PLANNING & TRANSPORTATION REGULATORY PANEL

PART I

SECTION 1: APPLICATIONS FOR PLANNING PERMISSION
21 January 2010


	APPLICATION No:
	09/57950/EIAHYB

	APPLICANT:
	English Cities Fund

	LOCATION:
	Land Bounded By Cleminson St To North, New Bailey St To East, River Irwell To South-East, Trinity Way And North Star Drive To South And Adelphi St To West; Known As Salford Central, Extending To 17.7 Hectares.

	PROPOSAL:
	Outline application for a comprehensive phased regeneration of Salford, Central, including selective demolition, for a mixed-use development of, new, improved, altered and replacement buildings, for offices/commercial, use (use classes A2 and B1, maximum 197,010sq.m), retail, food and drink and entertainment (use classes A1, A3, A4 and A5, maximum 24,255sq.m), leisure (class D1), hotels (class C1 maximum 140 and 250 bedrooms) and residential use (maximum 849 dwellings) together with associated car, parking, landscaping and infrastructure. Detailed application for highway and associated works to Chapel Street (between Oldfield Rd and Trinity Way) and the laying out of public space at Stanley Street.

	WARD:
	Irwell Riverside and Ordsall


Executive Summary
The planning application before Members for determination and set out in this report is a hybrid application (part detailed, part outline) for the comprehensive and transformational regeneration of Salford Central.  The application states that the scheme embodies, and will realise, several years of policy formation by the City Council, primarily through adopted UDP policy MX1, the adopted Salford Central Planning Guidance (2008) and the adopted Salford Central Development Framework (2009).

The application is submitted by English Cities Fund (ECf), the development partner of the City Council and Central Salford Urban Regeneration Company (URC).  It is the role of ECf as lead developer to seek to deliver the vision for the regeneration of Salford Central set out in the above documents and summarised in the preceding URC document Vision and Regeneration Strategy in 2005 that:

Central Salford will be transformed.  A beautiful, vibrant new urban centre with striking economic opportunity is waiting to be born out of its fine heritage and the unveiling of its many assets.  The city’s elegant but underused buildings and its vacant but potent spaces will be filled with places to live, work, shop and enjoy life.  The restored health of Central Salford will flow across the entire urban areas, stretching out to benefit all of Salford’s communities.
The application seeks to build on the success of the Spinningfields development in Manchester and to extend the Regional Centre into an under-used part of Salford.  It is proposed (and supported through planning obligations) that value captured from this commercial development will be used to subsidise non-viable development along Chapel Street and to significantly improve the public realm and environment on Chapel Street and in Salford’s historic core.  Thus, the scheme will aim to secure the regeneration of an area that has been a long-standing aspiration of the City Council.

The Masterplan supporting the application proposal, which start with the Chapel Street improvements, will deliver new connections through the area and into surrounding neighbourhoods; including later stages for the wider development at the Islington Estate, Adelphi Street and Middlewood area.  The balance of movement will be shifted to pedestrians, cyclists and public transport from the present dominance of vehicles that currently pass through the area along Chapel Street.

The proposals will lead to the formation of some 9,500 potential work opportunities across a breadth of sectors for full, part-time, seasonal, permanent and temporary positions.  This will significantly contribute towards changing the socio-economic profile of the area and local neighbourhoods through greater accessibility to employment and the associated improvements that increased income brings.  The proposals also seek to significantly add to the overall economic activity of the Regional Centre and provide employment opportunities to the Manchester City Region.

The commercial uses that will provide the work opportunities will be focused into larger, Grade A offices within the commercial core, to add to the adjacent Spinningfields development and will be accompanied by associated and complementary retail, food and drink and leisure uses, which will animate streets, the new public spaces and links.  Chapel Street will provide a more diverse mix of office, studio, workshop, commercial, retail, food and drink and leisure uses to attract local businesses, start-up businesses, creative industries and foster links between the University of Salford and the city centre.

A mix of new housing opportunities for apartments and townhouses appropriate to the city centre location will be provided to address the present imbalance of housing opportunities represented by social housing within the Islington and Trinity Estates.  The greater variation in the mix of households (and incomes) will form a more diverse and sustainable community and a community that through expenditure can support the planned local shops, services and facilities.

Irwell River Park, the regional park proposed for Salford, Manchester and Trafford, will be advanced by the development through the provision of pedestrian and cycle links along the river and through the site, with three new attractive public spaces formed along the route.

In summary, the applicant considers that the proposal will offer a unique opportunity to build on and deliver the continued growth of the Regional Centre, permanently reverse the prolonged decline in the post-industrial period and transform the Chapel Street area to create a distinct, vibrant and vital heart of the City of Salford.

The hybrid planning application will deliver specific first stage development (detailed permission) for improvements to Chapel Street itself, which are considered critical in the adopted Development Framework to connect the disparate parts of the Chapel Street corridor into a single, vibrant neighbourhood linked to the planned commercial core near Salford Central Station.  Within the planned commercial core, detailed permission is also sought for an early improvement to the public realm of Stanley Street that will meet the landing of the approved Spinningfields footbridge, planned for completion in 2010.  This will pave the way for a future piece of quality public realm (to be known as Stanley Square), an important civic space and arrival point into the new commercial heart of the City.

Outline permission (including the approval of layout and access arrangements) is sought for the Masterplan-led regeneration of the 17.7 hectare area for:

•
Up to 197,010sq.m of office, studio and workshop floorspace (B1);

•
Up to 24,255sq.m of commercial floorspace (A1, A2, A3, A4 and A5) with A1 retail floorspace limited to no more than 10,810sq.m.  No A1 unit will exceed 500sq.m with the exception of a 1,200sq.m A1 foodstore planned for Zone E, which is intended to serve the new community being created;

•
Up to 2,005sq.m of leisure uses (such as crèche, day centre, gallery space) (D1);

•
Up to 19,110sq.m of hotel floorspace in the form of two hotels of up to 250 and 140 bed spaces (C1 hotel);

•
Up to 849 dwellings (apartments and townhouses) (C3);

•
New public open space and civic spaces;

•
Highway improvements (new accesses, new streets, realignments);

•
New pedestrian and cycle routes, including the formation of a new riverside walk and open spaces as part of the City Council’s Irwell River Park;

•
Up to 2,167 parking spaces (public on and off-street, and private); and

•
Public realm improvements.

The application is based on a detailed Masterplan framework that enables the applicant to bring forward individual buildings and phases of development.  ECf will act as lead developer pursuant to arrangements agreed with the City Council and the URC and will seek to ensure that value created through the development of the commercial core is captured and used to bring forward non-viable development along Chapel Street and to secure the significant improvements to public realm and infrastructure required to sustain the successful regeneration of the whole area.  A Development Trust Account will be set up for this purpose and will be controlled by the City Council and ECf, thus ensuring that funds are directed and phased to support the 10 to 15 year development period.  This will be dealt with through a Section 106 Agreement.

Whilst the City Council have entered into a Development Agreement with ECf and the URC to bring forward the redevelopment and regeneration of the Salford Central area, the City Council must consider this application in accordance with its statutory duties and responsibilities as the local planning authority.  As such, the application must be determined on its planning merits alone and the interests of the City Council under the Development Agreement must not influence Members’ decision.

Through the submission package of the Masterplan, illustrative material and elevations, the evidence of supporting documents and the Environmental Statement, it is considered that this hybrid planning application will provide an appropriate framework and mechanism necessary to deliver the transformational regeneration of Salford Central.

Background 
Salford Central is the name given to the historic centre of the town and later the City of Salford focused along Chapel Street from the River Irwell through to Crescent, taking in the area's most important civic buildings and Central Station.  Unfortunately the area has suffered from a very long period of decline. The area has been identified through the adopted UDP, Planning Guidance and Development Framework as a strategic regeneration area vital for the long term prosperity of the city and wider Regional Centre with Manchester.  The vision behind Salford Central has been expressed in the Planning Guidance to:

"... comprehensively regenerate this important area of the City of Salford and the Regional Centre to help diversify its economic base and bring in new activity.  The transformation will create a distinctive new part of the city centre, with new high quality commercial and residential properties and leisure uses, new urban environments, dramatic public spaces and new connections to the heart of the city centre."
This vision has arisen from the reality of the past few decades of an area that has been subject of a spiral of decline with most of its former functions having relocated to other areas of Salford, or simply closed down.  The manifestation of this physical decline of the area is the cleared sites of homes and businesses, loss of population and activity, higher crime and vandalism, vacant buildings and a predominance of surface car parking.  Socio-economically the decline is evident from lower average incomes, higher unemployment and claimant counts and lower than average attainment of education qualifications.  Nationally the immediate area is ranked in the lowest 7% of deprived areas.

Several regeneration projects and initiatives over the previous 30 to 40 years have attempted to address the deep-rooted and challenging issues presented by the area; issues such as lack of demand, fragmented ownership, speculative owners not developing their sites, too many temporary uses, lack of accessibility, poor quality streets and the lack of a critical mass of investment, activity and development.  The 1960s saw wholesale clearance of terraced housing, industry and railway infrastructure and the subsequent decades saw continued population decline, increased vacancy rates and clearance along Chapel Street and the surrounding areas.  In 1998 the Chapel Street Regeneration Strategy was launched by the City Council and the North West Development Agency and was a first attempt at a broader strategy to address the problems the area faced.  Some progress was made and by 2004, £150million had been invested in the wider area with nearly 1,000 new homes built and population rising.  Despite this investment it is recognised by the City Council and its partners that the investment has not been sufficient to create a critical mass of development to successfully kick start a sustainable regeneration of the whole area.  Significant cleared sites remain undeveloped, no new retailing has been forthcoming, the quality of development needs to continue to improve and the quality of life, security and environment for residents and business can also be improved.

The realisation of the limitations of previous programmes led to a new approach being taken.  In 2006 the City Council adopted UDP policy MX1 that leads the policy framework for regeneration of Salford Central, with the emphasis on creating a quality, vibrant mixed use area that plays an important role in the Regional Centre, capitalising on its proximity to Manchester City Centre and Spinningfields and its excellent communications by road, rail, bus, walking and cycling..

As part of the new approach the City Council, and its partner Central Salford URC, took the decision to enter into a partnership arrangement with a significant private developer.  This approach was taken to break through the barriers that had inhibited previous schemes in terms of an inability to attract investment, an inability to address landownership issues and an inability to address speculative and temporary uses.  English Cities Fund has the role of lead developer and a Development Agreement was entered into by the three parties in December 2006.  In summary, the Development Agreement caters for the comprehensive regeneration of the area in a phased manner, recognising that viability will differ for different sites and infrastructure, and through a Development Trust Account (in both the Development Agreement and forming part of the S106 agreement) a mechanism will be in place to enable value created by the development of the commercial core to be used to bring forward improved infrastructure and public realm and to enable what would otherwise be non-viable development in the Chapel Street area to come forward.

Following extensive community consultation the Salford Central Planning Guidance was formally adopted for development control purposes by the City Council in 2008 to provide further policy guidance on the form of regeneration for the area, focused on sub-areas, mix of uses, urban form and setting principles to govern further planning applications.  This was augmented in 2009 by the adoption of the Salford Central Development Framework, which provides more detail on the aspirations of the City Council and URC in the physical manifestation of regeneration of urban form, density, building heights, general layout, mix and distribution of uses, access and links.

This planning application by ECf is the culmination of significant public consultation on the shape of the future of Salford Central and is advanced by ECf as being the means by which to turn policy aspirations into physical development to deliver the comprehensive and transformational change sought by the URC and the City Council.

Description of Site and Surrounding Area 
Salford Central is located west of the River Irwell and occupies a strategic location adjacent to Manchester City Centre within the designated Regional Centre.  The application site extends to an area of approximately 17.74 hectares and is focussed upon Chapel Street and Salford Central Station at the heart of Salford.  The site lies in two wards, Irwell Riverside to the north of Chapel Street and Ordsall to the south.

Appended to this report plan 1, red line plan, illustrates the application site boundary.  With reference to appended plan 2, zonal plan, the application site breaks down into eleven zones lettered A to K (there is no Zone I).  A description of the zones follows:

Zone A – Irwell Quays Commercial District

Zone A covers 1.53 hectares and is located adjacent to the boundary with Manchester, which is marked by the River Irwell.  It is bounded by Trinity Way to the north-west and Irwell Street to the north-east, the River Irwell to the south-east and Zone C to the south-west.  The area comprises surface car parking and a vacant warehouse accessed via Stanley Street, which runs through its centre.  The site is relatively flat but has a steep embankment to the River Irwell.  It has little visual amenity, being dominated by surface car parking.

Zone B – Commercial Quarter

Zone B covers 3.06 hectares and abuts Zone A on the Irwell Street boundary to the south-west.  The Salford Central Station viaducts and the Grade II Listed railway colonnade bound the site to the north-west, the River Irwell lies to the south-east and New Bailey Street to the north-east.  The majority of the area comprises a large surface car park adjacent to the station, including space below the colonnade, accessed from New Bailey Street.  Buildings comprise offices at Washington House, Ralli Court and Ralli Quays; the Mark Addy public house adjacent to the River Irwell and the vacant, locally listed Riverside House at the junction of Irwell Street and Stanley Street.  The site is relatively level and contains several mature trees along the New Bailey Street frontage and an overgrown and underutilised riverside walkway that sits at a lower level to the main area.  The dominance of surface car parking diminishes the visual amenity of the area; existing buildings have little architectural merit with only the listed railway colonnade and locally listed Riverside House of any quality.

Zone C – Irwell Quays

Zone C covers an area of just under 1 hectare and is located to the south west of Zone A.  It is a relatively narrow zone and is bounded by Trinity Way to the north and the River Irwell to the south.  To the west the site is defined by the recently reopened Manchester, Bolton and Bury Canal that is in a cutting adjacent to the now closed Hampson Street and the Prince’s Bridge.  It is currently used as surface car parking and includes the embankment to the river.  Similar to Zone A, the area presently has little visual amenity or quality due to the cleared, open nature of the site.

Zone D – Gore Street

Zone D covers 2.31 hectares and is located to the north of Salford Central Station viaduct.  The site is also bounded by Chapel Street to the north, Islington Park and East Ordsall Lane to the west and New Bailey Street to the east.

Existing land uses within the zone include unauthorised temporary surface car parking on land off Gore Street, commercial and retail uses close to the junction of Chapel Street and New Bailey Street and vacant land and buildings.  Buildings of note within the area include the Brown Brothers building, the railway viaduct and the Egerton Arms public house on Gore Street.  The site is relatively level with a slight fall to the south and west and is bisected by Trinity Way.  The impact of the cleared sites and unauthorised car parks significantly detract from the appearance of the area along Trinity Way and particularly at the important junction with Chapel Street.

Zone E - Chapel Street South

Zone E covers 2.18 hectares and is bounded by Chapel Street to the north, Oldfield Road to the west, Trinity Way to the east and Islington Park, North Star Drive and Barrow Street to the south.  St Philip’s primary school and the existing residential community of the Islington Estate lie beyond the site to the south.  Existing land uses along Chapel Street consist of commercial and retail uses with significant numbers of vacant buildings and cleared sites.  The site is generally level but has a west-east fall along North Star Drive.

The zone also includes new residential development at Stamford House at the junction of Chapel Street and Oldfield Road and also at the junction of Chapel Street and Trinity Way.  It contains the Grade II listed former bank building at 247 Chapel Street and three locally listed buildings; Ye Olde Nelson public house and 287-289 and 299-301 Chapel Street.

Visually the impact of the cleared sites and vacant buildings has destroyed the urban grain and any sense of enclosure along Chapel Street, significantly harming the local environment and eroding the sense of security and safety.

Zone F – Chapel Street North

Zone F covers 3.45 hectares and lies to the north of Chapel Street, bounded to the east by Trinity Way and St Stephen Street, Cleminson Street to the north and Wilton Place to the west.  The area falls within the Adelphi and Bexley Square Conservation Area and includes several listed buildings including the Grade II* listed St Philip’s Church, Cathedral of St John and Cathedral House and the Grade II listed magistrates court, former Education offices and Old Courthouse on Encombe Place

Land uses consist of ecclesiastical, government, residential, community and commercial as well as car parking and open space.  The area has a generally level terrain with significant mature trees within the grounds of the Church and Cathedral and the pedestrian routes between the two.  Visually Bexley Square and the area around the Cathedral forms a tight and attractive urban grain, though even here vacant buildings and the quality of the public realm impinge on its enjoyment.  Further west the cleared sites to the east of St Philip’s Church (Zones G and H) and the vacant Dog and Pulpit public house at Encombe Place diminish the setting and sense of enclosure is lost. 

Zone G – St Philip’s Church NE

Zone G covers 0.62 hectare and lies within the Adelphi and Bexley Square Conservation Area to the north east of St Philip’s Church.  The site comprises cleared sites of former homes and premises, now grassed over and the Grade II listed properties on Encombe Place, their rear elevations now exposed following clearance.  The previous realignment of the Great George Street and Cleminson Street junction and the underused car park to the north has created a no-man’s land disassociated with the importance of the location.  The effect of the clearance and road realignment has been to create a visually disjointed area. 

Zone H – St Philip’s Church SE

Zone H covers 0.43 hectare and lies to the south east of St Philip’s Church within the Adelphi and Bexley Square Conservation Area.  This small site is bounded by Chapel Street to the south, St Philip’s Place to the east, Great George Street to the west and the pedestrian route to the east of St Philip’s Church to the north.  It comprises the cleared site of the former Boniecki Motors (which has planning permission for apartment and commercial development), the former Peel Park Inn and the locally listed former Manchester and Salford Savings Bank, both of which are now in use as office accommodation.  Bank Street bisects the site.  As in Zone G the clearance of buildings north of Bank Street creates a visually disjointed area, harming the setting of the Church.

Zone J – Islington Park

Zone J covers 0.48 hectare and comprises Islington Park and part of East Ordsall Lane, together with parking, access road and hardstanding north of the Brown Brothers building.  The park is formally laid out as an important local space, and has significant opportunity for improvement.

Zone K – Chapel Street (Highway Zone)

Zone K covers 2.04 hectares and comprises the highway of Chapel Street (A6) from its junction with New Bailey Street to the east to Adelphi Street to the west and includes the area around the Grade II listed Lancashire Fusiliers war memorial.  Chapel Street is an important transport route into the Regional Centre though a bus lane only operates inbound.  Street furniture, bus shelters/stops, lighting and pavement materials are haphazard and uncoordinated.  Pedestrian and cycle priority is presently low.

Zone L – Adelphi Street

Zone L covers 0.6 hectare and is bounded by Adelphi Street to the west, Cleminson Street to the north, Wilton Place to the east and the former Salford Royal hospital, now in residential use, to the south.  The site is cleared and an unauthorised car park has been operating from the site.  The site has planning permission for 190 dwellings in the form of a mainly 5 storey building with a 14 storey tower to the north east plus basement parking.  Redevelopment would provide an enclosure of St Philip’s Church situated to the west.

Surrounding Area
The application site is situated at the heart of the wider Salford Central area and is surrounded by a variety of areas and uses.  To the north are the established Trinity housing estate and existing University of Salford uses and buildings.  To the east lies the established West Riverside office development on the Salford bank of the River Irwell and to the south east, across the river the successful Spinningfields commercial and residential development.  To the south are the established and popular, local authority, Islington Estate and the Regent Trading Estate and, beyond the railway viaduct, the Middlewood site.  To the west, beyond the Grade II listed Crescent, lies the main University of Salford campus, the Salford Museum and Art Gallery and Peel Park.

With regard to the Islington Estate, separate proposals are being developed by Salford City Council, Salix Homes and the URC in consultation with the local community for the regeneration of the estate that will complement these application proposals.  The current preferred option is for retention of the greater part of the estate (85% of properties), limited demolition, improvements to the appearance of Canon Hussey and Arthur Millwood Courts, new homes for rent or sale, new play facilities for St Phillip’s primary school, new and improved open space and improved links to the north and south.  

Description of Proposal 
Summary

The application is submitted as a hybrid application for detailed and outline planning permission, supported by an Environmental Impact Assessment (EIA).  Detailed planning permission is sought for highway improvements to Chapel Street within Zone K and a first phase of public realm improvements to Stanley Street within Zone B.  Outline planning permission is sought for all other parts of the development with matters of access and layout submitted for determination at this stage with scale, appearance and landscaping forming reserved matters.

Delivery of the application proposals will be phased over a 10 to 15 year timeframe.  Phasing of development will be subject to land assembly, site preparation and infrastructure works.  Whilst the masterplan is subdivided into zones, delivery may take place across all zones throughout the programme.

The application will deliver the following development:

•
Up to 197,010sq.m of office, studio and workshop floorspace (B1);

•
Up to 24,255sq.m of commercial floorspace (A1, A2, A3, A4 and A5) with A1 retail floorspace limited to no more than 10,810sq.m.  No A1 unit will exceed 500sq.m with the exception of a 1,200sq.m A1 foodstore planned for Zone E, which is intended to serve the local community;

•
Up to 2,005sq.m of leisure uses (such as crèche, day centre, gallery space) (D1);

•
Up to 19,110sq.m of hotel floorspace in the form of two hotels of up to 250 and 140 bed spaces (C1 hotel);

•
Up to 849 dwellings (apartments and townhouses) (C3);

•
New public open space and civic spaces;

•
Highway improvements (new accesses, new streets, realignments);

•
New pedestrian and cycle routes, including the formation of a new riverside walk and open spaces as part of the City Council’s Irwell River Park;

•
Up to 2,167 parking spaces (public on and off-street, and private); and

•
Public realm improvements.

The outline application proposals are submitted with maximum limits on the amount of floorspace to be created by use/activity, by the setting of maximum overall building heights and by setting building footprints.  These limits are set within a masterplan layout (see appended plan 3, masterplan).  Limits on floorspace, footprint, numbers of buildings, heights and the mix of uses are defined by development zones (Zones A to K) and summarised below by zone.  This has enabled the proposals to be robustly environmentally assessed in line with the Environmental Impact Assessment Regulations 1999.

The proposals also require the demolition of certain buildings to facilitate the new development.  Details are provided zone by zone, but in summary the buildings proposed for demolition are:

•
Warehouse off Stanley Street (Zone A);

•
Washington House (Zone B);

•
Ralli Courts (Zone B);

•
Depot off Riding Street (Zone D);

•
Nos. 249/251, 287/289, 291-295, 297/299 and 301 Chapel Street (Zone E); and

•
No. 260-264 Chapel Street and 7 Great George Street (Zone H).

In addition the Mark Addy public house, Stanley Street (Zone B) is identified for redevelopment as block B8, though remaining in use as a restaurant/public house.  This will require partial demolition.

Proposals within Zones A and B will require the realignment of Stanley Street.  Proposals within Zone D will require the realignment of Riding Street.  Bolton and Beck Street within Zone D are already stopped up.  Proposals within Zone G and H will require the closure of Bank Street and the realignment of Great George Street and Cleminson Street.

Within the application site there are seven buildings, Riverside House, Brown Brothers buildings, Ye Olde Nelson public house, Church Inn, Manchester and Salford Savings Bank, Peel Park Inn and Bell Tower public house, that are proposed to be retained and/or converted to alternative uses.  No change of use is sought at this stage for these buildings but information on the proposed uses has informed the Environmental Impact Assessment.

Separate applications for Conservation Area Consent for demolition and development with Zones G and H will be submitted in parallel to reserved matters applications. 

The planning application seeks to develop a very large area with a mix of buildings and uses to create a vibrant and active part of the city and Regional Centre.  As the final mix is a reserved matter there has to be some flexibility in the outline part of this application to accommodate the anticipated mix of uses with the different development zones.  The need for flexibility is made greater by the 10-15 year development timescale as aspirations and development interest will change over time.  The application is therefore supported by a Development Schedule that sets out, for each development zone, a mix of appropriate uses for that area, i.e offices, shops, food and drink uses.  The Schedule sets out a maximum amount of floorspace for any given use to ensure that a mixed development is achieved and sets out basic arrangements for the floorspace, i.e. the maximum size of a building footprint, number of floors and the restriction of uses to specific levels, such as ground floors for shops.  In addition, the Schedule also sets maximum building heights by storeys and meters, the total number of different buildings created within a zone, general access arrangements, number of parking spaces and other general layout matters.

The Development Schedule serves two key purposes.  Firstly, it provides the necessary outline of the proposed development that will be referred to by planning condition to inform future reserved matters applications and ensures the delivery of a mixed use development as required by the Salford Central Planning Guidance and the Development Framework.  Secondly, the Schedule creates parameters and limits necessary to robustly test the impact of the development as part of the accompanying Environmental Impact Assessment (EIA).  The EIA covers many technical matters (summarised below) to consider the positive and negative impact the development may have with regard to each matter, the significance and size of any impact found, whether it is temporary or permanent and whether the impact can be mitigated and if so, what impacts may then result.  In undertaking the EIA the applicant demonstrates robustly how the fullest possible extents of development allowed for by the Development Schedule will affect matters of environmental concern. 

Details for each development zone, its development limits and an explanation of the potential development sought are set out below.  As an example of how the Development Schedule limits work, Zone A permits up to 62,120sq.m of B1 office space across five separate buildings, each capable of being up to 10 storeys in height.  However, the ground floor space making up to 5,690sq.m of this total need not be in B1 office use, but could be a mix of uses from A1 to A5, as well as necessary ancillary space servicing the ground and upper floors.

The example for Zone A shows how flexibility is intended to provide the opportunity to create activity at street level, visual interest and a variety of business opportunities to attract investment.  None of these uses can be finalised at this stage and the framing of the Development Schedule allows flexibility in these future uses.

Zone A is further constrained by the total floorspace limit for all buildings preventing, in this example, all five buildings reaching 10 storeys.  This feature is designed to prevent a uniform and potentially uninteresting height and to create visual interest in the future skyline.

The application is supported by the following documents:

•
Planning Statement

•
Design and Access Statement

•
Regeneration Statement

•
Affordable Housing Statement 

•
Crime Prevention Plan

•
Retail Assessment

•
Energy and Sustainability Statement

•
Heritage Statement

•
Public Open Space Assessment

•
Employment Land Assessment

•
Utilities, Drainage and Foul Sewerage Statement

•
Tree Survey Report

•
Framework Travel Plan

•
Development Schedule

•
Flood Risk Assessment

•
Statement of Community Involvement

•
Chapel Street Highway and Public Realm Design Statement

•
Environmental Impact Assessment (Volumes 1 to 3) covering the following technical matters:

Population

Ground Conditions

Archaeology

Air Quality Assessment

Hydrology

Ecology Assessment

Landscape

Heritage

Transport

Noise

Waste

Telecommunications

Light

Wind

The Detailed Proposals
Within Zones B and K detailed proposals are submitted for full planning permission as part of the hybrid application.

Zone B

The detailed proposals relate to the provision of new public realm along Stanley Street, off New Bailey Street, as it relates to the proposed landing of the approved, (and now commenced on the Manchester bank), Spinningfields footbridge.  The works are a first phase of the future Stanley Square introduced as an interim measure before redevelopment of surrounding blocks.  The interim measures for which permission is sought include new kerbs and paving with the marking of a pedestrian desire line from Spinningfields footbridge along Stanley Street.  Additionally new timber benching will be provided adjacent to the footbridge, three new street trees will be planted and the existing brick planters will be replaced. 

