phase 2 Block 3
(As Approved under 08/56445/FUL)
	20
	32
	52

	
	86
	113
	TOTAL = 199


Whilst there are no three bedrooms apartments in block 1, the scheme is identical in terms of apartment mix and size to that of block 1 approved under the extant permission reference (05/50929/FUL). 
The scheme therefore proposes no change to the approved apartment mix in block 1, and it is considered that the scheme is acceptable in this respect.
Design 
PPS 1 makes it clear that good design helps create attractive, sustainable, usable and adaptable places and that this is inherently linked to good planning.  PPS 3, relating specifically to new housing development, encourages Local Planning Authorities to promote good design in such development to create attractive, high-quality living environments in which people choose to live. 
UDP Policy DES 1 and DES 2 reflect this national guidance, re-enforcing the view that all new developments should achieve high standards of design, including urban design that has sustainability as a key objective. It reports 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 local identity and distinctiveness.
In the revised location, the block is located further towards properties on Craven Drive, to the rear. Because the block has been set further to the east, the resultant step back, when viewed from the west, actually follows the kink in the access road.
With regard to the access road, which is towards Trafford Road, it is not considered that the altered siting of the block has any detrimental impact on the streetscene. The change in location of the footprint of the block, which only affects the set-back of the building is almost indistinguishable from that approved in the original scheme.
To the rear, the block will be set further back towards properties on Craven Drive, 
There is an existing mature tree to be retained which partially screens the building from pavement level, it is also proposed to implement a planting scheme on this boundary. 
Nevertheless, because of the very minor amendment to the positioning of the block, it is not considered that the alteration has any detrimental impact in terms of streetscape.
Landscape
Policy DES9 states that developments will be required to incorporate appropriate hard and soft landscaping provision. Where landscaping is required as part of a development, it must be of a high quality, reflect and enhance the character of the area, not detract from safety and security, form an integral part of the development, be easily maintained, respect adjacent land uses and wherever possible make provision for the creation of new wildlife habitats.
A landscaping scheme has been submitted which includes a planting schedule. It is considered that the proposals provide an acceptable landscape scheme which provides adequate planting and landscaping for the access ways, surfaces and peripheral areas around the block, and when implemented will provide an attractive environment which will lift the quality of the development, and the surrounding area.
Minor amendments to the landscaping scheme are required, particularly in regard to deterrent planting and tree spacing. These will be required through an appropriately worded condition. A condition will also be added to require a maintenance schedule to be submitted for the planting.
A condition will be added to any permission granted requiring the submission full lighting and fencing details prior to the installation of these elements of the proposal.
Design and Crime 
Policy DES10 of the Adopted Unitary Development Plan and the Supplementary Planning Document ‘Design and Crime’ requires that development is not permitted unless it is designed to discourage crime, anti-social behaviour, and the fear of crime and support personal and property security.
The Greater Manchester Police Architectural Liaison Unit do not object to this application, but have forwarded comments made in response to a previous approval at this site. Concerns have previously been raised regarding security of the scheme with regards to the generation of crime, and with regards to recessed entrances that may have allowed opportunities for crime because of a lack of surveillance. 
Since the original scheme at this site was approved (05/50929/FUL), the recessed entrances were removed from the block 1, which are now flush with the facing walls. The entrances themselves are to be overlooked by windows in blocks 2, and 3 when these buildings come forward for construction.
The access to block 1 is located toward the frontage of the site within what will be a common area shared with the access to block 2. The entrance has surveillance from the access road to the front, as well as from facing windows within block 2 once this development comes forward. In particular, the positioning of blocks 1 and 2 provide for an interdependence of surveillance between the blocks. 
The parking area for the block is to be securely gated and the applicant has stated that parking accesses and egresses, as well as pedestrian access and egress to the buildings themselves will be controlled by key-fob access controls. 
Areas peripheral to the block are to be fenced and gated from publicly accessible areas, including the access through the site, so that security to the development itself will be maintained.
The scheme will clearly delineate public/private areas, allow natural surveillance of public spaces, means of access and parking areas, avoids places on concealment and will encourage activity within public areas. 
It is not considered, with regard to the originally approved scheme, that the minor repositioning of block 1 has any negative impact with regard to personal or property security. Issues relating to security have been dealt with through the approval of previous schemes and modifications to the design of the scheme.
In view of the above, and subject to a lighting scheme being provided within the landscape plan, the details of which are to be conditioned, it is considered that the scheme will provide a satisfactory response to both the GMP’s concerns as well as policy DES10.
Trees 
Policy EN 13 refers to Protected Trees, which are defined as those covered by Tree Preservation Orders (TPOs) and those within Conservation Areas. Regard must also be had to the Council’s Trees and Development SPD, adopted in June 2006. 
All trees will remain at the site and the treescape would not change. The applicant proposes a long and short term tree planting scheme. In particular, there is only one existing tree which is to be retained, adjacent to Craven Drive. This tree has not been affected by the repositioning of block 1