Zone K

Detailed approval is sought for works within the highway for a re-designed Chapel Street.  It is intended to bring forward this fundamental element of the overall regeneration proposals at the earliest possible date.  The proposed works comprise the following:

the provision of a raised plateau/public space in front of Salford Cathedral;

· provision of a central reservation (with tree planting);

· improvements/provision of the signalised junctions of Chapel Street with Oldfield Road, Adelphi Street and St Philip’s Place;

· provision of two straight across pedestrian crossings at Bexley Square and close to the Cathedral;

· provision of traffic calming between Oldfield Road and Trinity Way to help facilitate a 20mph zone;

· resurfacing of the carriageway in a combination of high quality materials and asphalt;

· improvements to footways and removal of street clutter where possible; 

· provision of bus lane facilities between Oldfield Road and Trinity Way; and

· improvements to street furniture, bus stops and lighting.

[Note: The highway works also allow for future proposals within Zones D, E and J for the realignment of Islington Way; closure of East Ordsall Lane onto Chapel Street in favour of a new route and left in/left out junction with Trinity Way and downgrading of East Ordsall Lane in Zone J to serve as an access and permit expansion of a civic area to Islington Park.  These additional highway works will form part of future reserved matters through the relevant outline proposals.]

The Outline Proposals

Zone A – Irwell Quays Commercial Core

Zone A will be redeveloped to expand the Regional Centre and provide a new commercial quarter at Irwell Quays focused on new office development with ground floor commercial uses and a multi-storey car park.  Up to 62,120sq.m of new office floorspace will be provided through five office blocks up to 10 storeys in height (up to 49 metres) with ground floor commercial uses (up to 5,690sq.m floorspace).  A maximum of 470 car parking spaces will be provided through a multi-storey car park (block A2) and basement parking to blocks A3 and A4.

Access will be via a new central spine access road (realigned Stanley Street) off Irwell Street, which forms a link through to Zone C.  New pedestrian links will be provided along the River Irwell with a new riverside walk, upper level cycle path and public open space forming part of the proposed Irwell River Park.

Demolition of the existing warehouse on the site and the removal of the surface car park uses will be necessary to facilitate development.

Zone B – Commercial Core

Zone B will also seek to expand the Regional Centre and will be the main commercial quarter situated adjacent to Salford Central Station to provide grade A office space (Use Class B1) suitable to attract headquarter users.  Uses will be focussed on new office development with ground floor commercial, retail and leisure uses, potential for a four-star hotel and a multi-storey car park.  Up to 109,590sq.m of new office floorspace will be provided through six office blocks (blocks B2 to B7) ranging between 8 and 10 storeys (up to 45 metres) with ground floor commercial and leisure uses with basement car parking.  An alternative option is made for 14,000sq.m to be potentially developed for a 250-bed hotel (Class C1) within the zone.  A multi-storey car park will be provided in block B1 accommodating up to 600 cars, with further spaces in a basement level parking and servicing arrangement, accessed off New Bailey Street.

Ground level uses up to 8,435sq.m are sought with flexibility for retail, commercial and leisure uses within use classes A1 to A5 in addition to space connected with B1 offices, C1 hotel and D1 for galleries or nursery/crèche facilities.  Limits on certain uses are imposed, for example retail (A1) up to 3,500sq.m, with no single unit over 400sq.m.

The Mark Addy public house (block B8) is identified for potential redevelopment into a four storey building within A3/A4 use as a public house and restaurant.  This will involve partial demolition and redevelopment of the existing building.

It is proposed that Riverside House and Ralli Quays will be retained, the latter in its existing office use and the former re-used for a variety of uses such as offices, restaurant/public house or crèche subject to separate change of use application.  The existing car park and servicing arrangements off Stanley Street will be amended at Ralli Quays, removing surface parking spaces, but retaining underground parking and access via New Bailey Street.  Cyclists, pedestrians and emergency vehicles will be able to traverse Stanley Street south to Irwell Street as part of new public realm and part of Irwell River Park links.

In addition to the underground service access, a second vehicle access will be taken off Stanley Street (via New Bailey Street).  New public realm will be provided throughout, linking the River Irwell Quayside (Zones A and C), Salford Central Station and Gore Street (Zone D) to the north through existing highway routes and two new pedestrian routes through reopened viaduct arches.  Spinningfields footbridge (approved and commenced on the Manchester bank) will link Spinningfields to the Salford bank, landing at the new Stanley Square, between Ralli Quays and the Mark Addy.

The closure of the surface car park and demolition of Ralli Courts office buildings and Washington House will be required to facilitate redevelopment.  The applicant considers their continued existence would be inconsistent with and indeed would prevent, the applicant’s ability to provide development of the necessary quality, scale, high quality design and appearance to form a successful and sustainable new commercial quarter comprising an extension of the Regional Centre.  The demolition of these buildings is also needed to deliver the attendant public realm provision, ground floor shops, services and activities, and necessary underground infrastructure and servicing.  The issues associated with the demolition of Ralli Courts are dealt with later in this report.

Zone C – Irwell Quays

Zone C will be the focus for new apartment led residential development on the bank of the River Irwell.  Up to 208 apartments will be provided in a new residential block formed on a podium above ground level parking for up to 92 cars.  The residential block will be articulated into separate parts with the highest element up to 13-storeys in height (up to 43 metres), stepping down to smaller scale elements.  New public open space, a new riverside walk, links to the Manchester, Bolton and Bury Canal and cycle routes will be provided as part of the proposed Irwell River Park as it passes through the zone.  Vehicle access will be from Stanley Street through Zone A.

Existing surface parking will be removed to facilitate development.

Zone D – Gore Street

Zone D will form the transitional area between the commercial core of Zone B south of Salford Central Station and the greater mixed-use residential, commercial, creative industries and retail corridor being formed along Chapel Street (Zone E).

A mix of uses is proposed including up to 18,440sq.m of new office development across three blocks north of Gore Street and the proposed conversion of the Brown Brothers building west of Trinity Way.  Building heights would be up to 10 storeys (up to 49 metres) to Chapel Street, stepped down to Gore Street alongside the railway viaduct, with flexible ground floor commercial, retail and leisure uses.  An option to provide a hotel of up to 140 bedrooms is put forward for block D3.  An existing commercial unit at Riding Street would be demolished to facilitate development and removal of the unauthorised surface car park use.

Car parking north of Gore Street to serve blocks D1-D3 will be in a basement level accessed from Gore Street.  New pedestrian links will be formed to Zone B in addition to existing highway links beneath Salford Central Station, forming direct links north onto Chapel Street at its junction with Trinity Way.  Pedestrian and cycle links will also be provided onto Chapel Street, Islington Park and into the Islington Estate and on to Middlewood.

The Egerton Arms on Gore Street and 187-203 Chapel Street will remain along with the Brown Brothers building.  It is expected that all buildings will remain in current uses and the application proposals do not seek permission for any change of use.

Zone E – Chapel Street South

Zone E lies south of Chapel Street and the focus for new development will be on a mix of uses for office, commercial, retail and residential uses providing an active frontage to Chapel Street.  New public space opposite the Cathedral will be provided between blocks E6 and E7.  

Up to 4,670sq.m of offices and up to 3,500sq.m of retail floorspace would be provided along with creative industries, leisure and food and drink uses, primarily at ground floor.  Building heights will be a maximum of 6 storeys (up to 22 metres) and a mix of apartments and town houses would be provided up to a maximum of 375 dwellings.  There will be a single foodstore of up to 1,200sq.m gross floor area within the new local shopping area.  Other retail units will not exceed 500sq.m in size.  The retail provision is intended to serve the local community.

Up to 210 parking spaces will be provided within undercroft and courtyard arrangements within each block except for block E10.  Pedestrian access will be prioritised between Chapel Street and North Star Drive/Barrow Street between blocks.  A new public space will be formed between blocks E6 and E7 facing St John’s Cathedral.  The pedestrian realm will be further improved with additional space created by the set back from the existing building line of blocks E6 and E7 from Chapel Street, in addition to the planned improvements to Chapel Street itself outlined above.  The arrangement of commercial uses and apartments fronting Chapel Street will be transformed in scale to townhouses and smaller apartment blocks to North Star Drive / Barrow Street in order to reflect and complement the more domestic scale of buildings in Islington Estate to the south.  The arrangement of the building blocks onto North Star Drive / Barrow Street will also provide a series on north-south links between Chapel Street and Islington Estate, reconnecting the neighbourhood.

Vehicular access will be off Islington Way, Barrow Street, North Star Drive and East Ordsall Lane.

Demolition of 249/251 and 287-311 Chapel Street will be required to facilitate development.  The demolition of Nos.287/289 Chapel Street (locally listed) is assessed in the applicant's Heritage Statement and is considered in the Environmental Statement and comment is made later in this report.  The Ye Olde Nelson PH will be retained and refurbished as part of new commercial development potentially for office or gallery use.  The Bell Tower is similarly intended for retention for commercial uses.

Access to BT underground plant will be retained within the proposed block E7.

Zone F – Chapel Street North

Zone F is to the north of Chapel Street and comprises the historic core of the City of Salford.  The zone falls within the Adelphi/Bexley Square Conservation Area and includes several listed buildings and locally listed buildings.  No changes are proposed to existing uses or buildings within the zone, though independently the URC is championing their "Green and Walkable Streets Initiative" to improve the public realm to complement the applicant’s proposed regeneration of Chapel Street.

Zone G – St Philip's Church NE

Zone G is situated to the north-east of St Philip’s Church.  The amended proposals seek permission for up to 31 town houses within a group of buildings reforming the street blocks around the church on previously developed land.  The proposals will also result in the realignment of Cleminson Street back into the street grid.  Buildings would not exceed 4 storeys in height (16 metres) and a small pocket park would be formed within the buildings.  On street or curtilage parking would be provided for up to 34 cars.  

Vehicular access will be via Encombe Place and off Cleminson and Great George Streets.  A "Movement and Parking Strategy" will be undertaken by the applicant in bringing forward reserved matters to address needs of proposed and existing occupiers.  This will also incorporate development at Zone H to the south and Zone L to the west.

Zone H – St Philip's Church SE

Zone H is situated to the south east of St Philip’s Church.  The proposals seek the demolition of 7 Great George Street and 260 Chapel Street to allow for redevelopment of the site and land adjacent to St Philip’s Church to mirror the new blocks within Zone G, completing the enclosure of the formal square around the church.  The new buildings will provide up to 12 townhouses in two blocks, 33 apartments and up to 2,276sq.m of office space (new and converted space) with no new building exceeding 5 storeys (18 metres) in height on the Chapel Street frontage and 4-storeys (16 metres) fronting Zone G.  The overall development proposals include the extant planning consent on the site of 272-280 Chapel Street, the former Boniecki Motors site.

Bank Street would be closed to facilitate redevelopment and a "Movement and Parking Strategy" undertaken (alongside Zones H & L) to address needs of proposed and existing occupiers.

Zone J – Islington Park

Zone J comprises the existing Islington Park, which would be extended by taking in the land that becomes available from the closure of East Ordsall Lane.  The alignment will be retained for access with pedestrian priority to proposed blocks E9 & E10 and existing Chapel Street premises (Zone E) to the north.  By undertaking this change the space to the east toward Trinity Way can be incorporated as a wider civic space to the park increasing the ability of the park to function for civic and leisure uses for the community.

Zone L – Adelphi Street

Zone L is situated to the north of the former Salford Royal Hospital on Chapel Street.  New development will deliver a residential-led mixed-use development following the form of the already approved scheme for the site (planning permission 06/53802/FUL).

Up to 950sq.m of ground floor commercial/retail space will be provided with a range of 1 and 2-bedroom apartments and 3-bedroom town houses in a perimeter block arrangement, generally between 4 and 6 storeys, but including a tower to the northwest corner to a maximum height of 14 storeys (44 metres).  Two levels of basement car parking will provide up to 235 parking spaces.  Vehicular access will be provided from Upper Cleminson Street.

Site History
As may be expected within such a large area of central Salford there is a considerable planning history across the site, but none on the scale of the application now submitted.  The following applications are relevant.

Zone B

02/44133/FUL – Stanley Street - Erection of new footbridge across the River Irwell, Spinningfields footbridge.  Approved in parallel to an application made to Manchester City Council, the development has been started with the footings of the bridge on the Manchester side of the river.  The bridge is scheduled for completion during 2010.

Zone E

04/49375/FUL – 275 to 285 Chapel St - Demolition of buildings, retention of Ye Old Nelson PH and erection of an 8 storey block comprising A1, A2, A3, B1 uses and 105 apartments, associated car parking, landscaping, new and amended vehicular access and closure of rear footpath – approved by Panel January 2005 but no S106 agreement signed.

08/56073/FUL – The Bell Tower, Chapel Street – Refurbishment/conversion and partial demolition of the existing building and erection of a five storey extension to provide a mixed use development of 22 one and two bed apartments. Commercial units at ground floor and ancillary accommodation and works – refused May 2008 on the grounds that the quality and appearance of the proposed development was unacceptable and that the proposal was incremental development and thereby contrary to the comprehensive regeneration proposals for Chapel Street set out in UDP policies MX1, DEV6 and Salford Central Planning Guidance policies SC1 and SC2.

An appeal was dismissed in March 2009.  In dismissing the appeal the Inspector agreed with the Council that the recently adopted Planning Guidance that supports the UDP policies, principally policy MX1, had considerable weight.  The proposal was stated to result in significant harm to the future use of adjoining land and the regeneration of the surrounding area.

A subsequent challenge to the Inspector’s decision was summarily dismissed by the High Court in November 2009.

Zone H

05/51648/FUL – 272 to 280 Chapel St (former Boniecki Motors site) - Demolition of existing buildings and erection of one-five storey building comprising A1/A3/B1 uses on ground floor with 33 apartments above together with associated car parking and alteration to existing vehicular access – approved April 2006.

Zone L

06/53802/FUL – Land behind Salford Royal Hospital Bounded by Adelphi Street, Upper Cleminson St and Wilton Place - Erection of a part 3, 5, 12 and 14 storey building with two levels of basement car parking to provide 7 townhouses and 183 apartments and 949sq.m of commercial floorspace (A1, A2 and B1) together with construction of new and alteration to existing, vehicular access – approved February 2007.

Publicity

Advertisements were placed in the August publication of the IN Salford magazine, that was delivered to all homes in Salford.

Twelve site notices were displayed at various locations around the site.
Neighbour Notification 
A total of 1,750 neighbouring properties have been notified of the application.

A smaller number have been notified of the amended plans, as appropriate.

Representations 
1.
Turley Associates have written on behalf of Arc Construction Fund and their commercial interest in Ralli Quays on Stanley Street.  The following issues have been raised in objection to the application:

•
Loss of vehicular access to the front of the building

•
Loss of surface car parking

•
Removal of access restrictions

•
Insufficient proposed parking

As is explained later in the report, the applicant has met with Turley Associates to resolve the objectors concerns.  A further letter from Turley Associates and a letter from agents Lambert Smith Hampton were received just before this report was published, these will be reported in an Amendment Report and verbally at the Panel meeting.

2.
Britch and Associates on behalf of Edwards Veeder and their premises on Chapel Street.  The application has been amended to address the concerns raised and this objection has now been withdrawn.

3.         The Planning Consultancy on behalf of Ralli Courts.  The Planning Consultancy is acting on behalf of the freehold and long leasehold owners and some tenants of 13 office units in Ralli Courts.  Ralli Courts would be demolished and replaced as part of the application and the following issues have been raised in objection to the proposals:

a.
The impact of the application on Ralli Courts – The owners believe that Ralli Courts is an attractive and highly successful office development constructed in the mid 1980s that is not in need of redevelopment.  The tenants wish to remain within Ralli Courts and there is no reason why this should not be possible as part of an attractive and successful redevelopment of the wider area.  If one looks at Spinningfields it is apparent that there are a range of buildings of different ages, different characters and different heights within it; its success is clearly not the result of a consistent approach to building scale.  It is fundamentally unsustainable to demolish buildings that are currently successful and attractive.  The submitted proposals are therefore unjustified, unnecessary, unsustainable and inappropriate. 

b.
The principle of regeneration and the overall policy approach – it is emphasised that there is no disagreement with the broad principle relating to the desirability of regeneration within the area.  Neither the Planning Guidance nor the Development Framework are formal supplementary planning documents. Policy MX1 of the UDP was adopted in 2006 but since then there has been a significant change in the national approach to spatial planning.  Paragraph 5.4 of PPS12 states that area action plans should be used when there is a need to provide the planning framework for areas where significant change or conservation is needed.  The PPS states that area action plans should:

•
deliver planned growth areas;

•
stimulate regeneration;

•
protect areas, particularly those sensitive to change;

•
resolve conflicting objectives in areas subject to development pressures; or

•
focus the delivery of area based regeneration objectives.

The objector believes that these are precisely the kinds of circumstances that relate to Salford Central and that the lack of an area action plan is sufficient grounds for refusal of the application. Furthermore area action plans ensure that partners who are essential to the delivery of the plan, such as landowners and developers, are signed up to it.  The owners of Ralli Courts consider that they are essential to the delivery of the application.  The objector considers that to undertake such a massive area-wide development via a simple planning application in effect seeks to bypass the rigours of a modern development plan led scheme.  It is considered entirely unacceptable that this proposal should have been progressed, bypassing the statutory process that the Government has put in place to ensure that such schemes are progressed in an appropriate fashion and with the full involvement of the local community.

c.
Deliverability and planning blight – The objector considers that the applicant’s approach to deliverability is, at best, vague.  There is no detailed assessment of viability submitted with the application.  PPS12 states that deliverability is a key consideration.  It has long been established that financial matters are material considerations in planning decisions.  This means that the planning consequences of consented development not being carried out for reasons of financial viability are an issue at determination stage.  Should planning permission be granted it will freeze development options that other individual landowners and developers might otherwise have.  It is therefore incumbent on the local planning authority to satisfy itself that the proposed development is deliverable.  This does not appear to have been done and therefore an important material consideration has not been addressed.  Instead of bringing about positive regeneration the application, if approved, would be likely to result in significant planning blight across a very wide area resulting in further decline when market forces and individual initiatives might well be able to bring about real improvement.

d.
Design matters – The starting point of the design for Zone B appears to be the pedestrian bridge across the River Irwell, which the application assumes will be provided.  Planning permission for this bridge was granted in 2002 and it has not been built, there is no evidence submitted to demonstrate why this situation will change in the future.  The applicants are not proposing to provide the footbridge, neither is the URC or the City Council.  In these circumstances the location of the proposed Stanley Square has no logic and there can be no justification for the approval of the layout as submitted.   Even if the footbridge was to be provided the route to Salford Central Station does not require the demolition of Ralli Courts and illustrative plans, showing the retention of Ralli Courts and retention of the buildings but the removal of open space to the rear of that part of Ralli Courts closest to New Bailey Street, have been submitted to prove this point.

e.    Human rights matters – It is considered that the proposal to demolish Ralli Courts must be fully justified in accordance with Article 1 of the European Human Rights Convention.  This must include consideration of alternative approaches.  This is supported by the requirements of the Environmental Impact Assessment Regulations.  Whilst the EIA considers alternatives to the broad regeneration strategy, at no point does it appear that alternatives to the site specific proposals have been considered.  It is therefore considered that the application cannot be approved.

4.  Cleaver Keys, freeholder of Ralli Courts.  Agrees with all the points made by The Planning Consultancy.  Cleaver Keys considers that a well-balanced town centre commercial sector does need buildings of different scale, varying heights and designed to suit different types of occupier.  Ralli Courts would fit in well with the proposed considerably taller buildings around it and will give a human scale to the proposed faceless larger buildings.  There are many occupiers, professional and commercial who want their own small buildings and Ralli Courts satisfies this need.  It is ironic that Cleaver Keys, as the original developers of Ralli Courts, being the first to commit expertise and money to create a successful, viable office scheme that has stood the test of time and lifted the area, are now expected to agree to demolish the scheme that started the successful regeneration of this sector of Salford.

5
4NW (the Regional Leaders Board for the Northwest of England) has commented twice on the application.  Their original comments are as follows.  They consider that the proposals set out in the application are generally in line with Regional Spatial Strategy (RSS) policies.  There are concerns though that the City Council needs to make sure that the proposals meet the PPS6 requirements and that the proposal does deliver a ‘mixed use’ development that will not impose and have a negative effect on neighbouring town centres and the city of Manchester.  In detail, 4NW make the following points:

i.
Economy - it is considered that the proposals will help the growth of the Regional Centre and therefore complies with relevant policies of the RSS.  

ii.
Hotel element - this is supported. 

iii.
Retailing - it is considered that the applicants have demonstrated a quantitative and qualitative need for retail floorspace in this area of central Salford.  Whilst 4NW agree with the retail assessment that the area fails to make an effective contribution to the Regional Centre at present, retail development in this location should not undermine the vitality and viability of other centres.  It is noted that the retail assessment states that with the exception of the food retail unit, it is anticipated that the remaining retail floorspace will predominantly attract independent retailers.  This approach is encouraged and supported by policy W5 of the RSS.

iv.
Housing – residential development is acceptable where it is part of a mixed use employment scheme and where it will comprise a good range of housing sizes, types, tenures and affordability.  From the evidence submitted with the planning application it is unclear what the detailed mix of housing will be in terms of type, size and tenure.  Although the application refers to a split between apartments and townhouses (with a significant emphasis on apartments) there are no precise details.  In line with policy MCR2 of the adopted RSS the City Council must be satisfied that the proposals will provide an appropriate range of new housing as part of the wider mixed use development.  As it currently stands we have some concerns with the emphasis on apartments.  Policy L4 makes it clear that it should be encouraged that new homes are built to Code for Sustainable Homes standards and the use of Lifetime Homes standards are also encouraged.  Again it is unclear from the supporting documentation at this stage whether that will be case.  Documentation has been provided with the application to support a more flexible approach to the provision of affordable housing.  Again policy MCR2 supports a good range of affordability and this should be considered when determining the application.

v.
Transport – Due to the location of the development near the A6, the local planning authority should be satisfied that the development will not increase traffic on this road, which would cause a negative impact to the road network and could also limit plans to increase public transport use.

vi.
Environment – 4NW agrees that through the incorporation of new and high quality architecture the proposals present the opportunity to create substantially improved settings for key and prominent listed buildings.  4NW are supportive of this development in terms of the historic environment.  There is no mention of RSS policy EM3, which should underpin any consideration of open space and green space provision.  Due to the presently limited value of habitats within the application site it is considered that the proposed development will bring long term benefits to habitat enhancement, removing barriers to species movement and improving water quality.  There will be no significant habitat loss or disturbance and cumulatively the development will significantly enhance habitat in the wider area to improve biodiversity and support a range of protected species at the district level.  4NW would recommend that re-linking this area with locations of high biodiversity resource should be a priority, as stated in EM1B.

The applicants then responded to the points made by 4NW.  4NW then replied stating that they saw where their comments and concerns had been taken on board and confirming that the application was generally in conformity with RSS.

6.
Fifield Glyn, Managing Agents of Ralli Courts, endorse the objections made by The Planning Consultancy and strongly urge that the application be refused.

7.
Gerald Eve on behalf of Bishopgate Parking Ltd, owners of car parks that are operated by NCP, off Stanley Street and off New Bailey Street south of the railway viaduct.  The owners do not consider that the scheme will stack up in terms of viability and whilst a critical mass of development is required, it is the scale of the proposal that is objected to.  Given that there is an oversupply of new office floorspace in and around Manchester the requirement for the scale of proposed office floorspace must firstly be demonstrated by the applicant.  With regard to the parking that is proposed it is noted that the basement parking will be public parking.  It is considered that all the proposed car parking within Zones A and B should be provided in multi-storey car parks rather than additionally in basement car parks under the buildings.

8.
Rev. Andy Salmon regarding the type of housing being provided on Encombe Place and the access proposals for the area.  The application has been amended to address the concerns raised and this objection has now been withdrawn.

9
Three local residents have objected on grounds of loss of view and loss of privacy, tv reception and lack of pedestrian routes.

10.
Two Residents at Encombe Place.  The following issues have been raised in objection to the application:

•
Loss of green space to the rear of Encombe Place.

•
Closure of Bank Street.

•
The illustrative material shows both traditional Georgian townhouses and modern buildings – the modern design would be out of keeping and a traditional design should be built.

•
More larger townhouses should be provided that would add to the mix of properties in the area and attract people that might otherwise buy big houses in Cheshire and commute to Salford.

•
Trees should not be lost around St Philips’s Church and Encombe Place.

•
Islington Park should be larger than proposed with space for formal play facilities for young people.

Consultations

Central Salford URC - strongly supports the proposals of this planning application. It signifies the first tangible step towards realising the long-term vision for the Salford Central area, supports the delivery of a vital section of the partnership Irwell River Park project in the heart of the Regional Centre, indicates that transformational change is forthcoming and proposes development which will enhance the lives of those living and working within the wider area. The ability of this application to accelerate the economic growth of Salford through proposals to deliver a significant corporate centre should be considered as essential in ensuring the city develops to meet objectives and targets as set out within the Regional Spatial Strategy, the Regional Economic Strategy, the Manchester Independent Economic Review and the draft Salford City Council Core Strategy.

In response to the proposals in this planning application, I have the following comments covering:

1.
Background to the Central Salford Urban Regeneration Company and its overall Vision and Regeneration Framework.

2.
Central Salford URC’s objectives for the regeneration of the Chapel Street area within which this application lies and the need for the comprehensive regeneration of this part of the City of Salford

3.
The Overarching Development Agreement between Central Salford URC, Salford City Council and the English Cities Fund and the relationship to this application

4.
General and specific comments on the application including the benefits and contribution of the proposals to the area’s comprehensive regeneration.

5.
The URC’s involvement in community consultation on the preparation of planning policy documents and the application.

6.
The impact of the application on the wider Salford Central area.

7.
A summary of Central Salford URC’s representations.

Prior to the submission of the application, the proposals were presented to Central Salford URC’s Board on 25 June 2009 where they were approved. This is recorded within Minute 176 of the Central Salford URC Board Meeting 25 June 2009 – a copy of this Minute is attached to this letter.

1. Central Salford Urban Regeneration Company

•
Urban Regeneration Companies have been set the specific objective by the Government to generate private sector investment to secure sustainable regeneration.  In 2005, Central Salford Urban Regeneration Company was established on the premise that it would secure, by 2020, £500 million of private sector investment and 10,000 jobs.  Following the subsequent development of the Company’s Vision, Business Plan and engagement with investors and the community, the Company currently forecasts to secure, by 2020, some £4 billion of private sector investment; 22,000 new net jobs and 15,000 new homes.  The Company’s summary vision is to make Central Salford “beautiful, vibrant and prosperous”.  The Company has a high regard for all these values and its proposals for Chapel Street are based upon these values.

•
Central Salford URC is sponsored by the Communities and Local Government Department and its founder members are Salford City Council, the North West Development Agency and the Homes and Communities Agency. It is facilitating the largest economic and community change programme in the north of England.

•
The URC is responsible for leading the transformation of Central Salford and creating a beautiful, vibrant and prosperous part of the Manchester Regional Centre. The URC area extends to over 2,000 hectares adjoining the Regional Centre and is currently home to over 72,000 people.  However, the Company’s efforts are focused on six key Business Plan Priority Areas, encompassing 20% of Central Salford.  Chapel Street and the Crescent are one of these key priorities and will secure about a third of the Company’s targets.

•
The Vision and Regeneration Framework for Central Salford describes the basis and setting for a new urban centre for the City with new economic opportunities that is waiting to be realised from the City’s fine heritage and natural assets.  The Vision for Central Salford is based on a number of key regeneration objectives: 

•
making Central Salford beautiful, vibrant and prosperous; 

•
creating a thriving sustainable economy by connecting to the energy and prosperity of the Regional Centre; 

•
promoting sustainable growth; supporting the wide-ranging programmes of change and improvement already underway; 

•
establishing Central Salford as a community with a quality housing offer; focusing new public investment strategically;

•
ensuring that transformation benefits existing residents of Salford as well as attracting new life to the city; 

•
contributing to the wider sub-regional strategy and the Regional Economic Strategy – the URC will develop transformational actions for improving productivity, growing the market, improving skills, creating conditions for sustainable growth and growing the size and capability of the workforce;   

•
improving connections with the momentum of the Regional Centre – the URC will extend and develop the Regional Centre;   

•
achieving better outcomes for local people and businesses – the URC will create and develop linkages between the opportunities provided by growth and the needs of existing residents and new populations; and 

•
providing added value and extracting maximum benefit from ‘early wins’ – the URC will provide momentum and drive to secure additional benefits at an earlier stage than would otherwise be possible. 

The Company’s Regeneration Framework states that:

“Central Salford will be transformed. A beautiful, vibrant new urban centre with striking economic opportunity is waiting to be born out of its fine heritage and the unveiling of its many natural assets. These include a wonderful meandering river and fantastic open spaces, which will be enhanced to provide a distinctive setting and striking environment for the area.

Where Central Salford is fragmented it will be reconnected.  Through strategic transport and infrastructure improvements and the establishment of more green and walkable streets, linkages between neighbourhoods, to Manchester City Centre and to the rest of Salford will be improved and communities will be re-connected. The City’s elegant but under-used buildings and its vacant but potent spaces will be filled with places to live, work, shop and enjoy life. The historic core of Salford with its eclectic, interesting mix of distinguished buildings and special character will be revitalised in a beautiful landscape that mixes the old with the new. 

Central Salford will play a key role in positioning the core of the City Region for continued economic competitiveness, and in supporting the prosperity of Salford as a whole.  It will provide a supportive, attractive and competitive environment for research and investment in knowledge and innovation based industries, and will nurture creative sector employment.  A diverse mix of employment opportunities will feed off the dynamism of the Regional Centre, the opportunities already in Central Salford, the energy of the University of Salford and the innovation of Hope Hospital.  

Improvements to the quality of life will benefit existing residents and attract new people to Central Salford.  Educational standards and skills will be raised to high levels through the sustained focus of key bodies that will align their strategies and investment to achieving the Vision. Partnership between local and regional agencies, and Central Salford’s strong communities, will support initiatives to create a safer, healthier, more inclusive and sustainable community. New investment and economic growth will contribute to stimulating demand in the Housing Market Renewal areas. Improvements in the quality of existing housing will extend the range and choice of accommodation available.    

Targeted intervention in key areas will inspire investor confidence, support ongoing transformation initiatives, and establish Central Salford as the heart of Salford and a robust part of the Regional Centre.  Collaboration and the alignment of priorities between Central Salford URC and its founder partners, as well as other local and regional agencies and community groups, will ensure a joined-up approach to regeneration and promote the spread of benefits to residents of Central Salford and beyond.  Aspiration, excellence, achievement and confidence in the future will be the hallmark of Central Salford.

The Vision for Central Salford is deliberately ambitious. It envisages comprehensive transformation. There is already great potential. The economy of the Manchester City Region is strong; the core of the City Region is pushing steadily west; Salford Quays has brought life back to an underused asset; and the rich legacy of the river, open spaces and historic buildings await rediscovery. The Housing Market Renewal Pathfinder, Single Regeneration Budget and New Deal for Communities  programmes, among others, are already transforming communities. There is a spirit of confident cooperation between the people of Salford, elected representatives, community leaders, the private sector and funders responsible for bringing about transformational change.  Salfordians will be proud of where they live and will choose to stay in Central Salford, while new residents and businesses will be attracted to Central Salford by its location, special character and beautiful environment”. 

2.
Chapel Street: A Priority for Transformation and the need for comprehensive regeneration

•
Chapel Street, within which this planning application lies, is one of Central Salford URC’s priority transformation areas.

•
The area of Salford around Chapel Street and Salford Central Station forms part of the historic core of the city and includes many of its most important civic buildings. During the 18th and 19th centuries, the area underwent rapid change with the industrialisation of the cities of Manchester and Salford, the laying out of new housing in a tight grid of streets and the provision of transport infrastructure including canals and railways.

•
It remained an important civic, administrative, commercial and retail centre within the city right through to the 1970s when the area began to fall into decline largely due the relocation of public sector services.  By the mid 1990s, population was falling, the number of empty, neglected and underused buildings was rising as they no longer could support the uses for which they were built and poor environmental conditions accompanied high levels of unemployment, long-term illness and crime. Many young people left school with few formal educational qualifications. The future for Chapel Street and its communities looked bleak. 

•
By 2004, parts of Central Salford were beginning to stabilise and grow. Over £150 million of private and public sector investment was brought into the area. The population increased by over 1,500 people, there were almost 1,000 new homes built or started and new and improved commercial floorspace was provided. The area within the Inner Relief Road was emerging as part of the Manchester Regional Centre and one of its primary gateways. A growing mix of land uses here was helping to diversify the Regional Centre’s economic base and bring in new activity.  Similarly, at the eastern end of Chapel Street, on the Crescent, the University of Salford’s continued investment offers optimism for the future.  This literally leaves Chapel Street in-between, and left out.

•
Thus, new investment was focused on certain parts of the area only - the City Council and its partners are aware that it has not been sufficient to create a critical mass of development to successfully start the regeneration of the whole area. In some parts, the number of derelict buildings is still high, the pace of redevelopment has not got going, no new retailers have been provided and the quality of new design needs to continue to improve. Issues of security and environment still concern many residents and local businesses. The City Council is seeking transformational change in this historic part of the City and the whole area must come forward in an integrated, coordinated and comprehensive manner. 

•
So, the challenge is now to create the conditions to enable successful regeneration to occur and to make sure that all the area benefits from the current expansion of the Regional Centre – this expansion is a significant opportunity which the City Council needs to maximise. The City Council and the Urban Regeneration Company will be driving this future transformational change of the Chapel Street area to create a vibrant and modern part of the Regional Centre.

•
The Company’s objective for Salford Central, fitting in with its Vision and Regeneration Framework, is to comprehensively regenerate this important area of the City and the Regional Centre to help diversify its economic base and bring in new activity. The transformation will create a distinctive new part of the city centre, with new high quality commercial and residential properties and leisure uses, new urban environments, dramatic public spaces and new connections to the heart of the City Centre. 

3.   Salford Central: The Development Agreement with the English Cities Fund and Salford City Council

•
An Overarching Development Agreement has been signed between Central Salford URC, the English Cities Fund (ECf) and Salford City Council. This Development Agreement provides the framework for the delivery of the comprehensive regeneration of Chapel Street.  

•
The URC is aware of the difficulties that the City Council has faced over the past ten years in bringing forward sustained regeneration in the Chapel Street area. Whilst there has been some new investment in this time, the lack of development activity and the indifferent quality of some schemes has been due to a number of factors including fragmented ownership, speculative acquisitions, the lack of critical mass of development, accessibility, market demand and image.  

•
The process of delivering large scale regeneration that is sustainable and delivers a step change in the economic performance of an area is not achieved in a piecemeal manner. Large scale complex area projects with diffuse and fragmented ownerships, such as this area, are often delivered over considerable periods of time.  

•
ECf has been invited to offer a solution and are a specialist regeneration vehicle incorporating the Homes and Communities Agency (formerly English Partnerships), Legal and General and Muse Developments, set up to bring institutional investment and development expertise into Assisted Areas by making a long term commitment to ‘place-making’. They have already undertaken a number of substantial partnership regeneration schemes and are currently involved in schemes in Liverpool, Wakefield, Plymouth, East Manchester and Newham. ECf’s proposed approach for Salford Central will add staff, skills and financial resources which are not readily available for acquisitions and speculative development. 

•
The URC is the regeneration body set up to deliver comprehensive development within this area and has experience in both masterplanning and development.  An Overarching Development Agreement was entered into on 15 December 2006 by Central Salford URC, Salford City Council and English Cities Fund for a term of twenty years. This is subject to annual performance monitoring and five year reviews to ensure ECf perform to deliver high quality regeneration schemes.

•
Since December 2006, ECf has been implementing the necessary measures to bring about the comprehensive change envisaged in the Agreement.  Two nationally renowned architectural practices, RHWL and Glenn Howells Architects, have examined in detail the Salford Central Planning Guidance (adopted by Salford City Council in March 2008) and the Salford Central Development Framework (adopted by Salford City Council in May 2009) and produced a coherent, high quality mixed use scheme. This has formed the basis of this planning application which has been submitted following the adoption of the Salford Central Development Framework.

4. Comments on the Planning Application 

(i) General Comments

The general proposals of the planning application accord with key principles set out within the Regional Spatial Strategy for the North West (replacement version 2008) which focuses upon encouraging prosperity and growth through the strengthening of local economies, supported by improvements to infrastructure and linkages to the wider region. In addition to this broad thematic objective, the RSS sets down a number of policies which specifically promote Manchester City Region (MCR1 Manchester City Region Priorities and MCR2 Regional Centre and Inner Areas of Manchester City Region) together with a number of other policies which support this application’s transformational capabilities. Specifically, Policy MCR2 states ‘Plans and strategies should ensure that the Regional Centre of the Manchester City Region continues to develop as the primary economic driver, providing the main focus for business, retail, leisure, cultural and tourism development in the City Region’ which gives strong support from a regional policy level that the application proposals are of huge significance to Manchester City Region’s future prosperity.

The application proposals also accord with the North West Regional Economic Strategy (RES) 2006, which sets down core aspirations for the Regions’ economic development in order to secure its future prosperity and role within the UK and beyond. It is considered that the application proposals effectively seek to deliver economic investment within the Salford Central area. Taking forward RES aspirations, a number of Strategic Regional Sites have been identified as key areas within which to promote economic investment to accelerate employment. The North West Regional Development Agency considers these sites as ‘employment sites which are critical to the delivery of the Regional Economic Strategy’. In July 2009 the Salford Quays / Irwell Corridor area was confirmed as a Strategic Regional Site, which includes the application site and surrounding areas. The NWDA consider the area significant as it ‘provides the opportunity to expand and integrate the area with the Regional Centre of Manchester through a mixed use framework’. The area’s inclusion within this Strategic Regional site reinforces Salford Central’s position as a major focus for future growth and investment and the URC considers that the application is a vital step towards realising the investment as envisaged by the North West Regional Development Agency.

On a local scale, the application proposals accord and align with key policies within the City of Salford Unitary Development Plan 2004-2016 (Adopted 21 June 2006). In the broadest policy terms, the wider Chapel Street area is referred to as a key focus for investment (both public and private sector) and comprehensive renewal. Policies within the UDP which refer to Chapel Street relate to the promotion and development of tourism, mixed use development, commercial opportunities, heritage and education. In addition to this, Chapel Street specifically is subject to policies MX1 and 2 that seek to promote mixed use development within the Regional Centre.

In addition to these policy guidelines, the application also complements and supports other key regeneration initiatives underway within the area;

•
The application proposals accord with a widely held aspiration to see the Salford Central area developed in a comprehensive and coordinated manner, to ensure high quality and sustainable place-making. The creation and adoption of policy documents such as the Salford Central Planning Guidance and Salford Central Development Framework indicates the City Council and Central Salford URC’s commitment to ensuring that the area emerges in accordance with an agreed strategy of key established principles. The adopted Salford Central Planning Guidance, Policy SC1 (Need for a Comprehensive Approach) details ‘Developers will be required to demonstrate satisfactorily how their proposals will contribute in a positive and pro-active manner to the comprehensive regeneration of the Salford Central area as a whole’. Section 4 of the Salford Central Planning Guidance provides a justification for the need for a new approach to regenerating the Salford Central area.

•
The area of the planning application fronting the River Irwell is also included within Irwell River Park. Led by a Greater Manchester collaboration involving Salford and Manchester City Councils, Trafford MBC and key developers, the aim of Irwell River Park is to fully realise the potential of the River Irwell and Manchester Ship Canal through the creation of a new and exciting 8km continuous access route at the heart of the Manchester City Region – between The Quays and The University of Salford adjacent to the Croal Irwell Regional Park. Irwell River Park will deliver three key elements:

1.
a high quality continuous accessible DDA compliant pedestrian and cycle route from MediaCityUK to the Regional Centre that will contribute significantly to the Regional Centre Transport Strategy; 

2.
the construction of three essential iconic pedestrian bridge connections at Cathedral Walk, Woden Street and Clippers Quay, that will enhance and increase transport and economic connectivity and accessibility to support future economic growth; 

3.
new premier public realm that will reinforce and underpin the Regional Centre’s economic and social resurgence, and strengthen its economic vitality, environmental quality and ability to attract substantial investment. 

Planning Guidance for Irwell River Park which supports the establishment of the Park as a unique waterfront amenity within the Regional Centre was adopted by the three Local Authorities in March 2008.

Reference to the significance of the application’s ability to supplement and support the growth of the City Region is made within the Manchester City Council Strategic Plan for Manchester City Centre 2009-2012. The plan notes the importance of this area in delivering the essential expansion of Manchester City Region and recognises ‘the increased importance of the area reflects the expanding economic boundaries of the city centre which are creating opportunities to strengthen development linkages to Salford’. The inclusion of the Chapel Street area within this plan formalises Manchester City Council’s support of proposals to deliver a significant mixed use site across the River Irwell and assist in the promotion of the Regional Centre.

(ii) Specific comments 

The application proposes development across a number of zones, distinct from one another in their character and role but linked by proposed public realm and infrastructure improvements to deliver an overall scheme of coordinated development proposals. Central Salford URC’s comments on the development proposals will focus upon the Salford Central Station area (Zones A-D) and the historic core / Chapel Street area (Zones E-H).

(a) Salford Central Station area (Zones A-D)

Proposals for Zone B (and in part Zones A and D) within the application envisage a new commercial quarter comprising eight blocks of a maximum ten storeys in height, with ground floor commercial or retail uses and a potential hotel. A pedestrian route is proposed linking Salford Central Station, the new public realm works at Stanley Square and the approved Spinningfields Bridge. This will provide a direct link between the Spinningfields district and the new Salford Central corporate centre/commercial core, encouraging movement and interaction between the two. The location of this new commercial core is justified in a number of ways; 

•
the site is allocated by the NWDA as a Regional Strategic Site and is considered a focus for providing new employment opportunities and investment potential;

•
it is located directly opposite the Spinningfields district of Manchester and logically will benefit from its proximity to this successful commercial quarter;

•
it is placed on the banks of the River Irwell, which as part of Irwell River Park will see the creation of a high quality riverside walkway and the creation of a continuous route from the University of Salford down to MediaCityUK at Salford Quays, enhancing the site’s connectivity and accessibility from the River.

It is anticipated that the delivery of the entire commercial core (Zones A, B and D), including dedicated B1 use office space alongside supporting and ancillary uses (such as hotels, retail and leisure) will yield between 8,468 and 9,255 direct employment opportunities. These job totals need to be recognised in the context of their ability to deliver significant employment opportunities within the corporate centre and considered a priority for delivery in order to achieve anticipated growth targets as envisaged within the Regional Economic Strategy (RES), Regional Spatial Strategy (RSS) and policies within the draft Salford City Council Core Strategy.

•
Salford must provide suitable conditions in order to secure and retain these projected employment opportunities; a dedicated business district of purpose-built accommodation suited to the needs of occupiers’ demands and their changing requirements. Currently, this does not exist within the area of Salford adjacent to Manchester City Centre. Recent studies focusing upon the current condition and future direction of the Manchester City Region office market indicate that today’s corporate office users require larger floorplates to meet their demand for flexible accommodation. Currently, there is no provision for this within the Salford Central area. In addition to this, studies indicate that due to the recent slowing in the delivery of office accommodation generally within the City Region, there will be a serious shortage of quality office accommodation by 2012. This indicates that proposals to deliver a new corporate centre can capitalise upon an opportunity to provide the office space which is anticipated to be lacking by 2012 and secure a strong position within the City Region as an established and successful business quarter.

In order to achieve the shared aspiration for a new corporate centre, a comprehensive approach must be taken to ensure an environment conducive to attracting and securing occupants, which includes both providing the appropriate office space but also supporting uses and landscaping of the highest quality. The release of currently occupied land will facilitate the delivery of this vision; if buildings currently on site were to be retained they would compromise and undermine the desired comprehensive redevelopment of the wider area and be dominated by the new surrounding development. If retained, buildings such as Ralli Courts and Washington House will encumber the area’s redevelopment as a commercial quarter and preclude the ability to deliver the aspirations of the City Council. It is considered that the plot currently occupied by Ralli Courts is vital to the delivery of a corporate centre.

•
Whilst the Ralli Courts development currently sits within an environment of low-rise and low density office buildings, the aspiration to create a corporate centre at this location will be greatly impinged by its retention. Firstly, the small size and configuration of the building’s existing floorplates mean that they are now not fit for purpose for office requirements to many potential occupants. Secondly, Ralli Courts is not an historical building meriting retention due to its architectural value. Built in the late 1980’s, the block is internally configured to present a blank and inactive aspect to north, east and western elevations, turns a defensive back to the neighbouring Washington House and is further enclosed by perimeter gating. Its isolation lends no value to the surrounding urban environment. In addition to this, its design does not meet modern standards of accessibility;

•
The URC strongly considers that the scale and nature of current development within this area is not conducive to the anticipated future role of this location as a new Corporate Centre for the City, and must be redeveloped in order to achieve the aspiration to see this area assume a competitive position within the Region.

(b) Chapel Street area (Zones E-H)

Proposals for the central Chapel Street area are within Zones E-H. Within these zones, proposals focus upon the reinstatement of the Chapel Street corridor as a vibrant high street featuring ground floor active uses with residential to the upper storeys, transformational highways improvements and the provision of new townhouse and apartments. The broad design proposals of the application’s outline element accord with the core principles established within the Salford Central Development Framework. 

The proposed configuration and response of new development blocks to existing street networks is positive, and promotes strengthened linkages to routes which are currently indistinct or undefined. In addition, new blocks work together to form a strong building line along the Chapel Street frontage, introducing an enclosure which has been incomplete during the areas’ period of decline. Within the adopted Unitary Development Plan, regard is paid to the required high quality of design expected across all development proposals within the City of Salford.

•
The application successfully accords with key design policies outlined within the UDP, most notably ‘DES1 – Respecting Context’. It is considered that the application considers both the area’s historical character and role within the Regional Centre in its balance of densities and heights. Proposals pay regard to the listed and historically significant buildings which will remain in its restraint of height along the corridor. A façade which features a varied and diverse mix of building heights and storeys will provide interest within the urban fabric. By the nature of the application’s comprehensive scale, many of the key criterions of UDP Policy DES1 are satisfied.

Another notable aspect of the application is the proposal to introduce new townhouses at two key sites; to the north east and south east of St Philip’s Church. One key element of the application (within Zones G and H) is the proposal to reflect elements of the historical street pattern to the north east of St Philip’s Church. Terraced housing (similar to those currently standing at Encombe Place) was recorded on an 1896 plan as provided within the Heritage Statement, and was later demolished. The land was acquired by Salford City Council during the late 1980’s and the site was cleared of its industrial use shortly after its acquisition. The site is therefore is classed as brownfield land in profile, which offers an incentive to pursue options for its redevelopment and justifies the application’s proposals to deliver housing units on this site. Development here is welcomed in its ability to reflect aspects of the lost section of this historic street layout pattern, and reintroduce an element of enclosure and urban form back to the area. The building group in this area will be restored further by the introduction of new end of terrace buildings on Encombe Place, which are proposed for apartment use. Within the eastern block on Encombe Place, the southernmost buildings were demolished and never replaced; the application proposes to complete the block with complementary development to the listed buildings. To the south-east of St Philip’s Church, the application proposals seek to again reflect aspects of the historical street pattern with a mixture of townhouses and apartments comprising internal amenity space. Development in this area would reintroduce the urban scale and enclosure lost when buildings which historically stood on the site were demolished. Clear routes between St Philip’s Square and St John’s Square are currently being improved by Central Salford’s Green and Walkable Streets programme. The success of these proposals within the historical core will lie in the details of future reserved matters applications.

The proposals, in their outline format, successfully respect, complement and sit comfortably alongside the historical fabric of the Chapel Street corridor and wider area. One of Chapel Street’s main attributes as a focus for redevelopment and improvement is the presence of historical buildings and their relevance to the original City of Salford. The architectural value lent by key buildings such as St Philip’s Church, St John’s Cathedral, the former Town Hall and former Salford Education offices must be conserved and retained within any redevelopment proposal for this area. Much of the application area is also included within the Adelphi and Bexley Square Conservation Area.  Within the application, many of the buildings proposed to be demolished lie on the south side of the Chapel Street corridor, most notably two locally listed buildings which currently sit vacant. Central Salford URC is working with the applicant and Salford City Council to consider how these buildings can be secured ahead of redevelopment. A number of buildings are marked to be retained and assumed within new development blocks; the Bell Tower and Ye Olde Nelson will form part of new developments which will complement and respect their character. Alongside this, buildings which merit greater respect will be enhanced by more sympathetic and appropriate settings. It is considered that the application proposals respect the historic environment and seek to enhance the heritage assets of Chapel Street.

A programme of selective demolition is envisaged in order to enable the application’s comprehensive and ambitious proposals is envisaged within Zone E to allow the delivery of the comprehensive regeneration proposals. One existing block proposed to be demolished is 287-289 and 301-303 Chapel Street. The block is bookended by two historical buildings which turn the street and lend some positive aspect to these corners. However, the degree of neglect to which the buildings have been subjected greatly reduces their amenity and value. Although the nearby Ye Olde Nelson and Bell Tower buildings are set to remain, it is considered that their design and scale is of greater merit than that of 287-289 and 301 Chapel Street, and are more appropriate for conversion and re-use and will sit comfortably when assumed within new development blocks.

In addition;

•
The heights of 287-289 and 301-303 Chapel Street limit the potential to introduce prominent buildings on the corners and would strike discord with taller buildings which will be delivered on the basis of the Salford Central Development Framework (which proposes up to 6 storeys on this block);

•
The building’s design is not conducive to the desired massing and scale, and their configuration may restrict uses which have been identified as suitable for the area. It is considered that removing these buildings and introducing development more suited to accommodating mixed uses will ensure a more effective use of this prominent site.

The proposed uses along the Chapel Street corridor respond to the critical need for the street to provide interest and amenity along its length in order to support the anticipated population growth and demand for neighbourhood scale services. The application seeks to secure ground floor uses along the south side of Chapel Street (Zone E) which is essential in two respects;

•
Firstly, provision for mixed use here will allow for the introduction of essential services such as banking facilities, groceries and healthcare outlets to be established and supported by occupants of the proposed apartments and town houses;

•
Secondly, active frontages along the corridor will lend a degree of natural surveillance and overlooking to promote vibrancy and a strong relationship between street and building at ground level. A mix of use in the various units along the corridor will encourage animation and activity which will offer differing operating hours and hopefully secure a street which is ‘open’ through the day and evening. In addition, it is anticipated that the uses here will support development within Zones A-D and provide essential services for those based at the new commercial centre. This aspect also accords with UDP policy MX1 which identifies the Chapel Street west area ‘as a vibrant mixed-use area[s] with a broad range of uses and activities’.

Central Salford URC also welcomes the application’s proposals to increase the amount of amenity space for those living and working in the area. Whilst green space located between Upper Cleminson Street and Great George Street will be given over to provide townhouses, new public space is being provided elsewhere. In accordance with the Salford Central Development Framework, Islington Park will be expanded and improved to provide enhanced furniture and landscaping in addition to an additional zone of hard standing. This will enhance the park’s amenity as a local-scale park and increase its usage as reports suggest the park suffers from a lack of overlooking and natural surveillance, discouraging some from using the space. The provision of green space is also increased by the opening of the gardens at St John’s Cathedral which until now has remained private. The grounds of the Cathedral will be publicly accessible during the day and promote links between Chapel Street and the route to the north of the Cathedral (along Browning Street and Victor Street) which is currently being improved by Central Salford URC’s Green and Walkable Streets programme. Additional civic space will be provided through the creation of St John’s Place, the new square to the south of the Cathedral and at Stanley Square. It is considered that whilst the application proposes new development on land which currently sits as open space (but brownfield in profile) the provision of enhanced and new public spaces at St John’s Place, Cathedral Gardens, Islington Park and Stanley Square provides an increase in usable, high quality public space for local residents and other users.

(c) Chapel Street Highway and Public Realm Improvements

The hybrid application also seeks full consent for the delivery of vital highway and public realm improvements to underpin the outline proposals. With respect to the place-making credentials of the proposals, landscaping and highway proposals within the detailed element of the hybrid application meet the requirements of UDP policy ‘DES2 – Circulation and Movement’. The enhancement of existing street networks and connections, forming new access routes, reinstating historical desire lines of movement and the promotion of improved routes for cyclists directly accord with this policy. In particular, DES2 (v) specifies that development ‘minimise[s] potential conflicts between pedestrians, cyclists and other road users, for example by incorporating speed reduction measures and through the careful design of parking areas’. One of the core principles of the application is the proposed calming of the A6 highway which bisects the application site, and includes measures to reduce average traffic speeds along the corridor and provide a more positive pedestrian environment across Chapel Street. This is an objective established within the Central Salford Integrated Transport Strategy (CSITS) (adopted June 2009) and has been recognised as essential in order to fully support the proposals for the wider Salford Central area. The A6 in its current form does not lend itself at all to the idea of place-making and the aspiration to transform Chapel Street into a destination. Proposals to allow pavement-spill out space and promote the corridor as a preferred pedestrian route simply could not be delivered without a calmed A6 corridor. The delivery of the proposed highway works will be the base upon which all future development in the area will be realised and is essential to realise the Salford Central area as a destination as opposed to a transitional highway artery.

•
Detailed proposals for the A6 corridor seek to remove and reduce factors which currently mitigate the streets value for most users in order to create a vibrant, walkable corridor. In summary the application proposes to remove unnecessary street clutter, excessive signage guard rails, simplify crossing points, widen pavements, introduce a 20mph zone and establish a new dedicated bus route. It is considered that these proposals take on the recommendations of the CSITS and effectively translate them into realistic development proposals;

•
Currently, little regard is paid to the amenity of Chapel Street’s pedestrian users who are faced with minimal choice on where to cross the A6; most of the desire line crossings are blocked by obtrusive guard rails which constrict pedestrian movement and form barriers between cars and the pedestrian, giving little incentive for cars to slow down. The proposal to remove many of these overly-defensive methods of control is welcomed in its ability to allow increased mediation between car users and pedestrians. In addition, the rationalisation of street signage and removal of superfluous clutter will improve pedestrian flows and remove many of the obstacles currently in place along the street which currently hinder and interrupt effective movement;

•
A new public space shared by vehicles and pedestrians is proposed to the south of St John’s Cathedral, enhancing its setting and providing greater space within which to regard its detail, in addition strengthening its relationship with the wider community. It is considered that this space will provide an essential civic space for the Salford Central area which is currently absent, and allow the holding of events and festivals to animate the space with the closure of the road at appropriate times. 