A planting scheme has been included with the application, which will be conditioned within this application to be implemented within the first available planting season. A maintenance and protection scheme for trees is also to be agreed in connection with the planting schedule.
Amenity 
Policies DES1 and DES7 require that the proposed development respects the context of the site and surroundings and does not unduly impinge upon local residential amenity. 
The minimum distance of 32.8m to the front of the closest properties on Craven Drive from the rear of block 1 is consistent with the Councils standard separation distances. 
The building submitted for consideration in this application is the same in bulk and design as that previously approved on this site, albeit with a minor change in location. It is not considered that the amendment of the building’s location results in any shadowing/dominance effects over and above those in the approved scheme.
Given the distance between the building and houses on Craven Drive, it is not considered that there is a significant detrimental impact upon residential amenity on Craven Drive through an unacceptable loss of daylight/sunlight.
It is considered that the relationship between block 1 and the proposed development of blocks 2 and 3 is acceptable, particularly as blocks 1, 2 and 3 were originally approved under the same scheme that form part of a single design concept. 
It is not considered that the minor amendment to the footprint of block 1 has any impact on future development of the site to the north, or would prevent this development coming forward at a later date. 
Car Parking 
Policy A1 states that  planning applications for developments which would give rise to significant transport implications will not be permitted unless they are accompanied by a transport assessment and, where appropriate, a travel plan.
Policy A2 requires development proposals to make adequate provision for safe and convenient access by the disabled, pedestrians and cyclists through the protection and improvement of key routes.
Policy A10 requires development to make adequate provision for disabled drivers, cyclists and motorcyclists, in accordance with the council’s maximum standards. It also states that the maximum car parking standards should not be exceeded.
Policy T9 of RSS relates to demand management. It also covers the issue of car parking standards and states that standards should be more restrictive in urban areas to reflect local characteristics, such as higher levels of public transport and higher development density.
Policy RT6 of Draft RSS states that local authorities should develop a coordinated approach to parking provision as part of an all-embracing strategy to manage travel demand. Plans and strategies should incorporate maximum parking standards (parking for disabled people being the only situation where minimum standards will be applicable); manage car use by implementing workplace, education and personal travel plans which should be developed alongside public transport, cycling and pedestrian network improvements; and provide dedicated and secure parking facilities for cycles and two wheel motorised vehicles.
It is considered that the level of parking provision is acceptable given the sustainable location of the site close to public transport links including buses and the Metrolink. Secure internal cycle racks are to be included within the scheme at ground floor level, within the building.
It is considered that the scheme is acceptable with respect to traffic and highway safety, and that the amendment to the block position does not cause any adverse effect to the existing situation, there being no change from the applications previously approved.
TV Reception
Within the previous approved permission for Phase 2, a condition was added for a TV reception survey to be submitted to tackle problems of TV reception in the adjacent residential area to the east of Craven Drive. A TV reception survey was submitted, and a scheme of works was agreed. 
The scheme agreed has involved the installation of freeview and satellite based digital television systems to affected properties, the applicant has submitted information within this application to show that this work has been carried out. 
It is therefore considered that the issue of tv reception has already been addressed, and it is not considered that a further condition would be required in this case. The repositioning of the building would not affect any new residential properties.
Refuse/Recycling
The applicant has submitted a refuse strategy with the application, which as been agreed with Council’s liveability Section.
The bin stores are adjacent to the northern elevation of block 1, (approved under the application on the adjacent site reference 08/56445/FUL), and contain 1100 litre euro bins.
Separate eurobins (1 per block) are provided for the following 4 categories; paper and card, glass, metals and plastics. 
All refuse bins are moved by the management company operating the site, to designated collection areas.
In view of the above, it is considered that acceptable arrangements are in place for the efficient recycling and collection of household waste.  
Planning Obligations/Section 106 Agreement
The original application approved at this site for Phase 2 had a section 106 agreement attached for a sum of ฃ167,152 to be paid in phases on completion of percentages of the units, which in the case of the previous application was 25%, 50%, and 90%.
Block 1 is near completion, having 62 units which would have accounted for 35% of the original number of units within the three blocks (originally a total of 176), so would have triggered the first payment at 25% of ฃ41,788 to be paid. 
The next trigger would have been at 50 % of completion of the units in the scheme, originally approved. However, the original scheme would only ever have been part-implemented through the construction of block 1, as a new section 106 agreement has been arranged for blocks 2 and 3. 
This would have meant that approximately 18 units in block 1 would have in effect gone unpaid for.
After negotiation with the applicant, a pro-rata approach based on the original figure of ฃ167,152 has been agreed. This figure is to be index linked to the original figure, which was approved on the 16th September 2005. This agreement will allow the Local Planning Authority to recoup the payments for the 18 units in block 1.
The figure has been worked out as such;
	