(d)
Stanley Street Public Realm

New public space is also proposed at Stanley Street, within Zone B and in the heart of the new commercial quarter. Linkages across the River Irwell into the Spinningfields district in Manchester will be strengthened by the introduction of a new footbridge, which will land at Stanley Street adjacent to the Mark Addy public house. In order to ensure a point of welcome and a suitable introduction into Salford’s commercial quarter, the application proposes the delivery of a new public square at this point, featuring high quality landscaping works and street furniture. This new space is essential to support the delivery of a successful corporate centre; links across the river will be vital in order to promote strong routes between Spinningfields and Salford Central Station. This first phase of landscaping will support the delivery of an eventual continuous route between the river and Salford Central Station.

5. Comments on the Community Consultation process 

Central Salford URC notes that the applicant has carried out a comprehensive programme of consultation on the planning application. A number of events were held in order to ensure a thorough and inclusive consultation which captured as many residents and local stakeholders as possible. Drop-in events at St Philip’s Church (in the heart of the application area) from 10th – 11th August 2009 presented the opportunity to view the proposals in their entirety, and discuss some of the detailed aspects with members of the applicant team (including representatives of English Cities Fund,  Central Salford URC, Urban Vision, DPP and Salix Homes). These events received attendance of around 50 individuals. In addition to this, the proposals were displayed at Salford Central Station on 12th August 2009 during peak commuter periods, which attracted a positive degree of interest. Feedback from the events has been mostly positive, with the clearest message being the desire for change to be introduced as soon as possible.

The application follows the adoption of two key area-based documents; the Salford Central Planning Guidance and Salford Central Development Framework. Both of these documents were subject to extensive consultation periods, notably the Salford Central Development Framework which evolved through a series of workshops and round-table stakeholder events in order to ensure that the overall vision as imagined within the document reflected shared aspirations and objectives. The collaborative approach taken to the creation of the Salford Central Development Framework resulted in a document whose principles have been taken forward within this planning application as realistic development proposals which are welcomed by Central Salford URC.

6. Comments on the impact on the wider area 

Central Salford URC welcomes the capability of the application to forge strong physical linkages between other regeneration areas outside of the application boundary. The proposed urban form creates enhanced routes through to the Islington neighbourhood, reinforcing visual and physical links across Chapel Street. The currently fragmented urban form is rationalised to promote more effective movement between the two areas to discourage historical problems associated with disconnection and the severance of the Islington neighbourhood due to poor street networks and ineffective pedestrian routes. Proposals also align positively with the planned regeneration at Greengate, located to the east of the proposal area.

The application proposals also have the potential to bring significant benefits to areas outside of the application boundary. In the first instance, improvements to the A6 corridor (Chapel Street) will enhance the amenity of those using the route to travel into Manchester and the Regional Centre, in addition to providing an improved pedestrian neighbourhood for both residents and visitors of the area. The improvement to this key corridor will enhance its attractiveness to potential operators of the ground floor units along Chapel Street and assist in promoting the area as a preferred location for local scale retail and business outlets.

Within the wider area, the application proposals for the new corporate centre will provide a focus for new business opportunities, and when established be able to compete at a Regional and national level to attract and secure occupants. The new corporate centre has the potential to lever investment due to its excellent location in proximity to Salford Central Station and the nearby Spinningfields district. The delivery of the natural extension to the Regional Centre’s business district and associated benefits (enhanced transport links, the provision of new high quality office accommodation, the attraction of new and expanding office occupiers and the huge economic investment this will secure) will benefit Salford as a city and serve to reinforce its ability to achieve sustained economic growth into the future.

7. Conclusions 

In summary, Central Salford URC wishes to reiterate its support for the proposals detailed within this hybrid application, which marks a milestone in the delivery of transformational change for the Salford Central area. The application’s role in addressing objectives set out within national and regional policy directives for the growth and expansion of the Manchester City Region should also be appreciated in their ability to deliver major outputs, providing significant employment opportunities, new homes for existing and new residents and levering considerable investment into the area’s local businesses. In addition to this, the proposed highways and public realm works will underpin the anticipated scale and quality of development, ensuring that the corporate centre, residential areas and outlets along the Chapel Street corridor are matched by high quality spaces and streets.

Central Salford will continue to work with English Cities’ Fund, Salford City Council and the private sector to deliver change across the Salford Central area. Pending an approval of this application, Central Salford will also work together with English Cities’ Fund to develop detailed reserved matters applications relating to specific sites. The outline proposals will be taken forward into realistic development schemes which accord with guidance set down within the Salford Central Development Framework and Salford Central Planning Guidance.
Design and Heritage Team - Housing and Planning Directorate

Historic Overview

Whilst the applicant has noted that the origins of the city date back to ancient times, Salford city centre developed principally during the late 18th century (from east to west) along the northern banks of the River Irwell and south of the early establishment of the main spine, known as Chapel Street. This largely consisted of terrace and courtyard housing intermixed with industrial warehousing and mills.

The construction of the St. Philips Church and the Town Hall and associated public squares, and later the Cathedral and educational institutions on the northern side of Chapel Street resulted in clearly planned sequence of public spaces and landmark buildings with aspirations of civic status. 

Throughout the 19th century, whilst development of a formal city centre was underway, the growth of industrialisation, with its focus on Manchester city centre was counterproductively segregating the relationship between the two centres. The establishment of several substantial railway lines on elevated railway arches, sidings and yards, canals and canal basins and wharfs with associated warehousing and mills added to the historical divide of the river, disconnecting Salford city centre from that of Manchester’s by the close of the 19th century.

Following 20th century clearance of much of this infrastructure and industry, many of these barriers were removed, leaving the core industrial structures in place, that in many ways now define the area, giving it its distinct character. These cleared areas have not been properly redeveloped and only pockets of social housing along with some small groups of commercial buildings comprise the 20th century legacy.

The Proposals

The scheme ties together both sides of Chapel Street and links the city centre across the railway lines and down to the river, providing a long awaited connection and interface between Salford and Manchester. As such, the scheme will deliver the key physical improvements to the city centre and address many of the vacant plots and derelict sites that are harmful to the main historic group of buildings. This is central to the long-term viability of the area and will encourage new uses and higher demand in and around many of the buildings currently under threat.

The Conservation Team fully supports the proposals and considers them to be invaluable in securing the future of the Adelphi and Bexley Square Conservation Areas and the various listed buildings both within and in close proximity to the development area.

Policy and Parameters of Consideration

I have read the Planning Statement, Design & Access Statement, Heritage Chapter of the ES and Heritage Statement and have viewed the historic maps and proposal plans submitted as part of this application.

I have also considered the local, regional and national policies set out below:

As such the remit of my comments will follow these three broad areas and will principally consider:

1.
The setting and character of the Adelphi and Bexley Square Conservation Areas (and to a lesser extent The Crescent Conservation Area);

2.
The loss of buildings within the Conservation Area;

3.
The setting of Listed Buildings;

4.
The setting of Locally Listed Buildings;

5.
The loss of Locally Listed Buildings.

These comments do not address:

1.
The direct impact on listed buildings - There are no direct alterations or extensions to any Listed Buildings other than rare occasions where new buildings are proposed to connect to listed structures. As such I afford little consideration to UDP policy CH1: Works to, and demolition of Listed Buildings;

2.
There are demolitions to be proposed within the Conservation Area, no accompanying Conservation Area Consents and full justifications have been provided. This is not normally satisfactory, however I understand that this has been agreed;

3.
UDP Policy CH5 (Archaeology and Ancient Monuments) is not considered, however it is important to obtain comments from GMAU as the area is likely to contain much industrial and social archaeology (likely in connection with railway infrastructure, siding, former dock basins and the prison located in Zone B). This must be carefully considered and recorded. Archaeology is integral to the overall historic assessment of the proposal considering the new integrated approach of heritage and archaeology under draft PPS15. 

Appraisal

The Heritage Statement has grouped together the development zones of the proposal into character areas with the Historic Core comprising Zones F, G, H and L, the South Chapel Street Areas comprising Zones E, J and K, the Salford Central Station Area comprising Zones B and D and the River Irwell Area comprising zones A and C. While this is in accordance with the Salford Central Development Framework and I broadly agree with these groupings of character areas, I consider it more appropriate in terms of the assessment of heritage assets to appraise Zones A, C and the south of Zone B as central to the riverside area.

The assessment undertaken in the ES however does not follow this through and reverts to the individual zones. Whilst it considers individual buildings values, impact during construction and impact during the operation phase, it does not consider the individual setting of each building required under a policy assessment of Conservation Area or that of each (or groups) of listed buildings.

Whilst this is a criticism of the method undertaken, I have however undertaken this myself and the conclusions are set out below.

Historic Core (comprising Zones F, G, H and L)

The Adelphi and Bexley Square Conservation Area

The Adelphi-Bexley Square Conservation Area Appraisal notes the breakdown of the historic built form and townscape improvements to the setting of the various listed buildings over the 20th century. The scale of development proposed within the Conservation Area is largely based on a modest townhouse footprint and therefore looks to re-establish a Georgian scale of regeneration to the neighbourhood. The larger, more Victorian scale blocks are reserved to line Chapel Street and therefore there is no objection to the setting of the Conservation Area in accordance with Section 72 of the Act.

Listed Buildings

Church of St. Philips (grade II*)

This is a prominent and important landmark within the city centre and whilst set back from Chapel Street, its substantial tower, belfry and cupola, which demarks the western limits of the city centre is clearly visible on the approach from the west along the Crescent and strategically from the open land to the south and west and Lower Broughton to the north. The historic skyline in the area would have comprised of a disjointed hierarchy of ecclesiastical buildings competing with industrial mills and chimneys. Housing and other commercial buildings would have been more humble in scale.

The development of the 20th century has disrupted this pattern of development with many of the industrial buildings being lost (with only Islington Mill standing as a reminder) and high-rise social housing blocks being introduced. There are large numbers of these to the north of the city centre, but it is Canon Hussey Court and Arthur Millwood Court to the south of Chapel Street that have a significantly detrimental impact on the setting of the church. Other more recent residential apartment blocks towards Oldfield Road block views towards the church, but have townscape merits of their own.

As the existing social housing high rise blocks are unlikely to be removed and the Salford Central Development Framework identifies opportunities for new tall landmark structures across Middlewood Basin and at the western end of block C1, the strategic setting of the church will be further altered. Whilst its prominence from this historically open southern aspect across yards and wharfs will be diminished, its must be considered that the more developed setting will better tie together the two city centres and as such the impact is considered negligible.

The immediate setting of the church is equally important and historically comprised a series of town houses with central avenues approaching the church (except on the east side). This was likely due to a patchwork of ownerships. A central avenue has subsequently been delivered, but vacant land now surrounds the church (around 50% of frontages) and other than the northern approach (Encombe Place) the building that do surround the church on its other elevations (although of an acceptable height) are of poor quality. The current immediate setting of the church (in general) has a significantly negative impact on the heritage asset.

The proposal addresses the aspirations of the Framework and completes the square along with extant applications for Zones L and H. Phases F3 and F4 generally satisfies the eastern approach to the church in terms of height and density. Following requests for amendments from the applicants, blocks F3A, F3B, F4C and F4D have been realigned with the front and rear elevation of the church and the street scene formalised (kerb line of the road and gardens). Illustration 8 was inconsistent with the plan and an amendment has been undertaken, showing the full width of the church. The asymmetrical street arrangement however has not been addressed in this illustration (showing a separate walkway on the south side). The building line of Great George Street is stepped back and forwards, and amendments to block F3C has placed the building at back-of-pavement. The other terraces further north remains set-back from back-of-pavement. This would result in the rear elevations of new properties being prominent in the street scene of Great George Street.

Eight bollards, Wilton Place (Grade II)

Setting is immediate and related specifically to the church and public realm and will be acceptable.

Eleven bollards, St. Philips Place (Grade II)

Setting is immediate and related specifically to the church and public realm and will be acceptable.

6-12 Encombe Place (Grade II)

A terrace of four Georgian town houses. These buildings have an immediate setting, comprising the adjacent streets and the church of St. Philips. The terraces to the north on Cleminson Street have been replaced by a surface car park and modern housing, the land to the rear is now open unplanned grassland. The end two properties (that originally completed the terrace to the south) have been demolished.

Following discussions with the applicant, proposed apartments to the end of the block have been amended to form houses. This restores the setting from the east and south, with the construction of new housing on new (yet traditional) building lines and at an appropriate density and height. The terrace to Cleminson Street is welcomed at back-of-pavement as is the completion of the terrace itself along Encombe Place. 

Court House (Grade II)

This building has a similar setting to 6-12 Encombe Place and will benefit similarly from the development of phase F4.

Cathedral of St. John and Cathedral House (Grade II*)

The strategic setting of the Cathedral is the same as that to St. Philips Church and as such the same comments are offered.

The intermediate setting comprises the length of Chapel Street and is currently acceptable when viewed in both an easterly and westerly direction in conjunction with the other building on the north side of the street. The groups of spires, finials and towers of various buildings is attractive and will not be greatly altered as a result of this application. Enclosure to the south side of the street will have a positive impact on the intermediate setting.

The immediate setting is that of the buildings in the immediate streets surrounding the cathedral. An open aspect runs between the Cathedral and St. Philips and will be developed with town houses along Great Georges Street. With the above mentioned amendments to the building line of Great George Street, it acceptable encloses this side of the Cathedral. The site opposite the cathedral on the south side of Chapel Street once comprised an organic line of houses and small commercial properties. Additionally a small street known as Islington Street ran up towards the south porch and adjacent enclose courtyard of the cathedral complex at an oblique angle, offering an informal view of the building. Although a Victorian cathedral, it is constructed in the Medieval Decorated Gothic style and in the spirit of this, an informal organic network of streets is an appropriate setting (consider Canterbury, York, Chester). Today only three of the terraced properties that formed the original line of buildings opposite the Cathedral remain, along with 20th century structures and large areas of vacant land, enclosed by palisade railings or unplanned open grassed land.

The proposal reintroduces and widens Islington Street with a higher-grade pedestrian public realm. The buildings are also set back further from Chapel Street, providing greater separation to the Cathedral itself. The blocks proposed in plan emulate that of Victorian or 20th century development, making no reference to the areas Georgian origins, however considering the condition of the area at present, the opportunities to provide open space, which most cathedrals enjoy in close proximity and the building height of 5(+1) storeys, which falls within the profile of the Cathedral’s nave and transept roofs, the development is considered to have a positive impact on the buildings immediate setting.

Railings, Walls and Gates to Cathedral of St. John (Grade II)

Setting is immediate and related specifically to the Cathedral and public realm and will be acceptable.

Former Salford Education Offices and Attached School Building (Grade II)

This is a substantial Victorian Jacobean terracotta faced building equal in scale to the Cathedral, yet having a more imposing relationship over Chapel Street. Its setting is immediate to intermediate (comprising the length of Chapel Street from Oldfield Road to Trinity Way. To the north side of the street its setting is largely unaltered and will not be greatly affected by the proposal. The whole-scale redevelopment of the southern stretch of the road (other than the Ye Olde Nelson PH) will create a new scale opposite this building. The more Victorian commercial scale of the new buildings will be more in keeping with the scale and design of this building and therefore the impact on its setting is very positive.

Former Town Hall (Grade II)

Comprises an early 19th century neo-Grecian temple like façade with heavy Doric columns. I am only considering this aspect of the building and its relationship to Bexley Square and Chapel Street. Bexley Square comprises two rows of Georgian properties, book-ended by 1930’s Portland stone splayed set pieces to Chapel Street. Although a prominent building in terms of its role and architecture, it is a relatively low building and therefore its setting is restricted to the immediate streets. The setting from the Bexley Square perspective is very positive and will be unaffected. 

On the opposite side of Chapel Street is a vacant plot and a two-storey early 20th century red brick stripped-classical building dressed in stone. It is a handsome structure that makes a positive contribution to the town halls setting when viewed from the town hall, but is proposed to be removed. The replacement is a 5-storey building, which will be more substantial in scale than the rest of the enclosed square. It is considered that it will eradicate a vacant plot and complete the view from the town hall. The impact on its setting is has a negligible impact.

Wall, Archways and gates to Town Hall (Grade II)

Setting is immediate and related specifically to the town hall and public realm and will be acceptable.

Independent Chapel, Chapel Street (Grade II)

An early 20th century terracotta building on the principal junction of Chapel Street with Trinity Way. The buildings setting has been significantly harmed by late 20th century highway improvements that have damaged the urban grain. Other than public realm to be considered separately, the proposal offers little to improve the buildings setting.

Locally Listed Buildings

The Manchester and Salford Savings Bank, 266/268 Chapel Street (Grade A)

Is a mid-late 19th century brick structure, which together with the adjacent (earlier) public house comprise the few early buildings in the area that survive and are to be retained. The blocks approved and proposed either side will improve their setting.

Salford Royal Hospital (Grade B) and Wall Tablet (Grade C)

The hospital occupies the most prominent site in the Conservation Area, however none of the phases (other than the approved extant development to the north) will significantly affect its setting.

Dock and Pulpit Public House, Encombe Place (Grade B)

The amended proposed housing on the corner of Encombe Place and the approved block to the rear of the Royal will improve the setting of this building, and hopefully make the site more viable for a new use.

Sycamore Seed Sculpture (Grade B)

Following a discussion with the architect this has been reintroduced onto the proposed plans. No objection is raised to the impact on its setting.

1-11 Bexley Square (Grade B)

The restored south side of Chapel Street will improve the setting of this terrace.

2-10 Bexley Square (Grade B)

The restored south side of Chapel Street will improve the setting of this terrace.

South Chapel Street Areas (Comprising Zones E and J)

Listed Buildings

Lancashire Fusiliers Memorial (Grade II)

A memorial stature that is located on the corner of Chapel Street and Oldfield Road. The setting extends to the wider junction and is well established with new apartment buildings either side of Oldfield Road and the redevelopment of the Royal. No change is proposed. 

Royal Bank of Scotland, Chapel Street (Grade II)

A four storey high 19th century Venetian Gothic building. Its setting comprises Chapel Street and the junction of Trinity Way. The vacant plot adjacent to the west offers access to the park and the rear elevation is exposed to Trinity Way. The proposal locates a new block (E10) to the west side, providing a proper entrance into the park and whilst a floor higher than this building, the variation in height forms part of a typical Victorian building grouping. Not addressing the area to the west side of Trinity Way so as to screen the rear elevation is disappointing, however, this provides legibility and openness to the park and on balance no objection is raised.

Locally Listed Buildings

Ye Old Nelson Public House, 285 Chapel Street

A typical ornate late Victorian public house. Its retention and the commitment to secure a new use is welcome.  A sensitive building scale to the attached block allows the ornate Dutch gable and onion dome to be clearly appreciated. The position of block E8 back from the street does leave the building as a forward-set anomaly in the street scene. As the east-facing flank is currently an internal party wall, it is not understood how this will appear (once exposed) forward-set of the proposed new block. Justification should be sought to explain the reasoning behind this design.

It was requested that information be provided as to the reasoning behind this decision to leave this building stranded forwards of the streets southern building line. As an alternative amendments were required to redesign the surrounding block to better fit this building into block E8. This has not been addressed and is unsatisfactory and highly disappointing in terms of the quality of environment it will create and the harm to the setting of listed buildings.

Royal Liver Building, 301 Chapel Street

A mid 20th century deco/neo-Georgian curved building (2-storeys in height). The applicant has undertaken an assessment of the value of this building and whilst it is disappointing to see its loss, its scale would be difficult to consolidate with the inspirational heights of the Framework. A full justification will be required as part of the application and Conservation Area Consent. Without this information it is difficult to make an informed decision.

287-289 Chapel Street

An early 20th century stripped-classical bank constructed in Portland stone. It would have been preferable to have seen this building retained and block E7 stepped up from it. Never-the-less its removal is necessary in order to address the scale of the new buildings to Chapel Street. A full justification will be required as part of the application and Conservation Area Consent. Without this information it is difficult to make an informed decision.

Salford Central Station Area (Comprising Zones D and B)

Listed Buildings

New Bailey Street, Northern Railway Viaduct (Grade II)

New Bailey Street, Central Railway Viaduct (Grade II)

New Bailey Street, Southern Railway Viaduct (Grade II*)

These three listings should be read as one structure along with the railway arches (to the east and west) as a whole. They are a robust industrial structure and although highly decorative (particularly the colonnade of Egyptian locust columns), they originally faced a substantial area of railway yards and industrial activity. Their setting although now strategic, was originally incidental, commercial and functional. Their setting today is more substantial than when originally conceived. The modern building block proposed in relatively close proximity, provides enough space for these structures to be appreciated and yet a more intimate urban city grain around them, as found in Castlefields, Piccadilly and the approaches to Victoria where they cross Chapel Street further east.

Chapel Street United Reformed Church

Has an established setting around the junction of Chapel Street and New Bailey Street. The development does not affect its setting as historic buildings on the opposite corner of the junction and the railway arches largely block intervisibility. Some views will be gained of plots B3 and B7, although this will be against the backdrop of Spinningfields.

Locally Listed Buildings

Egerton Arms Hotel, Gore Street

The land to the west of the hotel is vacant and is harmful to its setting through its use and fencing arrangement. Whilst the new buildings are large, the contract is not harmful to the buildings interest.

River Irwell Area (Comprising Zones A, B and C)

Listed Buildings

Albert Bridge, Bridge Street West (Grade II)

Irwell Street Bridge (Grade II)

Both bridges are road bridges although the former is an elegant stone arched classical bridge and the latter is a much later iron bridge. Their setting spans along the river and its banks between and to the next bridges further east and west as well as the streets leading to them.

Historically the river was lined with wharfs and warehousing, railway yards and works. Whilst this comprises an incidental and informal setting, all of these uses and structures on the Salford site have gone and now comprise an open and unplanned aspect. The blocks through zone A, B and C will introduce an entirely new character with a more commercial city centre scale to them. The Albert Bridge is a handsome stone structure, deserving of more substantial development lining the approach. The Irwell Street Bridge is more industrial in character and as such I consider the impact to be neutral. 

Girder Bridge, Wilburn Street (Grade II)

Railway Bridge, Wilburn Street (Grade I)

Brick Bridge, Wilburn Street (Grade II)

These bridges are interconnected and need to be read as one structure. They illustrate an evolution in industrial design and carry railway infrastructure. The setting is more complex than that of the other bridges due to their elevated height over the river, rather than sunken into the banks. The substantial tower proposed on plot C1 however will not harm the setting of the structures and is at some distance, with the Hampson Street Bridge between.

Locally Listed Buildings

Riverside House, Irwell Street

A mid-late commercial property constructed in brick, facing away from the river. The building is robust and of the industrial age and would have had an industrial setting. As such the new building plots have a neutral impact on the setting.

Full element of application for public realm in Chapel Street and New Stanley Square (Comprising Zones K & B)

The existing public realm along Chapel Street is poor and little consideration is given to the setting of individual or groups of buildings. The widening of the street in front of the Cathedral and the use of materials and aspirations to declutter the street scene are welcome.

Summary

The proposals are a brave and holistic approach to regenerating the city centre and aim to increase demand, reduce vacancy and reverse the trend of decline. The substantial townscape and public realm investment will provide a better setting for listed buildings and will create a more cohesive character within the conservation area.

The proposals consider the site in character areas and successfully catalogue the buildings. Little however is offered (other than on a map base) of the areas historical evolution or an understanding of the setting of individual (or groups) of historic assets. Nevertheless the proposals that are submitted, based on layout and indicative heights, appears to address the often conflicting and somewhat ad hoc heritage of the area. Amendments have been requested (mainly concerning the positioning of the town houses around St. Philips) and have been satisfactorily received. Questions have been raised concerning the arrangement around Ye Olde Nelson Public House and the loss of other locally listed buildings along Chapel Street. [These issues are considered later in the report]

Careful consideration will need to be made of individual sites at reserved matters stage and detailed landscaping will be invaluable.

Recommended conditions

1.
Photographic record of the development area and survey of the locally listed buildings to be demolished. The details of this shall be agreed by the LPA and the results to be stored within the City Councils Heritage Archives, Salford’s Record Library and the Archaeological Faculty of the University of Manchester.

2.
Full record and method of removal, storage and reuse of historic gas lamps and paving.

3.
Buildings to be retained shall be hoarded up and protected from vandalism and ingress of weather to the satisfaction of the LPA.

Urban Vision Environment - The desk study carried out as part of the EIA identified a number of historic and current potentially contaminative land uses including mills, timber yards, a brewery, marble works, iron foundry, smithy, printing works, oil works, asphalt works, cemeteries, railway land, electrical sub-stations and vehicle repair garages.  

As site investigation has not yet been carried out, there is currently insufficient information to fully understand the risks associated with contaminated land for the overall development area.  However, we recognise that due to the large size of the regeneration area, the phased approach of development and access limitations, it is unfeasible to carry out sufficient site investigation prior to determining planning permission for the development.

As the development proposal is for a staged approach, individual areas will require individual assessment on a phase by phase approach in order to allow discharge of any contaminated land planning conditions prior to the occupation of the buildings or site uses.  The submitted report discusses the requirement for site investigation, however it is also likely that more detailed preliminary risk assessment will be required for each phase as the current level provided by the EIA gives an overall picture of the regeneration area, but is not detailed enough to develop a conceptual model for each phase.

Therefore we recommend that each proposed phase of the application shall be subject to a contaminated land condition.

With regard to noise the report by Ove Arup and Partners, dated July 2009, considers the effects of noise and vibration generated by the proposed development, and assesses the existing noise and future noise impacts.  The approach taken in the report is agreed with.  The site is in central Salford and road traffic along Chapel Street is the dominant noise source for the northern part of the site.  The western area of the site is affected by road noise from Trinity Way and Chapel Street, and railway noise contributes to the noise climate in the western and southern parts of the site.  The eastern areas of the site are affected mainly by road traffic along Oldfield Road and Chapel Street.

Overall, the report concludes that the site falls into Noise Exposure Categories 'C' and 'D', where the advice in PPG24 is that planning permission should not normally be given for residential developments.  However, the report says that from successful experience appropriate noise control can be developed during detailed design.  The design may need to involve a mix of spatial planning and design of high sound insulation facades (and ventilation) for the aspects of the residential developments with a direct line of sight to Chapel Street so that acceptable noise levels can be achieved.

In respect of the effect of noise from the development on existing receptors the report concludes that potential noise sources associated with the development are mainly road traffic and fixed mechanical plant from proposed buildings.  The traffic assessment used in the report shows that whilst the development will give rise to additional traffic, the volume will generally be small compared with the flows on existing roads and that changes in road traffic will not give rise to noise impacts or effects.  This finding is not disagreed with.

In respect of noise from fixed plant and machinery, with appropriate selection of plant type, location and where necessary, noise suppression techniques, it is possible to mitigate noise impacts from these sources completely.  

In summary, the findings and conclusions of the report are agreed with and it is considered that noise need not be a constraint to development providing noise conditions area attached.

With regard to air quality the report undertaken by Ove Arup shows no significant effects on local air quality as a result of the proposed development.  However, the proposed redevelopment is located within the city's Air Quality Management Area (AQMA) and it is likely that the poor air quality is going to remain for the foreseeable future.  In the short term the proposed development will contribute to poorer air quality, albeit slightly.  Consequently, it is considered necessary to ensure the appropriate measures are incorporated in the proposed residential developments that are sited within or close to the AQMA.

In respect of air pollution, i.e. dust and particles from the construction phase, the risk to air quality will be high.  However, provided air pollution mitigation measures are undertaken as detailed in the report, the risk is likely to be medium or low.

The application proposes a number of mixed uses, including food establishments (A3, A4 and A5 uses).  There will be a need to ensure that odours from the cooking processes are adequately controlled.  At this stage there are no use class details but clearly the siting of such uses, particularly A5 uses, will be important to ensure there is no loss of amenity to either existing or proposed residential uses.