	1 bedroom apartments
	2 bedroom apartments
	Total number of apartments
	Total number of bedspaces

	Block 1
	33
	29
	62
	33(1+1) + 29(2+1) = 153

	Block 2
	39
	36
	75
	39(1+1) + 36(2+1) = 186

	Block 3
	7
	32
	39
	7(1+1) + 32(2+1)   = 110

	
	
	
	
	

	
	79
	97
	176
	TOTAL                  = 449


The original figure divided by the number of bedspaces is therefore;
ฃ167,152  = ฃ372.28 per bedspace
    449
The amount payable for the number of bedspaces in block 1 is therefore;
Block 1 153 bedspaces x ฃ372.28 = ฃ56,958.84
A figure of ฃ56,958.84 is therefore payable. As the application is retrospective, the applicant has agreed to submit a unilateral undertaking to pay 50% of this figure upon approval of the development, and 50% on the 31st July 2009 to allow the developer to raise sufficient funds through sales of apartments.
To secure these monies, it will therefore be recommended that the panel are minded to approve the application. The unilateral undertaking will then be submitted by and agreed with the applicant, prior to a decision on the application being issued. The application will be refused if the undertaking is not submitted or completed in a reasonable time.
It is considered that this approach is reasonable and appropriate, particularly as the developer is committed to pay ฃ411,477.50 in planning obligations, should blocks 2 and 3 come forward for development. The combined figures are well above and beyond the value of the original section 106 agreement at just ฃ167,152. 
The agreed sum will be paid to the Local Planning Authority for open space and recreation space purposes. 
This contribution was previously considered appropriate under policies H6 & H11 of the City of Salford Adopted UDP 1995, H8 of the Revised Deposit Draft Replacement Plan 2003 and SPG7 Provision of Open Space and Recreation Space Associated with New Residential Development when the application was originally determined in 2005.
Affordable Housing
UDP 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 an element of affordable housing, of appropriate types, on all residential sites over 1 hectare, irrespective of the number of dwellings, or in housing developments of 25 or more dwellings.”  
Policy HOU3 of the Housing Planning Guidance states that a minimum of 20% of units on sites above the UDP thresholds should be affordable. The requirement applies to new build schemes, conversions and changes of use.
Affordable housing provision, by way of a commuted sum to provide a discount, has been agreed for blocks 2 and 3, under application reference 08/56445/FUL because this scheme involved an increase in apartment numbers over and above the approved scheme.
There was no requirement for affordable housing under the originally approved scheme for phase 2, and given that there is no increase in apartment numbers proposed in block 1, it is not considered that a requirement for affordable housing provision would be reasonable. 
Sustainable Design and Construction
UDP Policy EN 22 states that development proposals of this size will only be permitted where it can be demonstrated that the impact on the conservation of non-renewable resources, and on the local and global environments, has been minimized as far as practicable; and full consideration has been given to the use of realistic renewable energy options, and such measures have been incorporated into the development where practicable. Also of relevance is the Council’s recently adopted Sustainable Design and Construction SPD
Policy DP9 of the Regional Spatial Strategy for the North West states that proposals should contribute to reductions in the regions carbon dioxide emissions from all sources including energy generation and supply, and buildings through the encouragement of better built homes and energy efficiency.
Dwellings feature energy efficient boilers and light fittings, A+ rated appliances and high levels of insulation. Showers have thermostatic valves. Internal communal lighting is time-controlled, or has PIR sensor operation fitted. 
Glazing to the northern and western elevation has increased air-gaps within the double glazing thus improving thermal performance against afternoon overheating.
A timberframe was used within the construction, which maximises insulation levels. 80% of the timber materials used have been responsibly sourced. 
Water conservation is paramount, with all properties incorporating dual or low flush toilets, aerated taps and shower heads and flow restriction on showers also. 
It is considered that the development has satisfied the requirement to reduce, wherever possible, impacts on local and global environments.
CONCLUSION
The proposed development, comprising a minor revision to the siting of Block 1 is generally in accordance with an extant permission on the site.
It is considered that the development of the site would be in conformity with the provisions of policies within both the adopted Unitary Development Plan and that there would be no detrimental effect on any neighbouring property or upon the visual amenities of the area as a result of the regularisation of this development. 
It is therefore recommended that the panel is minded at approve the application subject to conditions, and the completion of a satisfactory unilateral agreement, to secure financial contributions in accordance with policy H8 of the adopted City of Salford Unitary Development Plan.
RECOMMENDATION:

Approve Subject to the following Conditions

1.
In association with the site investigation, risk assessment and remediation strategy agreed for the original scheme at this site (Application Reference 05/50929/FUL), upon completion of landscaping works on the site, 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.

2.
Notwithstanding the submitted plans, the site shall be treated in accordance with a landscape scheme, which shall be submitted to and approved in writing by the Local Planning Authority within 3 months of the date of approval.  Such scheme shall include full details of trees and shrubs to be planted together with full details of the means of protection and management of existing and proposed trees and shrubs. The scheme shall include details of walls, fences, boundary and surface treatments and shall be carried out within 6 months of the date of the approval of the submitted details. Soft landscaping shall be carried out within the first available planting season following the approval of the submitted details. The approved landscaping scheme shall be retained and maintained thereafter. If within a period of five years from the date of planting of any tree, that tree, or any tree planted in replacement for it, is removed, uprooted, destroyed or dies, (or becomes in the opinion of the LPA seriously damaged or defective), within 12 months another tree of the same species and size originally planted shall be planted at the same place, unless the LPA gives its written consent to any variations.

3.
Within 3 months of the date of approval, full details, including elevations and technical specifications of all fencing, lighting seating and other hard landscaping features, as shown on the submitted plan reference 01 Revision H, entitled 'Landscape Proposals' shall be submitted to and approved in writing by the Local Planning Authority. The development shall be carried out in accordance with these approved details.

4.
The off street parking provided for block 1 shall be adequately marked and set out in accordance with plan references 1681/EP 03 and 1681/PL/01, and shall be retained for use at all times for use by occupants of the development, unless otherwise approved in writing by the Local Planning Authority.

Reasons

1.
 In the interests of public safety in accordance with policy EN16 of the City of Salford Unitary Development Plan

2.
To safeguard the amenity of the area in accordance with policy DES 1 of the City of Salford Unitary Development Plan.

3.
To safeguard the amenity of the area in accordance with policy DES 1 of the City of Salford Unitary Development Plan.

4.
 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.
The application hereby approved relates to the following plans;

Location Plan/Site Plan, Drawing no. 1681/LP/02 date stamped 23.12.08

Elevation Plan, entitled 'Block 1 Elevations', Drawing no. S-BLK1-PE-01, REV A, dated 04.02.09

Setting Out Plan, Drawing no. 1630/B1abcp/01, date stamped 23.12.08

A2 Plan entitled 'Construction Details for GRP Unit Substation' , Drawing no.UU-A2-016/2H, date stamped 10.02.08

A1 Plan entitled 'Landscape Proposals', Drawing no. 01, Rev H, date stamped 23.12.08

A1 Plan entitled 'Hardworks Layout', Drawing no. 02, Rev C, date stamped 23.12.08

A1 Plan entitled 'Planting Proposals', Drawing no. 03, Rev E, date stamped 23.12.08

A0 Plan 'Level 1 General Arrangement Plan' reference 646 A1101 C12, date stamped 27.03.09

A0 Plan 'Level 2 General Arrangement Plan' reference 646 A1102 C12, date stamped 27.03.09

A0 Plan 'Level 3 General Arrangement Plan' reference 646 A1103 C12, date stamped 27.03.09

A0 Plan 'Level 4 General Arrangement Plan' reference 646 A1104 C12, date stamped 27.03.09

A0 Plan 'Level 5 General Arrangement Plan' reference 646 A1105 C12, date stamped 27.03.09

A0 Plan 'Level 6 General Arrangement Plan' reference 646 A1106 C12, date stamped 27.03.09
2.
If, during any works on site, contamination is suspected or found, or contamination is caused, the LPA shall be notified immediately.  Where required, a suitable risk assessment shall be carried out and/or any remedial action shall be carried out in accordance to an agreed process and within agreed timescales in agreement with the LPA.
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