In summary, the findings of the air quality assessment report are agreed with.  However, it is necessary to attach conditions to any approval.

Government Office For The North West - No comments received to date.

The Highways Agency - The Agency is supportive of the aims of the redevelopment proposals sought through the application, which seeks to deliver sustainable redevelopment adjacent to, and thereby benefiting from connections with, the Regional Centre.  However, following a comprehensive review of the analysis supporting the planning application it is the view of the Agency's consultants that the potential impacts arising at the Strategic Road Network (SRN) have been underestimated.  The following general points are made:

· the assessments supporting the planning application have not been scoped with the agency, resulting in the need to explore the parameters feeding into such in much more detail than may have been required otherwise;

· the assessment of SRN impacts associated with the planning application is founded upon modelling prepared in relation to Central Salford Integrated Transport Strategy (CSITS), which is not agreed with the agency (despite the agency's response to such and request to be involved with the Strategy's formulation);

· the parameters feeding into the assessments look to underestimate both the vehicle demands resulting from the development, specifically employment, and the potential for such to route via the SRN, specifically the M602.

In general terms, the assessments supporting the planning application are overly reliant on the inherent sustainable credentials of the site, the benefits arising from the proximity of the regional centre and do not seek to quantify:

i) the number of trips made other than by car

ii) the capacity of existing sustainable provisions; and therefore

iii) the ability of the existing provisions to accommodate the significant additional demand in travel resulting from the redevelopment.

Although the desire to deliver a redevelopment that is highly sustainable is supported by the Agency, the ability to deliver the Salford Central application as sustainably as suggested is unproven.  However, the draft Travel Plan document submitted in support of the planning application is insufficient to satisfy the Agency's requirements even for a Framework document and will require significant improvement.  It is accepted that the nature and location of the development adjacent to the Regional Centre offers an increased opportunity to minimise the resultant traffic impacts and for this reason the Agency is willing to permit the application to be determined subject to the following caveats:

1. Conditions are imposed to ensure that the travel planning necessary to deliver the redevelopment as sustainably as possible is ensured;

2. All reserved matters applications are referred to the Agency so a level of control over the redevelopment's deliverability is maintained.

3. That the Agency is invited to join the Travel Plan steering Group once it has been set up in order to oversee the implementation of the Travel Plan.

Although the quantum of parking sought is not questioned, clarification regarding the split and allocation of the proposed parking (between residential, employment and other uses) including details of proposed controls, on-street and within adjacent areas, is sought, for the avoidance of doubt.

The Chapel Street highway works result in a diversion of trips, however, the works responding to such do not form part of the planning application.  The Agency would seek reinstate discussions regarding these works, to ensure that matters that may influence travel at the SRN, such as advanced direction signing and on-street parking controls are appropriately considered.

In addition, examination of this application has highlighted that the assessments prepared in reponse to the development specified in the URC's business plan potentially underestimate the outcomes arising and therefore the Agency cannot currently accept that CSITS is far reaching enough to deliver such without detriment.  As a result, the Agency would wish to reiterate its request to be involved with the Strategy's formulation, to minimise later disagreement as far as possible.

Head of Engineering and Highways - No objections to the application.

Environment Agency - Although the Environment Agency is satisfied that the contents of the Flood Risk Assessment (FRA) produced by Arup are sufficient for the current outline application, we consider that a planning condition should be imposed on any planning permissions to ensure that the principles of the FRA are carried forward to the detailed design stage.  Conditions are also requested with regard to ground and floor levels, safe routes, provision of a buffer zone, wildlife measures, measures to deal with Japanese knotweed and contamination.

Greater Manchester Archaeological Unit - GMAU is happy with the recommendations set out within the archaeology chapter of the Environmental Impact Assessment but would add that presentation of the archaeology and history of the area should also be considered, such as display of consolidated remains where appropriate (perhaps a portion of the early prison remains) and heritage trails/information boards as well as the stated publication.  Furthermore, there may be opportunities to directly engage the local community, including schools, in recording their history and archaeology.

The proposal to develop an archaeology strategy for the masterplan area is a good one that has GMAU's support.  We would expect to work closely with an archeaological consultant to develop this.  This strategy should incorporate recording of historic buildings affected by the development proposals, as well as below-ground archaeology.  GMAU recommend that archaeological evaluation through trial trenching and targeted, more detailed desk based assessments are progressed in the short term where feasible.  Given that many parts of the application area are empty building plots, public open space and car parking, it should be possible to progress the level of archaeological information needed to inform the detailed planning design and mitigation strategies.  The scheme of further works and mitigation should be secured through archaeological conditions.

It is recommended that conditions are attached and that discussions are held at an early stage between the interested parties to progress the archaeology strategy for the application area.

Design For Security - Crime analysis of this area has shown that vehicle motor crime is the main crime affecting this part of Salford.  This area suffers from high levels of criminal damage.  Both residential and commercial buildings have also been attacked.  Although advice is offered at this stage it is stressed that the scheme will require regular consultation with the GMP Design for Security team in order to minimise the risk to future users of the scheme.

Detailed design guidance is offered commensurate with the fact that this application is in outline with regard to the proposed buildings.  Reference to this detailed advice is included as an informative.

English Heritage - Our specialist staff have considered the information received and do not wish to offer any comments on this occasion.  It is recommended that the application should be determined in accordance with national and local policy guidance, and on the basis of your specialist conservation advice.

(The response of English Heritage should be considered in context of their pre-application discussions with the applicant, City Council and URC on the proposed development.  Following these discussions English Heritage confirmed in writing that they are generally supportive of the approach being taken, which in their view "should provide high quality new development which, in the Chapel Street area, responds to the character of the Adelphi/Bexley Square Conservation Area and of retained landmark buildings, whilst taking advantage of the more open area to the south of Salford Central Station to respond to the influence of existing development on the Manchester side of the river."  English Heritage further confirmed that they "have no objection to the use of a parameter-based outline application to set out the ruling principles of the development."  However, English Heritage caveat and "recommend that the parameters are tightly drawn, in order to ensure that those principles are clearly understood by those undertaking the detailed design.")

Greater Manchester Passenger Transport Executive - As far as the Cross City Bus package is concerned our intention was to obtain some assurances that the regeneration measures at Chapel Street would not have a detrimental effect on bus journey times and thus undermine the benefits stated in the business case.  The applicant’s letter notes that my colleagues have now established an amicable working relationship with the English Cities fund (ECf) team and are content that there is a good strategic fit with our own aspirations.  Until I received the applicant's letter I only had assurances, rather than evidence, that the proposed 20mph speed limit would not effectively slow down Cross City Buses on route into the Regional centre.  The letter offered evidence, in the GMTU Report 1520, that existing speeds are between 10-15mph at best.  I am therefore satisfied that given the existing traffic speeds, the introduction of a bus lane and the encouragement of general traffic away from Chapel Street as part of the ECf scheme, the Salford Central Regeneration  proposal will not have a negative effect on the benefits of the Cross City scheme.  In view of the above, GMPTE is satisfied with the proposals included in this current application and formally withdraws the holding objection submitted previously.

United Utilities - United Utilities have agreed a drainage strategy as detailed in the submitted application documents.  It is requested that a condition is attached requiring evidence that the agreed strategy is being applied before any final scheme is approved.  Further advice is given and has been sent to the applicant.

Natural England - Whilst we do not wish to highlight specific concerns relating to our statutory functions and we consider that mitigation proposed would address impacts to habitats and species in the longer term, we do have some concerns relating to the quality of information accompanying the application.  

· Environmental Impact Assessment - This process is designed to allow possible effects to be examined ahead of development taking place and to inform suitable mitigation.  With regards particularly to the ecology chapter of the Environmental statement (ES), where many of our potential concerns are addressed, we consider the information is lacking and we make the following observations.  No breeding bird survey is submitted and the potential impacts of the development are not quantified.  We consider other potential impacts could be addressed such as disturbance, lighting and other anthropogenic effects.

· Mitigation - as mentioned above we consider mitigation proposed to be broadly adequate in the longer term.  One area that could be enhanced is the provision of nesting habitat for a variety of birds in the shorter term before replacement habitat has matured.  It is recommended that this and other mitigation measures as detailed in chapter 22 'Summary of proposed mitigation' should be made into enforceable conditions.

· Biodiversity - This is a core component of sustainable development, underpinning economic development and prosperity, and has an important role to play in developing locally distinctive and sustainable communities.  All local authorities now have a duty to have regard to the conservation of biodiversity in exercising their functions.

· Sustainable design - Natural England believes in encouraging the adoption of the principles of sustainability in all plans and projects.

· Green infrastructure - This should be an integral part of the creation of sustainable communities and we welcome the references to the planning and provision of this in Salford.

Manchester Ship Canal Company - No comments received to date.

Network Rail - As the regeneration proposal covers such a broad area, several interests of Network rail will ne included within any possible developments.  Therefore, the developer should contact Network Rail to ensure that no assets are compromised in any way.

Should planning permission be granted and if Network Rail has had suitable input/representation into the development then we would expect any developer to take account of a number of conditions regarding any development.

Peak and Northern Footpaths Society - No comments received to date.

Ramblers Association Manchester Area - No objection to the application.

The Open Spaces Society - No comments received to date.

City of Manchester - Manchester City Council is supportive in principle of the overall direction of the masterplan.  Whilst the overall level of floorspace involved is considerable, it is noted that it is envisaged that this will be delivered over a ten to fifteen year period.  However, we would have expected to see an indication of timing, phasing and sequencing factors that will trigger investment decisions and we believe than an important issue such as this should be explicit as part of the proposal and should not be the subject of a planning condition.

Similarly we believe that greater clarity regarding the product mix should be provided as part of the proposal together with an indication of how the office content in particular would relate to other recognised priorities within the Regional Centre and how and when this is brought to the market.

The amount of retailing is large but is spread over an extensive area.  On the basis that this is seen as being ancillary and is aimed an enlivening the whole area we have no objection in principle to this.  The supermarket at 1,200sq.m is modest but should be properly justified.  We are, however, concerned that the retailing element has not been subjected to a sequential test.  As the proposed retail uses are both outside of identified centres in Salford and recognised to be outside of the primary shopping catchment of Manchester City centre, we consider that a sequential test should have been undertaken.

We need assurance that the traffic calming works that are proposed on Chapel Street and for which detailed approval is sought do not compromise the agreed and shared objectives regarding other traffic measures around Victoria Street and the Cathedral.
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Appraisal 
Introduction

In considering a planning application of this magnitude and importance it is important to understand the context in which the application was conceived.  In the Background section to this report and within the Salford Central Planning Guidance, details of previous programmes, interventions and investment initiatives active in the Salford Central area have been summarised.  Though some programmes may have been successful within their own limited remit, the important conclusion is that none have individually or cumulatively achieved any significant change in the fortunes of the area.  The programmes have been found wanting in creating a critical mass of development, failing to deliver a necessary scale and quality of development, not meeting demand for such uses as shops and community facilities, have not improved accessibility to the area, have not enhanced values to lead a move away from car parking uses and have not addressed the problems created by both fragmented ownership and speculative ownership.  In short, they have not resulted in sustainable change or improvement, despite there having been such a strong property market over much of that period.

It is this context that has driven a series of documents and policy for Salford Central, i.e. the URC’s Vision and Regeneration Framework (2006), UDP (2006), Planning Guidance (2008) and Development Framework (2009).  As set out in the Background, the new approach sets out to deliver the Vision (2006) for Salford Central to be comprehensively regenerated as part of the historic core of the City of Salford and to diversify its economic base with a new activity as part of the Regional Centre.  The vision is for transformational change into a distinctive part of the city centre, with new high quality commercial and residential properties and leisure uses, new urban environments, dramatic public spaces and new connections to the heart of the city.

It is considered that only a comprehensive approach to the redevelopment of the area will result in the revitalisation of the Chapel Street area and the enhancement of the historic core.  Linking the development of the commercial area with bringing forward the regeneration of the Chapel Street area is considered to be an appropriate approach.

The capacity of the application to deliver on the vision is central to the City Council’s consideration of the planning application.

Naturally such a significant planning application in terms of scale and coverage means that most parts of the development plan (RSS and UDP) enter into consideration.  The matters cover those of the spatial framework, strategic policy, mixed-use development, design, housing, employment, retail, leisure, heritage and conservation, community, transport, recreation and environmental policies.  As context the key planning policies are introduced here as these policies have overarching ambitions relevant to the consideration of the regeneration of Salford Central.

A key component is the context provided by RSS policies RDF1 and MCR2 promoting regeneration in the defined Regional Centre that encompasses the whole application site.  Sitting below this in the policy hierarchy are UDP policies, with key context from policies ST1, ST7, MX1 and MX2 that support regeneration and mixed-use development with particular designation to areas of Chapel Street East and Chapel Street West encompassing the application site.

Supporting the key development plan policy sits the adopted Salford Central Planning Guidance (2008) that provides detail on how the regeneration policy aspirations of the development plan documents can be brought forward as part of a coherent vision for Salford Central.  Sub-policies SC1 to SC9 on the need for a comprehensive approach, framework, forming a sense of place, access, development contributions, development mix, urban form, important views and density are provided within the Planning Guidance.  Additional sub-area specific policies SC10 to SC15 turn the principles into aims and objectives for the sub-areas to guide a high quality development meeting the community’s needs and aspirations.

Sitting beneath the Salford Central Planning Guidance is the adopted Salford Central Development Framework (2009) that provides detailed layout and spatial advice on how development may come forward within the policy context to deliver on the agreed regeneration objectives.  The Development Framework indicates how scale and form works with existing and planned character areas and their surroundings.  It sets out a framework for new urban spaces, structure of streets and spaces; for building heights, massing and interrelationship with the new routes created.  The Development Framework also sets the comprehensive regeneration vision to avoid a piecemeal and uncoordinated development that takes account of present and potential future constraints and allows flexibility for future opportunities as the scale and pace of development gathers over the 10-15 year timescale.

The above policy documents are all adopted policy and guidance that have been subject to extensive public consultation and have achieved a considerable level of public support from inception through to the adoption of the Development Framework in 2009.  Therefore the application proposals should be considered in context of the strong public support for the policies that underpin the application proposals.

The appraisal of the planning application proposals that follows is set out by principle and key planning matters raised, with compliance to relevant policies given.  Where relevant the application proposals have been analysed by development zone as referenced to plan 2, zonal plan and plan 3, masterplan. 

The main planning issues relating to this application are: 

1.
whether the principle of development is appropriate; 

2.
whether the proposal contributes sufficiently to the wider regeneration aspirations for the area; 

3.
whether an adequate financial contribution is being made; 

4.
whether the scale, massing, design and appearance of the buildings is of sufficiently high quality in this location; 

5.
whether the proposals will preserve and enhance the heritage assets in the area; 

6.
whether matters of environmental importance are sufficiently addressed;

7.
whether the amount of retailing floorspace proposed is acceptable;

8.
whether the mix of dwellings is acceptable; 

9.
whether the provision of affordable housing has been sufficiently addressed;

10.
whether there is significant detrimental impact on neighbours or prospective occupiers; 

11.
whether there is appropriate parking and access provision; 

12.
whether trees on the site would be unduly affected; and

General Issues - Principle of Development

Policy ST1 states that development will be required to contribute towards the creation and maintenance of sustainable urban neighbourhoods.

Policy ST3 states that a good range of local employment opportunities will be secured by:

1.
maintaining an adequate supply and variety of land and buildings for employment purposes;

2.
protecting, and increasing the attractiveness of, existing employment areas;

3.
enabling the diversification of the local economy; and

4.
using planning obligations to secure local labour contracts and training opportunities

Policy ST5 states that transport networks will be improved through a combination of measures.

Policy ST7 states that mixed use development that minimises the need to travel will be focussed on a number of areas including the Chapel Street regeneration area.

Policy ST9 states that the provision of a comprehensive and accessible range of retail, leisure, social and community facilities will be secured.

Policy ST12 states that development within the regional centre, town centres, and close to key public transport routes and interchanges will be required to achieve a high density appropriate to the location and context

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

Policy MX1 states that Chapel Street and surrounding land will be developed as a vibrant mixed-use area with a broad range of uses and facilities.  Appropriate uses include housing, offices, hotels, leisure, cultural uses, education, community facilities, retail and food and drink uses, knowledge based employment including live-work units and essential infrastructure and support facilities.  In determining the appropriate mix of uses on individual sites, regard will be had to:

i)
the positive impact that the proposed development could have on the regeneration of the wider area;

ii)
the use on adjoining sites and the extent to which the proposed development would support the objective of maintaining a mix and balance of uses throughout the mixed-use area;

iii)
the contribution that the proposed development would make towards securing activity in the area throughout the day;

iv)
the prominence of the location, particularly in relation to key pedestrian and other transport routes;

v)
the size of the site; and

vi)
the potential to support the establishment, expansion and success of the Knowledge Capital, in accordance with policy E3.

Policy MX2 relates to the Chapel Street frontage and states that development along Chapel Street will be required to incorporate active uses at ground floor level.  Office development at ground floor will only be acceptable in less prominent locations, where it would not result in a long frontage of office uses.  Residential development at ground floor level is not appropriate.

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

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

ii)
be built at an appropriate density;

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

iv)
make adequate provision for open space

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

vi)
be consistent with other policies and proposals of the UDP.

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

a.
the size of the development;

b.
the physical characteristics of the site;

c.
the mix of dwellings in the surrounding area;

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

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

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

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

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

Policy E3 recognises the importance of an ‘arc of opportunity’ between Salford University campus, through the Regional centre to Manchester University with Chapel Street becoming a key connection between these points and support the region as a ‘knowledge capital’.  This higher education opportunity relates not only to students and education but to incubating new business, a knowledge-based economy and the creative and media industries already locating in the Chapel Street area.

RSS policy DP1 sets out a number of principles that underpin the RSS and that all proposals should adhere to.  These are as follows:

•
promote sustainable communities;

•
promote sustainable 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;

•
mainstreaming rural issues;

•
reduce emissions and adapt to climate change

It also states that policies DP2 to DP9 amplify the main principles set out in DP1 and that they should be taken together as the spatial principles underlying the strategy of the RSS.

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

RSS policy DP3 relates to the promotion of sustainable economic development and states that it is a fundamental principle of RSS to seek to improve productivity in the North West.  Sustainable economic growth should be supported and promoted, as should reductions in inequalities within the North West at all levels including the local level.

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 relates to managing travel demand; reducing the need to travel and increasing accessibility and 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.

RSS policy DP6 relates to marrying opportunity and need and states that priority should be given, in locational choices and investment decisions, to linking areas of economic opportunity with areas of greatest need of regeneration.

RSS policy DP7 states that environmental quality should be protected and enhanced through a range of measures that include:

•
respecting the character and distinctiveness of places;

•
the protection and enhancement of the historic environment;

•
promoting good quality design in new development;

•
maximising opportunities for the regeneration of derelict or dilapidated areas;

•
assessing the potential impacts of managing traffic growth and mitigating the impacts of road traffic on air quality, noise and health. 

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

•
increasing urban density;

•
encouraging better built homes and energy efficiency;

•
reducing traffic growth, promoting walking, cycling and public transport;

•
incorporating Sustainable Urban Drainage

RSS policy RDF1 states that the Regional Centre of Manchester/Salford is the first priority growth area.

RSS policy MCR1 states that plans and strategies should support significant improvement in the sub-region’s economic performance through encouraging investment.

RSS policy MCR2 specifies the primacy of the Regional Centre in driving the economy and need for investment in business, retail, housing, leisure, culture and tourism, and the knowledge economy.  This policy also confirms that the whole application site is within the defined Regional Centre.

RSS policy L4 sets regional housing requirements, with Salford having an annual requirement for 1,600 dwellings per annum, with at least 90% delivered from previously developed land.  It further alludes to the need to support Housing Market Renewal Initiatives, active in the central area of Salford and providing homes that meet new and future standards for lifetime homes and flexible living, in addition to reducing carbon emissions and energy use under the Code for Sustainable Homes.

PPS1 sets out the Government’s strategic objectives for the planning system, outlining sustainable development as the core principle underpinning planning.  It states that planning authorities should seek to promote the more efficient use of land through higher density, mixed use development and the use of suitably located previously developed land and buildings.  Planning should seek to actively bring vacant and underused previously developed land and buildings back into beneficial use. 

PPS3 sets out Government advice with regard to housing.  It states that the key objective is that everyone has the opportunity of living in a decent home, which they can afford, in a community where they want to live.  Achieving this involves the following:

•
Ensure the availability of a wide choice of high quality housing types, for both market and affordable housing.

•
Deliver a better balance between housing demand and supply and improve affordability where necessary, and

•
Create sustainable, inclusive, mixed communities in all areas.  Developments should be attractive, safe and designed and built to a high quality.  They should be located in areas with good access to jobs, key services and infrastructure.

Since submission of the planning application PPS6 has been superseded by new Government planning guidance in PPS4 Sustainable Economic Growth, released on 29 December 2009.  PPS4 sets out considerations for proposals for economic development which covers main town centre uses, including retail proposals.  PPS4 objectives are set out in relation to sustainable economic growth as:

· build prosperous communities by improving the economic performance of cities, towns, regions, sub-regions and local areas, both urban and rural;

· reduce the gap in economic growth rates between regions, promoting regeneration and tackling deprivation;

· deliver more sustainable patterns of development, reduce the need to travel, especially by car and respond to climate change8; 

· promote the vitality and viability of town and other centres as important places for communities. 

To do this, the Government wants: 

· new economic growth and development of main town centre uses to be focused in existing centres, with the aim of offering a wide range of services to communities in an attractive and safe environment and remedying deficiencies in provision in areas with poor access to facilities; 

· competition between retailers and enhanced consumer choice through the provision of innovative and efficient shopping, leisure, tourism and local services in town centres, which allow genuine choice to meet the needs of the entire community (particularly socially excluded groups); 

· the historic, archaeological and architectural heritage of centres to be conserved and, where appropriate, enhanced to provide a sense of place and a focus for the community and for civic activity.

PPG13 relates to transport and the main objectives of this guidance aim to:

•
promote more sustainable transport choices for both people and for moving freight

•
promote accessibility to jobs, shopping, leisure facilities and services by public transport, walking and cycling, and

•
reduce the need to travel, especially by car.

In order to deliver these objectives, when determining planning applications, local authorities should seek to make the fullest use of public transport, and focus major generators of travel demand in city, town and district centres, by offering a realistic choice of access by public transport, walking and cycling, and manage all traffic demand.

Planning Guidance for the area was adopted in March 2008.  The Guidance stated that the vision for Salford Central is to comprehensively regenerate this important area of the City and the Regional Centre to help diversify its economic base and bring in new activity.  The area covered by the Guidance extends to over 50 hectares and includes areas not included within this application such as land to the west of Adelphi Street, the Islington Estate, Middlewood, land to the west of Oldfield Road and land to the east of New Bailey Street.  The Guidance sets out in detail the need for a new approach and states that a more detailed Development Framework for Salford Central will guide and influence future development.  This Development Framework was adopted in May 2009.  The Guidance also sets out the approach that the City Council will follow in negotiating planning obligations and states that, where necessary, the City Council will be prepared to use its powers of compulsory acquisition.  The Guidance identifies five character areas:

•
Adelphi

•
Middlewood

•
The Historic Core

•
Chapel Street South

•
Salford Central Station Area

Policy SC1 of the Salford Central Planning Guidance recognises that the transformation of the area into a successful, vibrant and sustainable mixed-use area can only be achieved if the area is dealt with comprehensively and developers will be required to demonstrate how their proposals contribute positively to comprehensive regeneration.

Policy SC2 of the Guidance provides for a comprehensive Development Framework to be provided to guide comprehensive regeneration.

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

Policy SC5 states that Salford Central will be made highly accessible through a range of mechanisms that include transforming Chapel Street into a boulevard that will involve reducing the number of lanes and adding on-street parking, addition of public transport priority routes, removing traffic barriers between the lanes, enhancing the streetscape and widening pedestrian pavements.

Policy SC6 states that new development will take on the established urban form of the regional centre with its dense and compact city blocks based on a regular street grid (which contrast with less rigid street patterns and lower densities further out from the heart of the centre).  It states that the Development Framework will provide detailed guidance on building height and that the scale, height and massing of new development should not have an adverse impact on the setting of listed buildings and the conservation area. 

The Salford Central Development Framework, approved by the City Council in May 2009, builds on the policy guidelines outlined in the Planning Guidance to provide a spatial configuration for new development within the Salford Central.  The Development Framework indicates how the five character areas identified in the Planning Guidance can be better connected and integrated, one with another, and with the surrounding area.  It also sets out a new urban structure of routes and spaces through Central Salford and identifies appropriate uses.  The Development Framework also sets the parameters for building height, massing and their relationship to the routes and spaces within the area.

The Development Framework considers the five character areas identified in the Guidance and adds a sixth, ‘The New Chapel Street’ and splits the Salford Central Station area to create ‘Salford Central Station’ and ‘River Irwell Quays’.  The character areas are renamed to reflect their new role within the area:

•
The New Chapel Street

•
Adelphi Riverside

•
Middlewood

•
A Revitalised Historic Core

•
Chapel Street Neighbourhood

•
Salford Central Station and the Corporate Centre

•
River Irwell Quays

These character areas are considered in more detail in the section below that relates to the principle of development within each zone.

Irwell City Park Planning Guidance was adopted by the City Council (as well as by Manchester City Council and Trafford Borough Council) in March 2008.  It has now been decided to call the park ‘Irwell River Park’.

This hybrid planning application seeks to establish the principles for a masterplan led regeneration of Salford Central, to deliver a transformational change to the application site and the wider area as part of a long-term redevelopment of this key regional centre location.  As an urban regeneration project on previously developed land (all areas for new buildings are developed or cleared sites) the masterplan proposals are in accordance with the priorities for sustainable redevelopment set out in national planning guidance PPS1; and relating to more specific uses and accessibility in national planning guidance PPS3, PPS4 and PPG13.  These principles are reflected in the development plan in RSS policies DP1 to DP9.

The proposal is for mixed use development for office, retail, commercial, leisure, housing, open space and transport uses within the defined Regional Centre of Manchester and Salford, which accords with the broad principles for regeneration in RSS policies RDF1 and MCR2.  Moreover the application sits within an area designated for mixed use development, and is the culmination of the policy support in UDP policies ST1, ST7, MX1 and MX2, supported by the aforementioned policies RDF1 and MCR2, and set out in more detail in the policies of the Salford Central Planning Guidance and Development Framework.

These policies combine to set out the requirement to deliver regeneration of two areas known as Chapel Street East and Chapel Street West, now formed as a single concept of Salford Central.

The principle of using masterplan led development is central to the concept of using strategic public investment to overcome the previous shortcomings of smaller, less coordinated and short-term interventions that have not secured and sustained necessary private investment.  The masterplan provides a critical level of information to allow the assembly and, where necessary, acquisition of diverse land ownerships to deliver the transformational change identified as necessary.  This includes an end to temporary surface car park uses, the redevelopment of cleared land, vacant and derelict buildings, and the reformation of the city around the historic core.

In creating a new neighbourhood the masterplan is connected to the wider ambitions of the Salford Central Planning Guidance that incorporates proposals to improve the Islington Estate and to develop Middlewood and Adelphi areas.  The Guidance in turn sits within the wider ambitions of the City Council in Lower Broughton, Ordsall Riverside, Greengate and Blackfriars all adjoining or within the vicinity of the application site.

The masterplan in this hybrid planning application will deliver the following:

•
New permanent work opportunities in office, retail, leisure, hospitality and creative industries.

•
New housing opportunities for single people, couples and families in a range of houses and apartments.

•
High quality architecture from different architects to provide contrasts, variation and a mix of modern, large scale buildings for the city, and smaller intimate dwellings providing homes with private gardens and privacy.

•
New recreation facilities in the form of an improved Islington Park, Irwell River Park along the riverside forming links with Salford, Manchester and Salford Quays, and other civic spaces and streets.

•
Enhancement of the historic centre of Salford and the heritage assets of St John’s Cathedral, St Philip’s Church and Bexley Square, with greater greenery and improved quality of public spaces.

•
Realignment of the junction of Cleminson Street and Great George Street, and the development of a length of Bank Street off Great George Street, to accommodate new housing in a reformed, traditional street grid, forming a square to St Philip’s Church.

•
New local centre along the south side of Chapel Street to meet the needs of the local community, including proposals for a neighbourhood supermarket.

•
Better transport links to and from Manchester city centre by foot, bicycle or bus, and west to Salford University along Crescent, and improved access to rail services at Salford Central station.

•
Improved links to and across Chapel Street and to and from Trinity, Islington Estate and Middlewood to bring the area together around the new local centre.

•
New corporate centre across the River Irwell from Spinningfields, helping to unite the two cities and extend the prosperity of Manchester city centre into Salford.

As an urban regeneration project on previously developed land (all areas for new buildings are developed or cleared sites) the masterplan proposals are in accordance with the priorities for sustainable redevelopment set out in national planning guidance PPS1; and relating to more specific uses and accessibility in national planning guidance PPS3, PPS4 and PPG13.  These principles are reflected in the development plan in RSS policies DP1 to DP9.

The application proposals deliver the mixed use regeneration and development specifically sought and allocated within policies ST7, MX1 and MX2; and, provide the ability to deliver the opportunity identified in policy E3.  Further consideration of how the mix of uses are provided for, layout and scale to the Planning Guidance and Development Framework are undertaken further on in this report.

The application proposal takes full advantage of the availability of previously developed land, vacant buildings and accessibility and proposes significant improvements through redevelopment of vacant sites and buildings and improved accessibility.  Lying as it does, within the Regional Centre, the application supports the principles of RSS policy DP5 and that of the corresponding transport objectives to manage travel demand, in accordance with RSS policy RT2, support the public transport framework through Chapel Street improvements, in accordance with RSS policy RT3 and enhance walking and cycling as primary modes of transport through the area, in accordance with RSS policy RT9.

The concept behind Salford Central marries the opportunity and needs of the local community, prioritising investment decisions to assist in the cross-subsidy of less commercially attractive developments.  Thereby the local community with an acknowledged need for new work opportunities and investment to lead the area out of deprivation will be directly assisted by the proposals in line with Policy DP6.  Alongside the investment is a focus on maintaining and enhancing the environmental quality and attractiveness of the area, including respect for matters of heritage importance, in accordance with RSS policy DP7 and to seek to attain appropriate environmental, sustainable development and emission standards in accordance with RSS policy DP9.

A party who has objected to the application states that the Council should have brought forward a formal Area Action Plan to provide the planning framework for the Salford Central area, and that the use of less formal guidance (the Planning Guidance and Development Framework) is inappropriate. Their representations are set out earlier. In response, it is considered that the City Council are perfectly entitled to have followed the approach of adopting the Planning Guidance and the Development Framework for development control purposes, as it has done elsewhere (e.g. at Greengate). The documents provide guidance and clarity as to how the Council wishes to see development take place pursuant to up to date adopted development plan policy (policy MX1), and prior to adoption both documents were subject to full and wide public scrutiny and consultation.  It is considered that the documents carry weight in determining planning applications in the area, a view which has been supported by a planning inspector hearing the recent appeal concerning the Bell Tower.

 

Whilst the City Council could have decided to promote an Area Action Plan, this would have resulted in a significant delay in putting in place guidance for this key regeneration area, as it is considered that it would have been appropriate for the Core Strategy to be substantially advanced through the adoption process before commencing consultation on the Area Action Plan. Following the LDF adoption processes would have resulted in there being an absence of detailed guidance for a lengthy period during which there is a pressing need to address the regeneration of a complex area, an opportunity to set the framework for bringing forward the area's rejuvenation through the expanding Regional Centre, and the presence of a developer with the ability and resources to deliver a development of a scale and nature that can achieve the City Council's objectives.

 

The Planning Guidance and Development Framework are supported by, and have been informed by, numerous studies, public and stakeholder consultations and policy documents, and they represent the culmination of years of work seeking to advance the regeneration of the area.  Key documents are identified and explained at Appendix B of the Salford Central Planning Guidance.  It is considered that the adoption of Planning Guidance and the Development Framework to guide applications in the area is an appropriate approach for the Council to have taken.

With regard to sustainability these issues cover the entire site therefore it is not considered that a zone by zone appraisal of proposed retail provision is vital to the transparency of this report and the function of the outline application is to set the parameters for future detailed reserved matters applications that will incorporate the principles outlined.  It is also notable that the planning regime is not the only control placed on development and that the Building Regulations will ensure that the latest standards are met across the lifetime of the development which is anticipated to be 10-15 years.  Subject to the use of proposed conditions to require future applications to be framed in accordance with relevant standards, the application is considered to accord with the principles of RSS and UDP policies.

Turning to the principle of employment the application proposals show that there is opportunity to provide in the region of 9,500 new jobs in a range of employment opportunities across many sectors providing a choice of entry level, full time, part time, temporary and seasonal employment.  The mix of uses will provide not only significant new employment opportunities, but will deliver sustained investment over the long term in line with PPS4 policy EC10.1 and UDP policy ST3 which identifies the MX1 allocation as part of the city's employment land supply.

With regard to the principle of retail development this is dealt with later in the report under the section dealing specifically with retail matters.

On the issue of housing the application proposals will deliver up to 849 dwellings all on previously developed land over a 10-15 year timescale.  The development will significantly assist Salford in meeting the development target set out in RSS policy L4.  The new housing will support the HMRI objectives through the new housing opportunities created within the defined area of the intervention in accordance with policy.  The applicant has also provided supporting information that demonstrates a commitment to the support for sustainable development and highest standards for new housing in accordance with national, regional and local policy objectives.

The application proposals aim to deliver new housing that will complement the existing housing, notably Islington Estate, creating a more balanced community with new market housing in a range of apartment sizes and townhouses, in addition to the opportunity to deliver affordable housing for the community through the Development Trust Account.  Alongside the investment into infrastructure, open space and public realm; the proposals will deliver sustainable economic investment and a sustainable community in line with PPS3 and RSS policies DP2 and DP3.  Specific comment on housing policy is provided later, though it is concluded that the principles of UDP policy H1 are met for the provision of housing within the site and in context of policy MX1.

It is accepted from evidence that the masterplan proposals have capability to deliver a 'sustainable economy' as a significant development site (17.74 ha), in an accessible location within the Regional Centre, that delivers significant commercial floorspace (i.e. up to 198,025sq.m) within a 'regionally significant location' as per RSS Policies W1 and W2.

With regard to transport principles, as the application site is located within the Regional Centre, on a strategically important bus corridor (A6) which is proposed for improvements as part of development (detailed proposal), and accessible by all modes of transport it is considered that the principles of policies ST5 and ST12 are supported in full.

Consultation with the Highway Agency has shown support to the aims and objectives of the planning application for sustainable development adjacent to, and benefiting from, connectivity to the Regional Centre.  Following analysis of impact on the Strategic Road Network (SRN) the Agency has highlighted concerns related to the CSITS.  Whilst this latter document is outside the applicant's control and authority, the proposals including improvements along Chapel Street based on the proposals in the CSTIS.  However, the concerns of the Agency have since been addressed by the applicant's transport agent WSP, in consultation with the City Council and GMPTE, and the holding objection lifted subject to imposition of two planning conditions.  In addressing the concerns of impact of development on the highway network the proposals successfully address requirement of RSS policy RT2 and UDP policy A8.

As outline proposals, except in relation to the Chapel Street and limited Stanley Street works, the requirements of UDP policies A10 and A11 for provision for parking of cars, motorcycles and cycles, and in the latter, long stay car parking is largely a reserved matter for detail design.  However, it is relevant to note that the loss of the considerable area of surface car parks at New Bailey Street and Stanley Street (off Irwell Street) will be primarily replaced through multi-storey car parking in Zones B and A respectively.  The new car parking will be in part a replacement for the existing capacity as well as to serve the new development.  Whilst this may not produce a comparable level of commuter car parking this is intentional as the wider regeneration does not aim to maintain commuter parking as a primary use, and in any case improved public transport will widen accessibility and transport options.

Parking and access for disabled drivers and access for pedestrian, cyclist and disabled persons will be considered as part of reserved matters in accordance with relevant standards and UDP policies A2 and DES3 as concerns the movement and circulation of the same groups within the development.

With regard to environmental matters the accompanying Environmental Statement examines the potential impacts of the development of the environment against identified receptors.  Mitigation measures and identified residual impacts are suggested which result in a development proposal that will lead to no significant harm to the environment, and will in many cases promote and improve environmental quality within this central, urban location.  The proposals also include a commitment to incorporate present and planned requirements for energy saving and emission reduction as relate to built development.  The proposals are therefore accepted to meet as a matter of principle RSS policies DP7 and DP9, EM1, EM3 and W1 and UDP policies ST13, ST14, ST16, EN9, EN13, EN17 to EN20, EN22 and EN23.  Further comment on environmental matters and policy is made later in the report.

In relation to the environment, the application site incorporates significant buildings forming part of the historic core of Salford and the heritage of the city.  Consideration of the impact of the development proposals is given on a zone by zone basis in assessment of the proposals to the Development Framework.  The application has been supported by a Heritage Assessment and an assessment on impact on heritage assets within the Environmental Statement.  The broad findings are that the proposals will preserve and/or enhance the cultural assets of the city.

It is acknowledged that two locally listed buildings are proposed for demolition as part of the proposals, 287-289 Chapel Street and the Royal Liver Building, 266/268 Chapel Street.  Neither building has benefit of statutory protection as a listed building or forms part of a conservation area.  Their loss has been accepted in principle by officers on the basis of the wider benefits of the redevelopment of the southern side of Chapel Street, which is set out in more detail further on in this report.  Therefore, notwithstanding the loss of two buildings, it is considered the proposals accord to the principles of PPG15 and UDP policy ST15.

In addition to the above policies that relate to the principle of the development it is necessary to determine how the application proposals conform to the Planning Guidance and the nine general policies SC1 to SC9, and with specific regard to the limitations of the application site area, policies SC12 The Historic Core, SC13 Chapel Street South and SC14 Salford Central Station Area.  Compliance to the policies is considered in turn:

Policy SC1 sets out the need for a comprehensive approach to be taken to transform the whole of Salford Central into a successful, vibrant and sustainable mixed-use area.  This relates directly to UDP Polices ST1, ST7, MX1 and MX2 previously considered.  The hybrid planning application takes forward a first stage of the transformation, focused onto the identified character areas of the Historic Core, Chapel Street, Salford Central Station Area and Corporate Centre, and River Irwell Quays.  (Note these are later adapted areas through the Development Framework, but accord to those areas covered by Polices SC12, SC13 and SC14 referred to previously).

The applicant states that the application site area has been selected as a focus to the comprehensive regeneration to deliver the value of the commercial core, together with public investment, to fund physical improvements of the Chapel Street corridor, public realm and infrastructure.  This process is considered by the applicant to be necessary for the transformation to maximise the benefit of public investment through leverage of private investment into the area, a missing link in some earlier interventions has been acknowledged.  Through a focus on the application site area it will be possible to bring forward the wider Salford Central area (as defined in the Planning Guidance and Development Framework) in later stages and applications built on the foundation of the infrastructure, new uses and activities in these proposals.  The Developer Agreement entered into by the City Council, the URC and ECf formalises this approach as the Agreement has been written to ensure that ECf involves other developers in delivering the vision for Salford Central.  This requirement is reflected in the Development Agreement.

It is therefore accepted that the application proposals accord with the principle and need for a comprehensive approach under Policy SC1.

Policy SC2 specifies the need for a Development Framework, now adopted by the Council for development control purposes, to coordinate the regeneration.  How the application proposals perform against the Development Framework is considered following the analysis of the Planning Guidance policies.  To conclude, it is found through the analysis that the proposals show a coordinated and connected mixed use development response to the aims and objectives of Salford Central's regeneration.

Policy SC3 Planning Obligations, is an extremely important consideration.  The applicant does not propose a “standard” approach to its Section 106 agreement.  It considers that such an approach would not result in the comprehensive regeneration of all of the application site, and in particular the Chapel Street area.  The applicant proposes a ‘Development Trust Account’ being created, through which funds secured from the development of more viable zones will be ‘locked into’ the development and be used to bring forward the development of non-viable sites on Chapel Street, and the provision of high quality public realm and infrastructure to ensure that the improvement and regeneration of the Chapel Street area can be brought forward in conjunction with the development of the proposed commercial core.  The Development Trust Account would also be the mechanism for the delivery of affordable housing and public art.  It is considered that this is an appropriate approach that meets the requirements of the policy.  Policy SC3 also cross-cuts to UDP policy DEV5, and is considered separately within the recommendation for the application proposals.

Policy SC4 needs the development to provide a sense of place that is a vibrant urban area that is distinct, contemporary and built to a high quality.  As demonstrated in the following sub-section the application proposals have interpreted the Indicative Masterplan closely from the Development Framework and illustrate a commitment to all the elements to create a sense of place.  Because of this the proposals are considered to accord with Policy SC4.

Accessibility under Policy SC5 is focused onto the permeability by mode of transport, focused on walking as the main mode throughout Salford Central and into surrounding areas of the Regional Centre and inner Salford.  The applicant's accompanying Transport Assessment considers in detail the operation of the highway network, including public transport services, and concludes that the proposals are viable and workable within the highway network.  The masterplan itself incorporates the ambition to form new routes along the river (Irwell River Park, UDP policy R3); routes between Spinningfields and Chapel Street, via Salford Central Station; and, routes along and across Chapel Street itself uniting the two halves.

The Transport Assessment also sets out that the parking levels proposed by zone, which are expressed as upper limits that accord with the principles of PPG13 and in terms of policy SC8 of the Planning Guidance are appropriate to the uses and scale of development proposed.  Servicing facilities is a reserved matter, but the illustrative floorplans and the waste management analysis within the Environmental Statement demonstrate that servicing can be adequately accommodated into the masterplan.  The proposals therefore accord with policy SC5 and related policy SC8.

Specific analysis of urban form, density and building heights of the masterplan proposals against that of the Development Framework has been provided by the applicant within their Design & Access Statement as required by policy SC6.  It shows that the masterplan accords with the principles set out in the Indicative Masterplan, in particular giving opportunity for the articulation and legibility of buildings and uses as people move through the area, responding to context and character.  It is accepted that reserved matter applications can be successfully brought forward that will respond fully to the design concepts in accordance with policy SC6.

The applicant has provided as part of the outline proposals details of key views and townscape analysis through visual impact assessments within the accompanying Environmental Statement, Illustrations Nos.1-12, Site Sections A-A to H-H, and Site Elevations I-I to L-L.  Importantly, the illustrations, elevations and sections are not for approval but to demonstrate that the parameters being set in the outline within the Development Schedule can deliver a visually acceptable development.

It is accepted that during construction some negative visual impact will occur, but this is not long lasting.  Visually the analysis shows that key views of high sensitivity (for example long range views to the Cathedral spire) there will be some limitation caused by the development, for example replacing car parks with buildings inevitably obscures views.  However, views of derelict buildings and vacant land will also be lost which will improve the view in other locations.  Overall changes to the views will be readily noticeable as the development will transform the area.  However, the applicant's findings are that there will be a moderately beneficial improvement to key views.

Taking into account the analysis made by the applicant and that the detail will come forward as reserved matters, the findings are accepted.  It is therefore considered that the masterplan proposals provide the opportunity in the layout to positively contribute to key views at detail design stage, in accordance with Policy SC7.

The applicant has undertaken a first stage archaeology exploration of the history of the site and surroundings.  The accompanying report makes recommendation on strategy to inform the development and management of construction and operation, which will be incorporated into a planning condition.  This accords with the requirements for Policy SC9, as well as other relevant higher tier policy guidance at PPG16.

Policies SC12, SC13 and SC14 set out requirements and broad criteria for development within the relevant areas.  The following notes set out the requirements and how the application proposals address the points.

Policy SC12 The Historic Core:

Key requirements:

•
Striking infill development, high-quality building on character of area.

•
Create conversion and reuse of historic buildings.

•
Space for creative industries, small businesses, food & drink uses.

•
Links to St John's Cathedral and St Philip's Church.

•
Improvements to Bexley Square.

•
Improvements to St Stephen's Gardens.

•
Improved connections to wider area in all directions.

•
Environmental improvements.

How the application proposals address the points:

•
As the masterplan is submitted in outline the design of infill development is a reserved matter and requirement for Conservation Area Consent.  However, the Site Elevations illustrate how the development can be successfully delivered to create an appropriate quality infill development, improving the environment and setting of the churches.

•
Reuse of the Manchester & Salford Savings Bank and Peel Park Inn PH for beneficial commercial use (Zone H) is included in the proposals.  An assumption for reuse of the Church Inn PH is also anticipated.

•
Full redevelopment of Zone L is included in line with approved permission 06/53802/FUL, significantly improving the townscape and environment from the current vacant state and unlawful car park use.

•
Other improvements to Bexley Square, St Stephen's Gardens, buildings and streets in the historic core fall outside the application proposals, but the applicant (ECf) and URC propose to improve shopfronts and streets through a "Green and Walkable Streets Initiative" parallel to the proposals.

In consideration of the outline position, submitted masterplan and illustrations and the responses provided by the applicant it is considered that the principles of Policy SC12 will be adequately addressed at reserved matters.

Policy SC13: Chapel Street South

Key requirements:

Key requirements of Policy SC13:

•
High quality, contemporary housing in a range of residential type, size and focus for family accommodation.

•
Smaller scale retail, leisure and community uses.

•
Connected network of streets and spaces for homes.

•
Improvements and extension of Islington Park to transform the space.

•
New green space at Islington Way.

•
Provision of a playing field for use by St Philip's C of E Primary School.

•
Improve connectivity to surrounding area, in particular crossing Chapel Street, east-west links and links to Middlewood.

•
New public space opposite St John's Cathedral.

•
Canal basin as part of continued opening up of the Manchester, Bolton & Bury Canal route.

•
Transform Chapel Street into a pedestrian and cycling friendly route, provide bus priority measures, crossing points, re-establish the street frontage, active ground floor uses (shops, services, food & drink, managed workspaces, leisure and community uses), un-cluttered street space, street trees and improved quality of materials.

•
General environmental improvements.

It should be noted that the Development Framework divided this area into two, 'New Chapel Street' and 'Chapel Street Neighbourhood'.  Due to this Policy SC13 for New Chapel Street is seen to be improvements to the street, new buildings and activity, new public spaces and enhancement of the historic buildings along the street remain unchanged from before.  For Chapel Street Neighbourhood the Development Framework reflects the policy requirement for housing mix and targeting of families, support for creative industries, connected network of streets, Islington Park improvements and new Islington Square (i.e. Islington Way greenspace) and canal basin opening.

How the application proposals address the points in the Development Framework:

•
The masterplan extends only to the Chapel Street frontage.  The Islington Estate, Oldfield Road and Regent Trading Estate areas will be the subject of future complementary applications.  Accordingly, matters related to housing, new green space at Islington Way, connections south to Middlewood and the canal basin fall outside the remit of the application proposals.  However, the proposals will not hinder the development of such proposals and provide the context and linkages at the Chapel Street edge of these areas.

•
Housing will be provided in a mix of apartments and townhouses, the latter fronted away from Chapel Street to provide accommodation suitable for families.  The homes will be contemporary and are complimented by the mix of uses that will be provided along Chapel Street frontage.

•
Chapel Street will be transformed physically by the street improvements set out in Plans 17 - 19 creating a space for pedestrians, cyclists and buses; new crossing points and a modern palette of materials and street tree planting.

•
New buildings along Chapel Street (Zone E, blocks E3, E6 to E10) will rejuvenate the streetscape; provide new active frontages and uses at ground floor in line with the policy.

•
A new public space 'St John's Place' will be formed between blocks E6 and E7.

•
Islington Park (Zone J) will be improved and extended, though east toward Trinity Way to encompass East Ordsall Road, turned into a shared surface access road and opening out in front of Brown Brothers Building.  Chapel Street buildings will double front onto the park, (blocks E8, E9 and E10) to create a new atmosphere and importance for the space.

As above, in consideration of the outline position, submitted masterplan and illustrations and the responses provided by the applicant, it is considered that the principles of Policy SC13 as amended by the later Development Framework will be adequately addressed at reserved matters.

Policy SC14: Salford Central Station Area

Key requirements:

•
Large floor plate Grade A offices space, in landmark architecture buildings with active ground floor uses.

•
Attractive, high quality, animated public spaces.

•
Focus the core to Salford Central Station and raise the area profile.

•
Potential use of air space for a landmark building over Salford Central Station identified.

•
Mix of commercial and residential development at River Irwell Quays, with smaller floor plates for offices.  Scale reducing for residential uses.

•
Connections underneath the arches of Salford Central Station to link Chapel Street, the Historic and Middlewood areas back to the commercial area and east into Manchester city centre.

•
Creative uses of the railway arches for businesses, retail, leisure, food & drink uses.

•
Bus / rail interchange facility on street at Salford Central Station.

•
Pedestrian crossing by new footbridge of the River Irwell to Spinningfields and Water Street.

•
Riverside walkway, spaces as part of Irwell River Park, including a definable linked space in the commercial area.

•
New railway infrastructure as part of the 'Manchester Hub'.

•
General environmental improvements.

In the same vein as policy SC13 above, this policy too has been refined by the Development Framework sub-dividing the character area into the 'Salford Central Station and Corporate Centre' and 'River Irwell Quays'.  Related to the Salford Central Station and Corporate Centre, the Framework traces through all relevant policy points with exception of the landmark building over the station.  The bus/rail interchange is not also specifically raised at this part of the vision, but this does not prevent the option of the interchange.  River Irwell Quays retains the same uses, though the northern area is referred to for commercial use as an extension of the commercial core, rather than mixed use in the Planning Guidance.  Irwell River Park links remain and connectivity to the surrounding areas.  However, the second pedestrian footbridge to Water Street over the Irwell is dropped from the Framework in favour of the existing Prince's Bridge link.

How the application proposals address the points:

•
The masterplan and application site does not include Salford Central Station itself.  The improvements sought will be considered as part of a separate investment by owners Network Rail, who have already invested into the existing station entrance and have plans for uses of the railway arches, secondary entrance and station capacity increases, which can take advantage of and complement the wider masterplan improvements at street level.  The bus / rail interchange is similarly a matter held for future consideration by the operators and GMPTE, which may take land in at Chapel Street/New Bailey Street/Gore Street (Zone D) not presently proposed for redevelopment.

•
Three station arches will be used for connections between Zones B & D as part of the masterplan and forming the wider linkage sought between the city centre of Manchester through the area to Chapel Street.

•
Zone B will deliver a significant amount of Grade A office floor space in a series of buildings, the architecture of which are subject to reserved matters, but shown variously in the illustrations as high quality, contemporary and striking designs capable of forming a statement of the regeneration and a landmark.

•
Zone A will provide a smaller scale of office space in line with the adaption to the River Irwell Quays location.

•
Office buildings within Zones A, B and D are all envisaged with flexible space at ground floor to encourage a mix of retail, food & drink, leisure, cultural, workspace and offices to add vibrancy to the area.

•
Other uses in Zones B and D allow for potential of two hotels to improve visitor facilities and tourism in the locale.

•
Zones A, B and C will incorporate the riverside walk of the Irwell City Park, an open space in Zone C overlooked by residential properties and new Stanley Square at Zone B (detailed proposal for Phase 1) as part of the proposals.  The latter will also be linked by the approved footbridge to Spinningfields.

As with policies SC12 and SC13, it is considered that the revised principles of Policy SC14 will be adequately addressed at reserved matters by the application proposals.

Salford Central Development Framework – Compliance to Design Principles

As related in the consideration of the Planning Guidance policy, the adopted Development Framework refines the vision and character areas as the public consultation and design workshops expanded the understanding of the area potential, constraints and opportunities.

The Development Framework indicates how the five character areas identified in the Planning Guidance can be better connected and integrated, one with another, and with the surrounding area.  It sets out a new urban structure of routes and spaces through Central Salford and identifies appropriate uses.  The Development Framework also sets the parameters for building height, massing and their relationship to the routes and spaces within the area.

As stated the Development Framework identifies a sixth character area, ‘The New Chapel Street’ and splits the Salford Central Station area to create ‘Salford Central Station and Corporate Centre’ and ‘River Irwell Quays’.  In summary the relevant areas to the planning application site area are:

•
The New Chapel Street

•
A Revitalised Historic Core

•
Chapel Street Neighbourhood

•
Salford Central Station and the Corporate Centre

•
River Irwell Quays

These character areas and spatial parameters are considered in more detail in the analysis below that relates to the principle of development spatially within each development zone.

Principle of Development – Zone A

Zone A comprises office development, commercial uses at ground floor and a multi-storey car park, riverside cycle and pedestrian routes and public open space.  The Development Framework identifies this zone within the northern part of the River Irwell Quays area where commercial development with a riverside walkway and cycle route forming part of Irwell River Park is proposed.  The Development Framework also states that the route through the area widens to form a small park at the heart the area. 

The uses are appropriate and in accordance with the Salford Central Development Framework and the loss of an existing industrial unit is acceptable as the proposal complies specifically with policy DP9 of RSS with regard to increasing urban densities as well as being in accordance with policy MX1 and the policies of the development plan in general.  The principle of the development is therefore appropriate.

Principle of Development – Zone B

Zone B is the main commercial quarter adjacent to Salford Central Station and comprises office development, commercial uses at ground floor, a hotel, a multi-storey car park, leisure uses and new public space.  The Development Framework identifies this zone within the Salford Central Station and Corporate Centre area where development of large floorplate Grade A offices, with active ground floor uses are proposed.  The Development Framework also states that connections beneath the elevated railway arches and routes through the area, focussed on Salford Central Station and the River Irwell Quays are proposed as well as a riverside walkway and cycle route, creative uses of the arches for leisure, food and shopping uses and a new pedestrian bridge crossing over the River Irwell connecting the quarter to Spinningfields. 

The uses are appropriate and in accordance with the Salford Central Development Framework.  In order to deliver the redevelopment, the demolition of Washington House and Ralli Courts is required.  The justification for the demolition of the buildings is considered acceptable on the grounds that the retention of the buildings would prevent the comprehensive and transformational regeneration of the site.  The buildings, in particular Ralli Courts, are of a scale, design and form totally incompatible with the Development Framework to achieve development to elevate the status and value of the area for high quality corporate office uses.  Retention of Ralli Courts would compromise the development Framework objectives of providing larger, modern grade A floorplates in this area.   Failure to capitalise on this value would also significantly undermine the ability to invest across the wider regeneration area.  Architecturally neither building is considered of any value to justify retention nor provides any positive townscape value.  Physically their combined or individual retention would also compromise the formation of service access, parking and public space within the planned corporate centre, in particular the key pedestrian links across Stanley Square from Spinningfields footbridge to Salford Central Station, and the cross-links forming part of Irwell River Park.  Whilst potentially possible in plan form the gated community at Ralli Courts and the rear elevation of Washington House would do little to encourage activity, mix of ground floor uses and the vibrancy sought.  Against this, one must consider the impacts on the owners and occupiers of Ralli Courts, as set out in the representations reported earlier.

Therefore, the loss of Ralli Courts and Washington House is considered acceptable in terms of design as the proposal complies specifically with policy DP9 of RSS with regard to increasing urban densities as well as being in accordance with policy MX1 and the policies of the development plan in general.  The principle of the development is therefore considered appropriate in respect of the policies.

It is considered worth noting that the owners of Washington house have had positive discussions regarding the future redevelopment of their site in accordance with the Development Framework.

Principle of Development – Zone C

Zone C comprises residential development in the form of apartments, riverside cycle and pedestrian routes and public open space.  The Development Framework identifies this zone within the southern part of the River Irwell Quays area where residential development with a riverside walkway and cycle route forming part of Irwell River Park is proposed.  The Development Framework also states a small park at the heart the area is proposed.

The uses are appropriate, and in accordance with the Salford Central Development Framework, and the proposal complies specifically with policy DP9 of RSS with regard to increasing urban densities as well as being in accordance with policy MX1 and the policies of the development plan in general.  The principle of the development is therefore appropriate.

Principle of Development – Zone D

Zone D comprises office, commercial, hotel, leisure and retail floorspace as well as public open space and a new East Ordsall Lane junction.  The Development Framework identifies this zone principally within the Salford Central Station and Corporate Centre area where development of large floorplate Grade A offices, with active ground floor uses are proposed.  That part of the zone that lies to the west of Trinity Way falls within the area identified in the Development Framework as the Chapel Street neighbourhood.  The Development Framework also states that connections beneath the elevated railway arches and routes through the area, focussed on Salford Central Station and the River Irwell Quays are proposed. 

The uses are appropriate and will lead to the permanent removal of the unauthorised car parking uses at Gore Street, as well as reinvigorate the reuse of the Brown Brothers building.  The proposals are in accordance with the Salford Central Development Framework and the proposal complies specifically with policy DP9 of RSS with regard to increasing urban densities as well as being in accordance with policy MX1 and the policies of the development plan in general.  The principle of the development is therefore appropriate.

Principle of Development – Zone E

Zone E is a mixed use area for office, commercial, retail and leisure uses with active frontages to Chapel Street, Islington Park and the proposed St John’s Place to the south of Chapel Street.  Residential accommodation in the form of both apartments and townhouses is proposed above the active uses and to the rear of the proposed development blocks.  Blocks would also be set back in order to widen pavements.  The Development Framework identifies the northern part of the zone within the New Chapel Street area where an active ground floor is encouraged.  The southern part of the zone is identified within the Chapel Street neighbourhood area where a mix of high quality contemporary housing is proposed.  The Development Framework also states that a new space to the south side of the street that provides an improved setting to Salford Cathedral is proposed as well as redefining the street to give greater priority to public transport and pedestrians. 

The uses are appropriate and in accordance with the Salford Central Development Framework and the proposal complies specifically with policy DP9 of RSS with regard to increasing urban densities as well as being in accordance with policy MX1 and the policies of the development plan in general.  The principle of the development is therefore appropriate.

Principle of Development – Zone F

Zone F incorporates the majority of the historic core of Salford.  No new development is planned.

Principle of Development – Zone G

Zone G comprises residential development in the form of townhouses and apartments, a small pocket park and realignment of Cleminson Street with Great George Street.  The Development Framework identifies this zone within the revitalised historic core where residential is proposed along with institutional, educational or cultural facilities as well as student accommodation and appropriate commercial developments.  The Development Framework also states that there will be enclosure and enhancement of the public space around St Philip’s Church to consolidate the urban fabric and emphasise this important building.  A movement and parking strategy is proposed by the applicant to address concerns raised on access to existing and planning premises.  The applicant has confirmed that the transport analysis already demonstrates that relevant parking and access standards can be met.

The uses are appropriate, and in accordance with the Salford Central Development Framework, and the loss of temporarily grassed and formerly developed areas is considered acceptable as the proposal reinstates the former building form in the area.  The proposal complies specifically with policy DP9 of RSS with regard to increasing urban densities as well as being in accordance with policy MX1 and the policies of the development plan in general.  The principle of the development is therefore appropriate.

Principle of Development – Zone H

Zone H lies to the south east of St Philip’s Church and fronts Chapel Street.  The proposed development replaces existing inappropriate commercial buildings with a mix of commercial and residential development in the form of townhouses, as well as allowance for the redevelopment of the former Boniecki Motors site at 272-280 Chapel Street.   The Development Framework identifies this zone within the revitalised historic core where residential is proposed along with institutional, educational or cultural facilities as well as student accommodation and appropriate commercial developments.  The Chapel Street frontage lies within the New Chapel Street area where an active ground floor is encouraged.  The Development Framework also states that there will be enclosure and enhancement of the public space around St Philip’s Church to consolidate the urban fabric and emphasise this important building.  A movement and parking strategy is proposed by the applicant to address concerns raised on access to existing and proposed premises.  The applicant has confirmed that the transport analysis already demonstrates that relevant parking and access standards can be met.

The uses are appropriate, and in accordance with the Salford Central Development Framework, and the loss of open grassed areas is considered acceptable as the proposal reinstates the former building form in the area.  The proposal complies specifically with policy DP9 of RSS with regard to increasing urban densities as well as being in accordance with policy MX1 and the policies of the development plan in general.  The principle of the development is therefore appropriate.

Principle of Development – Zone J

Zone J relates to Islington Park and no built development is proposed within this zone. 

Principle of Development – Zone K

Zone K relates to highway works only and therefore the principle of development is acceptable.

Principle of Development – Zone L

Zone L, at the junction of Adelphi Street and Cleminson Street, already has an extant planning permission in place as described above in the Site History section.  Permission was granted in 2007 and expires on 3 February 2010 and therefore it is necessary to set out any change in the requirements of the development plan that have occurred since permission was granted.  These are as follows:

•
Design SPD

•
Housing Planning Guidance

•
Planning Obligations SPD

With regard to the Design SPD the current application is in outline only and therefore only the principle of the development rather than its appearance is relevant.  That said, the massing of the development and the proposed 14 storey tower to the north west of the site must be considered now.  The Design SPD calls for the highest standards to be achieved.  The previous application was submitted by local architects OMI who have a track record in designing buildings of the highest quality.  From its highest point, furthest from the Grade II* listed church the development fell in height to just three storeys where it fronted Wilton Place and St Philip’s Church.  It remains the view that the highest standards of design were achieved on the previous application and that the principle of development remains acceptable in the light of the Design SPD.

With regard to Housing Planning Guidance the consented scheme proposed the following mix of development:

•
183 apartments

•
7 townhouses

Housing Planning Guidance also requires the provision of affordable housing with the development.  Agreement has been reached with the applicant that affordable housing will be provided through the Development Trust Account in accordance with Housing Planning Guidance and therefore the principle of the development remains acceptable in the context of the Housing Planning Guidance.  The issue of affordable housing is examined in more detail later in the report.

Similarly the applicant has agreed to enter into a planning agreement under S106 of the Town and Country Planning Act 1990 in accordance with the requirements of the Planning Obligations SPD and therefore, the principle of development is acceptable.

General Issues - Whether the proposal contributes sufficiently to the wider regeneration aspirations for the area.

The proposals will deliver sustainable economic growth, new employment opportunities supportive of sustainable development objectives, and socio-economic policies to benefit existing and planned communities.  These objectives are distilled into the Development Framework from various sources but include key regeneration initiatives from Northern Way, NWDA Regional Economic Strategy, 

AGMA Sharing the Vision – A Strategy for Greater Manchester, Manchester City Region Development Programme (CRDP), Salford Community Plan, Manchester Salford Housing Market Renewal Pathfinder (MSP) and Central Salford Vision & Regeneration Framework.

The planning application area is focused onto the delivery of the core development area of Chapel Street South, Historic Core and Salford Central Station Area (as defined in the Planning Guidance).  This has been selected to ensure a critical mass of development is created, and also not to pre-empt the community led discussions for regeneration of Islington Estate, which will come forward under separate, yet integrated, proposals.

However, it is accepted by officers that the successful regeneration of the whole area will only be delivered through a comprehensive approach.  This is reflected in the Planning Guidance.  The applicant’s mechanism for delivering the comprehensive approach is the creation and operation of the Development Trust Account through the Section 106 agreement, which seeks to ensure that funding is directed at the sites and areas where it is particularly needed.

A key focus of the MSP and Community Plan referred to above is using area based initiatives.  The application site lies within the defined Manchester-Salford Pathfinder area as part of the HMRI programme.  The application proposals will complement surrounding interventions and regeneration of existing communities through the provision of a mix of housing tenures and types.  The mix will provide townhouses suitable for families, larger apartments flexible for different household forms, and smaller apartments.  The distribution of housing reflects the regional centre location with apartments focused to the Irwell Quays location and the mixing of townhouses used west of Chapel Street.  The tenure of new dwellings will be for open market to improve the balance of the local community currently focused into social rented ownership.  The balancing of the housing tenures will support a more sustainable community in the longer term, less polarised and creating the transformational change in perception of the area required.

The NWDA Regional Economic Strategy and RSS Policy MCR2 and UDP policy MX1 support the specific area based initiative 'Arc of Opportunity' originating earlier in the decade from the Manchester Knowledge Capital: Playing our Part in Salford (2003).  This has now been adopted into the planning policies.  The proposals do not specifically target the provision of new educational facilities and investment into related industries, with the exception of creative industries.  However, the proposals will deliver on a key measure to improve the connectivity of Salford University to the Regional Centre along Chapel Street, in a similar manner to the successful Oxford Road corridor link to Manchester University.  The proposal will provide new commercial opportunities for space for creative industries along the revitalised Chapel Street corridor, support services and facilities, an enhanced public realm and the necessary transformational change to the neighbourhood to change perceptions to attract investment.

In considering whether the proposals will meet wider regeneration needs outlined above, it should be borne in mind that the planning application proposals represent a new area based initiative in itself.  The proposals are of a scale that delivers the critical mass of development to make the comprehensive and transformational change identified as necessary in regeneration objectives.  The detailed works for Chapel Street will reunite the northern historic core and southern housing area of the local community, presenting the basis to rebuild the street, particularly the commercial heart along the south side of the street.  The detailed works at Stanley Street will complement the approved pedestrian footbridge, enabling the important strategic link between Spinningfields and the planned commercial quarter of Salford Central.  The outline masterplan, and subsequent reserved matters applications, will proceed in stages to deliver the rebuilding of the area delivering significant environmental benefits.

The applicant considers that the proposals will sustain investment into the local and regional economy providing new work opportunities to the existing and planned local community, and the wider region, in particular providing around 9,500 permanent job opportunities.  The wider benefit of raised income and expenditure in the local community will support new retail provision and the planned local centre.  This is not disputed as a potential benefit of the proposals once they have been fully implemented and may in fact underestimate their wider impact.

The profile raising of the area and investment attracted will complement parallel and planned investment into The Exchange/Greengate, Ordsall Riverside, Arc of Opportunity, Irwell River Park and Media City, and will perform the act of extending the core of the regional centre west across the River Irwell.

For the social and community aspirations it is difficult to separate from the wider regeneration objectives.  The key improvement for the community is through investment leading to employment, higher income and the access this brings to better health, education, training and leisure opportunities.  This matter is considered in the accompanying Environmental Statement (Chapter 7 – Population) that illustrates that the level of deprivation in the lowest 7% of areas nationally, is the largest barrier to improvement for the community.

Public consultation on the URC’s original Central Salford Vision leading to the Planning Guidance and Development Framework has shown a very strong support for the regeneration of the wider Salford Central area, including the Islington Estate.  There is therefore a clear correlation to be drawn from this support to the Salford Central masterplan meeting community aspirations and objectives.

More specific matters on impact from the future uses in terms of noise, traffic generation, air quality changes, landscape, public open space, crime incidence, etc. are considered elsewhere in this analysis.  It is considered that there is every prospect of the development delivering a strong and united community with a new focus and public face with the rebuilding of Chapel Street at its heart.

It is concluded that the regeneration benefits of the development proposals will deliver the necessary transformational change of the heart of Salford to support and enable wider regeneration aspirations.

General Issues - 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.

Policy DEV5 states that development that would result in a 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 OB1 of the Planning Obligations SPD requires a contribution of £598 per bed space for houses and for apartments with three bedrooms or more and £658 per bed space for apartments with two bedrooms or less where a commuted sum is to be paid in lieu of the provision and maintenance of open space required by new residential development unless material considerations indicate otherwise.

Policy OB2 of the SPD requires a contribution of £1500 per dwelling and £20 per square metre of non-residential floorspace where a commuted sum is to be paid in lieu of the provision or improvement of public realm, infrastructure or heritage features, unless material considerations indicate otherwise.

Policy OB3 of the SPD states that major developments should contribute to the improvement of construction skills amongst Salford residents, either through the Salford Construction Partnership or an equivalent scheme.  Where a developer does not already contribute to existing schemes within the city, the contribution from new developments should equate to £150 per dwelling and £1.50 per square metre of non-residential floorspace.

Policy OB4 states that major developments that do not achieve at least the Very Good “BREEAM” standard should make a financial contribution towards projects aimed at reducing and/or offsetting carbon dioxide emissions equating to £200 per dwelling and £2 per square metre of non-residential floorspace.

Policy OB5 states that developers should pay all reasonable expenses incurred by the City Council in drawing up and administering legal agreements.  Where commuted sums are to be paid, 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. 

Policy SC3 of the Salford Central Planning Guidance states that the City Council will use planning obligations to secure contributions from developments in Salford Central to achieve the successful and sustainable comprehensive regeneration of the whole of the area.

The Salford Central Planning Guidance states that the City Council is keen to support regeneration efforts within Salford, particularly in parts of the City where market conditions mean that development is difficult to achieve or it is important to promote wider regeneration efforts within that area.  In these circumstances the City Council may be prepared to accept obligation sums at a lower level that the Planning Obligations SPD indicates would usually be the case.  Equally, there will be situations where the value of the obligation may need to be higher, and potentially significantly so.  The Guidance confirms that the City Council considers that these special circumstances exist in Salford Central and that some developments will be required to contribute more than others.

The Planning Guidance goes on to state that applicants will be expected to demonstrate how their proposals address the principles covered in the Guidance, i.e. how they will contribute towards the comprehensive regeneration of the area.  Normally this requires applicants to make significant contributions towards improving the area in line with the Planning Obligations SPD.  

The applicant considers that such an approach at Salford Central would not result in all of the area being developed to a high standard, and would not achieve redevelopment and the significant improvement of the Chapel Street corridor.  The applicant believes that such an approach would result in only some parts of the area being developed, with other sites remaining untouched – and looking forward, it is highly unlikely that those sites would be developed in compliance with the Planning Guidance.  In consequence, the applicant is proposing a Section 106 package, the main thrust of which is to achieve the comprehensive holistic, high quality regeneration of Salford Central.  Cross-subsidy from more viable commercial development is required to deliver the significant intervention in the Chapel Street corridor and other areas to deliver the wider regeneration on the ground.  This cross-subsidy is clearly important in the present recession but will also potentially achieve future development that failed to take place over the recent years of a strong property market.

The applicant proposes the setting up of a Development Trust Account, through a Section 106 obligation, that would be controlled by the City Council and that captures value created by the development of the commercial core and uses that value to enable development along Chapel Street to take place and to deliver high quality public realm and infrastructure needed to stimulate development adjoining the application site.  The details of the mechanism proposed by the applicant are set out below.

It is also important to recognise that the applicant has entered into a Development Agreement with the City Council and the URC to deliver the comprehensive regeneration of Salford Central.  The Agreement allows for the redevelopment of the application site on a phased basis, recognising that some sites within the application boundary will be more viable than others, with some sites and their associated infrastructure being non-viable.  This principle is reflected in the Salford Central Planning Guidance outlined above.

It is considered that the use of a Development Trust Account within the S106 Agreement is acceptable as an appropriate response to the unique opportunity for cross-subsidy provided by this extremely large development, which is able to take advantage of the expansion of the Regional Centre.   The mechanism for the agreement is detailed, and the following attributes are outlined to explain simply the mechanism and how developer contribution and value is secured as a substitute for the normal policy provisions:

•
Presently ECf does not have full ownership or control of the whole of the application area.  The S106 will therefore include an obligation to require the applicant to enter into supplemental S106 agreements binding all subsequently acquired land within the planning application boundary.  In this manner the City Council can ensure that all redeveloped areas are bound into the agreement’s provisions;

•
The Development Trust Account will be set up in a form approved by the City Council and thereafter when each phase or stage of development is proposed by the applicant, such proposals (including proposals for development, the securing of funds for the Account, and for how those funds shall be used) will need to be approved by the City Council before the development of that phase or stage can begin;

•
The Development Trust Account will operate on the basis of collection of value from each development or phase.  The account will be operated through a steering group comprising the City Council, the URC and the applicant, ECf.  The applicant will then have to submit its proposals to the City Council as local Planning authority at each phase or stage of the development;

•
Funds in the Development Trust Account will be used in a manner that enables non-viable development to take place or to deliver infrastructure.  For example, residential development in Zone C may release funds into the account, which may then be drawn down to improve Islington Park in Zone J;

•
Funds in the Development Trust Account will be prioritized in accordance with the S106 Agreement; and

•
It is understood and accepted that bringing forward what would otherwise be non-viable development will probably be the largest call for funds in line with expectation of the Salford Central Planning Guidance.  The other matters will be drawn from a specified list of matters related to normal developer contributions, i.e. improved public realm and infrastructure, affordable housing, public art.

Alongside the Development Trust Account provisions the applicant proposes the following Section 106 obligations:

•
The establishment of a Travel Plan Steering Group to coordinate the transport interests of the Highway Agency, GMPTE, City Council, URC and other regulatory and statutory bodies.  The Forum would be consulted on transport matters related to the development, including travel plans, which will operate alongside planning condition requirements;

•
Related to the above, a Salford Central Travel Plan Framework has been prepared by the applicant’s transport consultants WSP.  The S106 will outline the objectives to assist the framing of individual travel plans as detailed proposals come forward for development and first use.

•
Highway works improvement payment to assist the setting up and running of the Transport Forum and to monitor and measure impacts of the development.

•
Payment towards necessary Traffic Regulation Orders for traffic management connected to the development.

•
Establish a Construction Transport Forum to minimize disruption during construction phases.

•
Local Employment and Skills partnership to work with the City Council and local groups to maximise potential for local people to benefit from construction jobs and long term employment opportunities including education and training.

•
The putting in place of an agreed Development Partner Strategy that governs the involvement of other developers in the delivery of the vision for Salford Central

It is anticipated that most of the development comprised within the planning application will be carried out by ECf.  However, development partners may be sought for appropriate elements of the development subject to those developers demonstrating that they have the track record, resources and ability to deliver development which supports the comprehensive approach envisaged in the vision for Salford Central set out in the Planning Guidance and Development Framework.  In such circumstances, ECf will remain as lead developer and any such developers will be expected to enter into appropriate legal agreements to secure the delivery of its proposals.  

ECf hopes to acquire all of the land it needs for the development by agreement.  However, given the importance attached to delivering the comprehensive regeneration of the area, the City Council has resolved, in principle, to use its powers of compulsory purchase under S226 (1)(a) of the Town and Country planning Act 1990 to deliver the proposals, in the event that it is necessary

ECf will enter into agreements under sections 38 and/or 278 of the Highways Act 1980 for highways works and improvements associated with the development - for instance, works affecting Chapel Street and Stanley Street and for public realm works (detailed proposals in Zones B and K respectively).  Separate orders for the stopping up or diversion of public highways which are needed to allow the permitted development to proceed will be submitted at relevant stages of the development.

Subject to entering into the Section 106 Agreement and relevant planning conditions it is considered that the unique nature and scale of the applicant’s proposals provide the opportunity for the approach provided by the Development Trust Account alongside the separate Development Agreement between ECf, the City Council and the URC, is an appropriate way forward.  Indeed, it should be pointed out that, in the right market conditions, the value of the S106 obligations will exceed what would be achieved by a ‘normal’ approach.  As such it is considered that the S106 proposals satisfy the key thrust  and requirements of the Planning Guidance and provide an exceptional approach allowed for in policies DEV5 and H8 and in the Planning Obligations SPD that enables the City Council to depart from the usual approach of seeking developer contributions.

It should be noted that the level of funds to be paid into the Development Trust Account (and therefore the monies available for redeveloping difficult sites along Chapel Street, and providing infrastructure and public realm, affordable housing and public art) will depend upon the market conditions prevailing at the relevant time. Following an assessment of the development and of the applicant's market and financial assumptions, it is considered that the applicant's approach is reasonable and appropriate, and that there can be confidence in the development producing funds to achieve the objectives of the Planning Guidance over the projected development period.

General Issues - Whether the scale, massing, design and appearance of the buildings is of sufficiently high quality in this location

Policy 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.  In assessing the extent to which any development complies with this policy, regard will be had to a number of factors including the following:

•
the impact on, and relationship to, the existing landscape and any notable landscape or environmental feature or species;

•
the character, scale and pattern of streets and building plots, including plot size;

•
the relationship to existing buildings and other features that contribute to townscape quality;

•
the impact on, and quality of, views and vistas;

•
the scale of the proposed development in relationship to its surroundings;

•
the desirability of protecting an existing building line, or allowing discontinuities that would improve or enrich the existing townspace and public space

•
the streets vertical and horizontal rhythms; and

•
the functional compatibility with adjoining land uses.

Where there is no discernable or well-developed local character or distinctiveness, developments will be required to adopt high design standards that support the creation of a distinctive place, ensuring that this is appropriate to the nature, setting, culture and community of the local area.

Policy 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.

Policy DES3 states that where development includes provision of, or works to public space, that public space must be designed to:

i.
have a clear role and purpose, responding to established or proposed local economic, social, cultural and environmental needs;

ii)
reflect and enhance the character and identity of the area;

iii)
form an integral part of, and provide an appropriate setting for, surrounding developments;

iv)
be attractive, safe, uncluttered and appropriately lit;

v)
be of an appropriate scale;

vi)
connect to established pedestrian routes and other public spaces; and

vii)
minimise, and make provision for, maintenance requirements.

Policy DES4 states that development adjoining public space shall be designed to have a strong and positive relationship with that space.  In particular:

i)
buildings should clearly define the spaces around them, including streets, squares and parks;

ii)
buildings should provide natural surveillance, visual interest and activity for public spaces and communal areas, particularly at ground floor level;

iii)
development should clearly distinguish between public, private and communal spaces; and

iv)
the visual impact of car parking should be minimised, by ensuring that it is integrated into the design of the development so as not to be visually dominant.

Policy DES5 relates to tall buildings and states that they can be a positive addition to a skyline, act as landmarks that help people to orientate themselves, signify locations of civic, commercial or visual importance, identify focal points of urban activity, and enable a more efficient use of land, reducing pressure on previously undeveloped land.  However, their impact on the surrounding area is wider and more significant than other buildings.  Therefore, they will only be permitted when they have been very carefully designed and sited, so as to minimise all potentially negative impacts.

Policy DES6 relates to waterside development and states that all new development in such locations 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;

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.

The policy goes on to state that all waterside development will also be required to:

i)
face on to the water, and incorporate entrances onto the waterfront, where appropriate;

ii)
be of the highest standard of design;

iii)
be of a scale sufficient to frame the edge of the waterside; and

iv)
enhance views from, of, across and along the waterway, and provide visual links to the waterside from surrounding areas.

Policy EN23 relates to environmental improvement corridors.  It 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.  These corridors include Chapel Street and the River Irwell/Manchester Ship Canal.

The application is submitted in outline on Zones A to H with detailed proposals on Zone K and also within Zone B.

Layout, Scale and Massing – Zone A

Zone A contains six buildings, three on the river Irwell and three backing on to Trinity Way.  This layout conforms broadly with the Salford Central Development Framework, which shows four blocks rather than six but with the same layout principles of a central spine through the area and development fronting on to the River Irwell.  The Framework does state that some of the proposed blocks are large and need to be broken up into smaller blocks and that the layout shown by the indicative masterplan indicate only one option of how this can be achieved. 

The layout proposed forms a logical extension of the commercial core (Zone B) over Irwell Street to the north and Irwell Quays residential area to the south (Zone A).  The northern boundary is strongly formed by the highway.  The southern edge takes advantage of the planned riverside open space (part of Irwell River Park) with continuation and converging routes into and through Zone A.  

In terms of scale and massing, the Development Framework indicates buildings of between 7 and 10 storeys within large floorplate commercial buildings.  The application proposes heights of between 8 and 10 storeys.  

It is considered that the scale and massing of the development balances the scale necessary to form a continuation of Zone B to the north, which is itself responding to the massing of the Spinningfields development across the river.

In conclusion it is considered that the layout, scale and massing of Zone A is in general accordance with the principles of the Development Framework and is acceptable.

Layout, Scale, Massing and Design – Zone B

Zone B contains eight buildings.  Blocks B1, B2 and B3 would front the new pedestrian route created between New Bailey Street and Trinity Way facing the listed colonnade, blocks B1 and B5 would front Trinity Way, blocks B3 and B7 would front New Bailey Street and block B8, replacing the existing Mark Addy public house, would front the River Irwell.  Blocks B4, B5, B6 and B7 would also front the realigned Stanley Street with block B4 being set back to facilitate and front the proposed Stanley Square civic space planned around the landing of the approved Spinningfields footbridge.  The layout indicates a diagonal route from the landing of the footbridge through to Salford Central Station.  This layout conforms broadly with the Salford Central Development Framework, which also shows eight blocks with the same layout principles of a pedestrian route to the railway colonnade and a realigned Stanley Street and civic space around the landing of the Spinningfields footbridge and a route through to Salford Central Station.  The Framework does show Ralli Quays and Riverside House being replaced rather than retained.

In terms of scale and massing, the Development Framework indicates buildings of between 8 and 10 storeys with the height of Block B8, the Mark Addy replacement being limited to a maximum of 4 storeys.  It also indicates four opportunities for landmark or taller buildings within the zone.  The application proposes heights up to a maximum of 10 storeys and does not take the opportunity offered by the Development Framework of the possibility of taller buildings within this zone.  The Development Framework does though state that a landmark need not be created through height but could be created through the use of materials and building detail.

With regard to the public realm works for which detailed permission is sought at this stage the proposals represent an interim measure to accommodate the Spinningfields footbridge ahead of the comprehensive redevelopment.  The proposals include new pavement surfaces, three new street trees, improvements to existing planters, dedicated bin store and new lighting.  The selection of materials and simple design demonstrates how public and private spaces are clearly distinguished and how the scheme delivers a high quality public realm, even as an interim measure, with attractive and successful outdoor areas in accordance with both national and local planning policy.

In conclusion it is considered that the layout, scale and massing of Zone B is in accordance with the principles of the Development Framework and is acceptable.

Layout, Scale and Massing – Zone C

Zone C contains a single residential building in this narrow zone between the River Irwell and Trinity Way.  This layout conforms broadly with the Salford Central Development Framework, which shows three smaller blocks rather than a single one but with the same layout principles of development parallel to Trinity Way overlooking a new open space, part of Irwell River Park, and the River Irwell.

In terms of scale and massing, the Development Framework indicates buildings of between 7 and 8 stories with the opportunity for a taller or landmark element to the western end of the site.  The application proposes a maximum height of 13 storeys, stepping down to smaller scale elements.

It is considered that the scale and massing of the development balances the scale necessary to form a continuation of Zone A to the north, while appropriately taking the opportunity for a taller building at the western termination of the new development.

In conclusion it is considered that the layout, scale and massing of Zone C is in general accordance with the principles of the Development Framework and is acceptable.

Scale, Massing, Layout and Design – Zone D

Zone D contains three proposed buildings either side of a new pedestrian route through the Zone, through the railway viaduct and beyond through Zone B to the Spinningfields footbridge.  This layout conforms broadly with the Salford Central Development Framework, which shows two larger blocks rather than three but with the same layout principles of a central spine through the area.  The Framework does state that some of the proposed blocks are large and need to be broken up into smaller blocks and that the layout shown by the indicative masterplan indicate only one option of how this can be achieved.  The Framework does show the Brown Brothers building, the Egerton Arms and 187-203 Chapel Street being replaced rather than retained.

The layout proposed forms a logical extension of the commercial core to the south beyond the railway viaduct and an important feature is the opening up of the viaducts to produce a wide and welcoming pedestrian route between the two zones.  

In terms of scale and massing, the Development Framework calls for buildings of up to 8 storeys in height with the opportunity for taller or landmark elements either side of the new pedestrian route where it meets the Chapel Street and Trinity Way junction and also on the Brown Brothers site.  The application proposes maximum heights of 10 storeys, stepping down to 7 storeys, and does not take the opportunity offered by the Development Framework of the possibility of taller buildings within the zone.  The Development Framework does though state that a landmark need not be created through height but could be created through the use of materials and building detail.

In conclusion it is considered that the layout, scale and massing of Zone D is in general accordance with the principles of the Development Framework and is acceptable.

Scale, Massing, Layout and Design – Zone E

Zone E contains four large building blocks as well as two smaller buildings, all of which would front Chapel Street providing a strong building line and enclosure to the southern edge of the street.  The layout of the four larger blocks is arranged around an internal private courtyard at first floor level providing garden and amenity spaces to the townhouses and apartments respectively.  Parking is contained under each plots’ deck.  It is a strong design aspiration of the Framework that all parking should be hidden from view.  All commercial and retail space is at ground floor level fronting main roads and routes.  To the south of each of the blocks would be the townhouses.  This layout conforms precisely with the Salford Central Development Framework.

In terms of scale and massing, the Development Framework calls for buildings of between 3 and 6 storeys.  The application proposes maximum heights of 6 storeys.  

In conclusion it is considered that the layout, scale and massing of Zone E is in general accordance with the principles of the Development Framework and is acceptable.

Scale, Massing, Layout and Design – Zone F

There are no development proposals within Zone F. 

Scale, Massing, Layout and Design – Zone G

Zone G contains five small blocks of new townhouses arranged to reform the street grid through realignment of Cleminson Street.  A small pocket park would be created within the blocks.  This layout conforms broadly with the Salford Central Development Framework, which shows a single block rather than five smaller ones but with the same layout principles of reforming the street pattern in the area.  The layout allows each house to have a front door that opens to the street. The Framework does state that some of the proposed blocks are large and need to be broken up into smaller blocks and that the layout shown by the indicative masterplan indicate only one option of how this can be achieved. 

In terms of scale and massing, the Development Framework calls for buildings of 3 to 4 storeys.  The application proposes heights of up to 4 storeys.  

It is considered that the scale and massing of the development corresponds to the existing landmark buildings in the area, notably St Philip’s Church.

In conclusion it is considered that the layout, scale and massing of Zone G is in general accordance with the principles of the Development Framework and is acceptable.

Scale, Massing, Layout and Design – Zone H

Zone H is a mirror image of Zone G and also closes Bank Street east of St Philip’s Place.  It contains four small blocks arranged to reform the street grid.  This layout conforms broadly with the Salford Central Development Framework, which shows a single block rather than four smaller ones but with the same layout principles of reforming the street pattern in the area.  The Framework does state that some of the proposed blocks are large and need to be broken up into smaller blocks and that the layout shown by the indicative masterplan indicate only one option of how this can be achieved. 

In terms of scale and massing, the Development Framework calls for buildings of 3 to 4 stories.  The application proposes heights of up to 4 storeys.  

It is considered that the scale and massing of the development corresponds to the existing landmark buildings in the area, notably St Philip’s Church.

In conclusion it is considered that the layout, scale and massing of Zone H is in general accordance with the principles of the Development Framework and is acceptable.

Scale, Massing, Layout and Design – Zone J

There are no development proposals within Zone J

Scale, Massing, Layout and Design – Zone K

There are no buildings proposed within Zone K but it is considered that the aims and objectives of the detailed highway improvements are in accordance with the Development Framework.  Specific comments on the highway policy implications are provided later in the report.

Scale, Massing, Layout and Design – Zone L

Zone L contains a single large perimeter block.  This layout conforms with the Salford Central Development Framework, which shows a similar treatment of the site.  The proposals are based on the existing consent for the site. 

In terms of scale and massing, the Development Framework calls for buildings of between 3 and 8 storeys with the opportunity for taller or landmark elements at the northwest corner of the site.  The consented scheme and current application propose heights of between 4 and 14 storeys.  

It is considered that the scale and massing of the development is in compliance with the Development.Framework

In conclusion it is considered that the layout, scale and massing of Zone L is in general accordance with the principles of the Development Framework and is acceptable.

General Issues – Whether the proposals will preserve and enhance the heritage assets in the area

PPG15 is concerned with planning and the historic environment.  It states that when considering applications that affect a listed building, or its setting, that planning authorities must have special regard to the desirability of preserving the building or its setting or any features of architectural or historic interest that it possesses.  It also confirms that when considering applications within conservation areas that special attention is paid to the desirability of preserving or enhancing the character or appearance of the conservation area and that this relates not only to applications within a conservation area but also to proposals outside of the area but that would affect its setting or views into or out of the area.

Policy ST15 of the UDP states that the historic and cultural assets of Salford will be preserved and, wherever possible, enhanced, operated through the following policies

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.

Policy CH3 states that development in conservation areas would only be permitted where there is no unacceptable impact on the area, the proposals secure environmental improvements and enhancements as well as protecting and improving important views within, into and out of the conservation area.  

Policy CH4 states that development within a conservation area will only be permitted where:

i)
the structure to be demolished makes no positive contribution to the character or appearance of the area;

ii)
it can be clearly demonstrated that there is no viable use of the structure, and the cost of repairing and maintaining it, or that part to be demolished, to a reasonable and structurally sound condition is prohibitive, taking into account the potential availability of grants; or

iii)
the proposals would make a vital contribution to the regeneration of the local area, and any replacement structure would be of at least equal design quality to the structure to be demolished.

If demolition is considered to be acceptable, consent will only be given if detailed proposals for the reuse of the site, including any replacement building or other structure, have been approved.

Policy CH8 states that the impact of development on any locally listed building or structure will be a material planning consideration.

PPG15 is concerned with planning and the historic environment.  It states that when considering applications that affect a listed building or its setting, planning authorities must have special regard to the desirability of preserving the building or its setting or any features of architectural or historic interest that it possesses.

Similarly PPG15 confirms that when considering applications within conservation areas special attention should be paid to the desirability of preserving or enhancing the character or appearance of the conservation area and that this relates not only to applications within a conservation area but also to proposals outside of the area but that would affect its setting or views into or out of the area.

The Historic Environment – Zone A

There are no buildings or areas of interest within Zone A although the zone is adjacent to the Grade II listed Irwell Street bridge.  It is proposed to site an office building (10 storeys maximum) at the junction of Irwell Street and the River Irwell.  A riverside walkway is provided in this location and the proposed building would allow for an increase in the width of the footway along Irwell Street.  The proposed building would be approximately 6m from the listed bridge at its closest point.  Its massing and siting would be similar to the Spinningfield development on the diagonally opposite bank of the river that is a shorter distance from the listed bridge and it is considered that the proposed building would not have an unacceptable impact on the setting of the listed bridge in accordance with the requirements of UDP policy CH2 and PPG15.

This proposed building would also be opposite the retained locally listed Riverside House.  As stated above, a widened footpath would be provided and, bearing in mind the requirements of Policy CH8, it is considered that there would be no detrimental impact on this locally listed building.

The Historic Environment – Zone B

Development within Zone B allows for the retention of Riverside House, a locally listed building.  The closest building within Zone B is a proposed office building (10 storeys maximum) that would be approximately 16m from the locally listed building.  It would be set back by some 9m behind the building line established on Irwell Street by the Spinningfields development and Riverside House itself.  This would mean that Riverside House retained its prominence when approaching from the north.  It is considered, therefore, that, bearing in mind the requirements of policy CH8, there would be no detrimental impact on this locally listed building.

Of greater significance in historic environment terms is the Grade II* listed railway viaduct and colonnade that runs for some 160m along the northern side of Zone B.  There are three buildings of on this northern side of Zone B adjacent to the listed colonnade, two of which are office buildings (10 storeys maximum) and one a multi-storey car park (8 storeys maximum).  Each would be set back from the listed colonnade by a minimum of 6m in order to create a generous pedestrian environment and an appropriate setting to the listed colonnade.  While not forming part of this application it is intended that the arches of the viaduct will be developed in the future for active uses with entrances on to the south side of the viaduct.  In addition, a series of pedestrian routes would be formed, the principal of which would run through the arches and through Zone D and from Chapel Street through to Stanley Street and beyond over the Spinningfields footbridge to Manchester city centre.  In addition, there would be a pedestrian route along the colonnade itself activated by the three buildings on the north side of Zone B having their main entrances on the side of the buildings facing the listed colonnade.  In this sense the listed colonnade with have a significantly improved setting than that which it enjoys at present, overlooking a surface car park.

It is considered that the three proposed buildings would not have an unacceptable impact on the setting of the listed viaduct and colonnade in accordance with the requirements of UDP policy CH2 and PPG15.  It is acknowledged that the detailed design of these three building will be of utmost importance in respecting the adjacent Grade II* listed viaduct and colonnade.

The Historic Environment – Zone C

Zone C lies adjacent to the Grade II listed girder bridge over the River Irwell at Wilburn Street and beyond it the grade I listed railway bridge.  Zone C tapers towards the listed structures such that the closest building is a residential building (13 storeys maximum) that would be in excess of 46m from the listed structures.  Given this distance it is considered that the proposed building would not have an unacceptable impact on the setting of the listed bridges in accordance with the requirements of UDP policy CH2 and PPG15.  

The Historic Environment – Zone D

Zone D lies to the north of the railway viaduct and to the north west of the grade II listed railway viaduct over New Bailey Street.  It also contains the locally listed Egerton Arms hotel on Gore Street.  While the zone encompasses the entire site between New Bailey Street and Trinity Way there are no development proposals for the eastern portion of the site closest to the listed viaduct and the local listed Egerton Arms.  The closest proposed building is an office building (10 storeys maximum) on the Chapel Street frontage that is 90m from the listed viaduct and 50m from the Egerton Arms.

Taking these distances into account, it is considered that the three proposed development within Zone D would not have an unacceptable impact on the setting of the listed viaduct in accordance with the requirements of UDP policy CH2 and PPG15.  Similarly, it is considered that, bearing in mind the requirements of policy CH8, there would be no detrimental impact on this locally listed building.

The Historic Environment – Zone E

Zone E lies on the south side of Chapel Street and runs between Trinity Way and Oldfield Road.  It contains the grade II listed former Royal Bank of Scotland building at 247 Chapel Street and the three locally listed buildings, Ye Olde Nelson, the Royal Liver building at 301 Chapel Street and 287/289 Chapel Street.  It lies opposite the Grade II* listed Cathedral and grade II listed former education offices and the locally listed building in Bexley Square and the Manchester and Salford Savings Bank building at 266/268 Chapel Street.

The listed former Royal Bank of Scotland building is currently flanked to the east by a small area of landscaping, beyond which is East Ordsall Lane.  This gable of the building is currently painted with a mural.  A new building, block E10 would be formed along the west facing flank wall fronting Chapel Street and East Ordsall Lane.  The scale of the proposal block would acceptably mirror the listed bank building.  Whilst removing a small landscaped area the listed building was not designed for an exposed flank wall, but to form part of a wider street elevation.  It is therefore considered this change is acceptable in principle with regard to Policy CH2.
Two locally listed buildings 287/289 Chapel Street and the Royal Liver building, 301 Chapel Street, are proposed for demolition as part of the outline proposals.  287/289 Chapel Street is an early 20th Century stipped-classical bank faced in Portland stone.  It is accepted that there is a wider benefit from stepping back the building line of Chapel Street to improve the function of the highway and the wider redevelopment of the southern side of the street.  The demolition of the Royal Liver building is considered acceptable.  As part of reserved matters applications their full justification for loss will be sought and recording of their history required.

The Ye Olde Nelson PH whilst presently little more than a shell is proposed for retention as an important landmark along Chapel Street to be incorporate into part of a larger building.  The use is not determined, but potentially opening for office, gallery or other public use.  As part of reserved matters resolution and reasoning for the partial exposure of the east-facing flank will be required.

Taking matters into account, including the stated aims and objectives for the Development Framework for the comprehensive redevelopment of the south side of Chapel Street the loss of two locally listed buildings is accepted in principle against Policy CH8.  The incorporation of Ye Olde Nelson PH is welcomed subject to resolving the flank wall at reserved matters stage and the proposal accords with the principles of Policy CH8.

The Historic Environment – Zone F

Zone F incorporates the majority of the historic core of Salford and runs from Trinity Way to Wilton Place on the north side of Chapel Street.  It contains eight listed buildings including the Grade II* listed Cathedral and St Philip’s Church and the Grade II former town hall.  In addition it contains several locally listed buildings.  There is no proposed development within Zone F and the impact on listed and locally listed buildings is discussed under those zones that surround Zone F.

The Historic Environment – Zone G

Zone G lies to the north east of St Philips Church and contains the Grade II listed 6-12 Encombe Place.  Adjacent is the Grade II* St Philip’s Church and the Grade II former court building on Encombe Place.  The locally listed Dock and Pulpit public house is opposite on Encombe Place and the locally listed Sycamore Seed sculpture lies to the south of the zone.

It is proposed to reinstate development on the long vacant, grassed spaces within this zone.  The development would be in the form of apartments and townhouses to a maximum of four storeys in height.  The new development would not butt up to the existing listed buildings on Encombe Place.  To the rear of 10 and 12 Encombe Place, currently in use as local probation service offices the proposed development would adjoin the existing rear yard wall leaving a distance of 8m to the listed building itself.  On the Encombe Place frontage, adjacent to 6 Encombe Place the proposed development would front both Encombe Place and Wilton Place and would appropriately abut the existing listed building on the street.  

It is considered that reinstatement of development around the Church is appropriate as reinstates the former urban form in the area and emphasises the importance of this listed building.  The townhouses to the southern end of Encombe Place will complete the missing part to the street providing balance and symmetry to St Philip's Square.  Listed Building Consent and Conservation Area Consent will need to be sought alongside reserved matters applications within the zone.  As a matter of principle it is agreed that the outline proposals show an acceptable form of development can be brought forward within the area in accordance with Policies CH2, CH3 and CH4.

The Historic Environment – Zone H

Zone H lies to the south east of St Philips Church fronting Chapel Street and contains the locally listed Manchester and Salford Savings Bank building.  Adjacent is the Grade II* St Philip’s Church and the Grade II* Cathedral is adjacent on the eastern side of Great George Street.  The locally listed Sycamore Seed sculpture lies to the north of the zone.

The proposals involve the retention of the Peel Park Inn and the adjacent former bank building but the removal of the adjacent two storey office building and a large storage building on the Great George Street frontage and their replacement with an office building on the Chapel Street frontage and houses and apartments to the rear.  

The existing two storey office building on the Chapel Street frontage is not of high quality and an appropriately designed replacement building would enhance the setting of both the locally listed former bank building and the Cathedral beyond.  Similarly the large two storey storage building on the Great George Street elevation compares poorly with the listed Cathedral and appropriately designed residential accommodation will improve the setting of the listed Cathedral.

Adjacent to the Grade II* listed St Phillips Church it is proposed to mirror the development on the land to the north, Zone G, and complete built development around the church.  This would involve the closure of Bank Street that runs parallel to Chapel Street between Great George Street and in front of the Church.  It is considered that the proposed development would not have an unacceptable impact on the setting of the listed Church or Cathedral in accordance with the requirements of UDP policy CH2 and PPG15, rather, it would enhance the setting of both buildings.  Similarly, it is considered that, bearing in mind the requirements of policy CH8 there would be no detrimental impact on the locally listed building former Bank or Sycamore Seed sculpture.

The Historic Environment – Zone J

Zone J is focused on the existing Islington Park and there are no buildings proposed within this zone.  The expansion/improvement of the hard landscaping around the park will improve the setting of the Grade II listed former Royal Bank of Scotland building, located to the north east of the existing park.

The Historic Environment – Zone K

Zone K is made up principally of existing public highway although it does include the Grade II listed Lancashire Fusiliers memorial at the junction of Chapel Street and Oldfield Road.  However, improvements to the setting of the monument have already been undertaken and the proposals simply improve on the wider setting of the area.

The Historic Environment – Zone L

Zone L lies to the north west of St Phillip’s Church and the west of the Grade II listed former courthouse on Encombe Place.

The form of development proposed follows that of the approved scheme.  The scheme proposes a 14 storey tower to the northwest corner of the site, stepping down to the south towards the locally listed former Salford Royal Hospital building (now converted to apartments) and down eventually to just three storeys on Wilton Place opposite the entrance to St Philip’s Church.  As at Zones G and H the development is intended to enclose the Church, this time to the west where currently the outlook is to vacant land with an unauthorised car park operating on part of the site.  It is considered that the proposed development will improve the setting of the listed church, and whilst the original OMI designed scheme may be substituted as a reserved matter to this outline application, full control over the design, appearance and materials will be retained to ensure that a high quality building is provided.

It is therefore considered that the proposed development will not have an unacceptable impact on the setting of the listed church in accordance with the requirements of UDP policy CH2 and PPG15, rather, it would enhance the setting of the building.

General Issues - Whether matters of environmental importance are sufficiently addressed

The planning application is supported by a voluntary Environmental Statement under the EIA Regulations.  The scope of the EIA covers the following matters:

•
Population

•
Ground conditions

•
Archaeology

•
Air quality

•
Hydrogeology and Flood Risk

•
Ecology

•
Landscape

•
Heritage

•
Transport

•
Noise

•
Waste

•
Telecommunications

•
Light obtrusion

•
Wind

The Environmental Impact Assessment Regulations require the Council to consider all of the potential environmental impacts of a proposed development before deciding whether to grant planning permission.   Here, in order to ensure that whatever is built pursuant to the application has been assessed in accordance with the Regulations, the applicant has submitted and Environmental Statement (ES) that assesses the potential environmental impacts of development falling within a set of flexible building parameters, size limits and uses for each zone.  As set out in the Proposals Section of this report the ES assesses the potential environmental impact against  parameters which set the limits of the development potential including a useful comparison to the "do-nothing" scenario.  The parameters will be tied to the permission by condition.  In this way, it is ensured that what is built will have been environmentally assessed - including the “worst-case” scenario.  Impacts maybe beneficial, neutral or negative; magnitude of impact may be negligible, moderate or major; and, the significance maybe negligible, moderate or major.  Impacts can be temporary, such as during construction periods and permanent, such as replacing an open area with built development.  Therefore it is possible and likely that new development can have short-term negative impacts through disruption caused in construction, but long-term benefits from the new development created.  These assessment are made in accordance with methodologies set out within the report with reference to relevant standards and non-planning legislation as necessary.

The matters of heritage, archaeology, transport and landscape are separately considered in this analysis for policy compliance.  It should be noted that in accepting the impacts of the development against policy on these matters the findings of the ES is also accepted.  Of the remaining issues taken by topic the planning application proposals are considered to address matters and policy requirements as follows:

Population

This ES chapter considers impact on population change and factors of deprivations (employment, income, health, crime, education).  The baseline assessment shows Salford Central to be within the lowest 7% nationally of deprived areas against the Indices of Multiple Deprivation.  The assessment finds the residual impact of the development to be a major beneficial effect on the local economy, income levels, health and education.  Through these benefits the proposals will support the principles of employment objectives in UDP policies ST3, MX1, E3 and E5; for reducing crime in policy DES10, and, improve housing standards and quality of life under policy H3.

Ground Conditions

As an outline planning application detailed intrusive ground investigations have not taken place across the development site; indeed parts of the site remain in existing uses preventing such investigation.  The ES supports the use and adherence to an Environmental Management Plan (EMP) to ensure good practice will be followed throughout development.  Accordingly planning conditions to require the necessary investigations in a phased manner and EMP are proposed.  The assessments presently show the site to pose a minor adverse impact on potential receptors largely due to past un-remediated uses such as railway yards, dye works, etc.  However, through the use of an EMP and remediation of any 'hot spot' pollutants through development the proposals will result in a negligible to positive beneficial impact on pollution receptors in accordance with UDP policies ST13, EN5, EN9, EN17, EN18 and EN20 to protect the environment and deal with land contamination.

Air Quality

An assessment of present air quality has been undertaken to act as a baseline model to inform how the planned development might impact on present conditions.  The impacts are in two main parts, first impact from construction (dust and particulates) and second from operation of the complete development, including particulates from traffic generation.  The assessed scenarios show that overall no significant detrimental effects on local air quality are predicted, the effects being mitigated mainly during the construction phase.  It is therefore considered the proposals accord with the principles and requirements of PPS23, UDP policies ST13, EN17 and EN23.

Hydrogeology / Flood Risk

The assessment describes flood risk, surface water and hydrogeology conditions at the site and is supported by the separate Flood Risk Assessment (FRA) submitted by the applicant.  The Environment Agency has been consulted in preparation of this ES chapter and the FRA..

Overall no significant effects on the flood risk, surface water and hydrogeology of the site or surrounding area are expected as a result of the Salford Central Masterplan implementation.  Fluvial flood risk from the River Irwell to parts of Zones A, B and C have been considered and mitigation measures proposed in the design of new buildings, layout and distribution of uses to minimise risk.  By implementing the mitigation measures it is found that no negative impact on flood waters flow will result.

A Sustainable Urban Drainage System (SUDS), existing surface and combined sewer drainage for the site will be used as discussed with Untied Utilities.  The Environment Management Plan will ensure no additional contamination is caused from construction activities to the hydrogeological environment.

The Environment Agency is supportive of the findings of the reports on the basis that the proposed mitigation measures are implemented and suggest controls through relevant conditions related to the FRA, agreement on finished floor levels, safe routes and provision of a buffer zone.

It is considered that the proposals will accord with the principles and policies of PPS25, UDP policies ST13, EN18, EN19 and EN20.

Ecology

The Natural Environment and Communities Act 2006 also imposes a duty on local authorities when considering planning applications to have regard to the purpose of conserving biodiversity.  The ES assessment shows that the majority of the area comprises hardstanding, buildings and associated 'amenity' grassland, ornamental trees and shrubs.  Collectively these habitats have low botanical value.  The assessment is supported by a bat survey and survey for other protected species.  No bat roosts were found though it is known bats forage within the area.  Bird habitats are similarly limited to foraging areas.

Japanese Knotweed, an invasive species, has been identified in an isolated area of the site and hogweed has been identified along the River Irwell banks.  Treatment for both species will be necessary to facilitate development and is a requirement by the Environment Agency.

It is accepted that the limited semi-natural vegetation, in addition to semi-mature and mature trees will be lost to development, though where practical trees will be retained.  At reserved matters stage relevant statutory parties, including GM Ecology Unit and Environment Agency, will be involved to agree relevant mitigation and enhancement measures as part of the phased redevelopment of the site, for example using an Ecological Management Plan.  Planning conditions are applied to require this.

No significant effect on water quality of the River Irwell is anticipated from the development and long-term measures can be secured to improve biodiversity at the District scale.

Individually and cumulatively it is considered that the proposals will meet the principles and requirements of UPD policies ST13, EN5, EN9, EN17, EN18 and EN23, to protect and enhance biodiversity.  

Noise

A baseline noise assessment model has been undertaken to establish the present noise climate at identified sensitive noise receptors, agreed with the City Council's advisors.  The principal potential noise sources are associated with traffic and fixed mechanical plant.  The associated transport and traffic assessment has shown that additional traffic volume will be generally small compared with flows on existing roads and accordingly the change will be negligible on existing noise impacts or effects.

Impact of noise from fixed plant can be mitigated through various means at reserved matters stage through means of layout, siting and suppression measures.  A planning condition is suggested to control the levels and performance of plant to meet standards and prevent nuisance to sensitive uses such as homes and flats.  

It is an accepted fact that the noise regime along Chapel Street corridor will not significantly improve against PPG24 Noise Exposure Categories (NEC) through the development, despite wider transport proposals to discourage the present volume of traffic through the centre of Salford.  PPG24 states that where sites fall into NEC categories 'C' or 'D' residential uses should not be permitted, which are the prevailing noise categories along Chapel Street.  However, there is precedent for allowing residential development along Chapel Street by the City Council, both implemented and with extant permission within and adjacent to the Salford Central area.  This is part of the planning balance to create a vibrant mixed use area and to achieve the objective of increasing residential density and population to support services and facilities.  It is therefore accepted that residential development can be permitted along Chapel Street in accordance with the Planning Guidance and Development Framework adopted by the City Council.

Connected to this matter the Council's advisors have suggested a planning condition to protect the amenity of planned residential properties to meet acceptable noise standards within their homes.  They also advise against the use of balconies along Chapel Street and other parts of the application site where background noise levels exceed 55dB in the daytime.  It is acknowledged that this advice accords to standards, but it is argued by the applicant than an exception should be allowed for apartments along Chapel Street as balconies have other amenity value than as an area to sit out.  The applicant specifically considers the value of balconies for residents to grow plants, a place to dry clothes or simply step out to enjoy wider views.  They also point out that the City Council has approved several developments along Chapel Street with balconies within and adjacent to the site where the noise conditions are no different.  On balance the applicant's position that balconies are acceptable subject to the windows of apartments still performing to required standards to allow peaceful enjoyment of the living spaces is accepted.  The suggested condition is amended to reflect this.

It is considered that, overall, the development will accord with principles of PPG24 and UDP policies DES7 and EN17.

Waste

Waste generation is considered in both the construction and operational phases of development, and can be considered any object or substance which the producer or the person in possession of it, discards or intends or is required to discard (definition – Chartered Institute of Waste Managers).  As this is substantially an outline application a degree of assumption is made on the potential waste from demolition, site clearance and construction stages.  This has led to an estimated construction waste (masonry, timber, ferrous metals, glass, etc.) generation of 26,557 tonnes across all zones and phases, which has been considered as negligible in terms of the overall waste generation across the relevant Manchester and Lancashire region.  A measure for development waste (paper, cardboard, plastics, office waste, etc.) is estimated at up to 16,733 tonnes; an amount that is construed as negligible against total commercial waste generated in the region.

Mitigation measures for construction and development waste through recycling is proposed and a Waste Management Strategy s proposed to measure and control the generation and treatment of waste.  A planning condition is proposed to ensure agreement and compliance.  Overall it is considered that the proposals will accord to the principles and policies of UDP policies ST16, EN17 and EN22.

Telecommunications

Impacts on telecommunications relate to broadcast radio and TV, terrestrial and satellite.  The key issues are impacts of new buildings, particularly tall buildings, blocking line of sight to receive signals or causing reflection and shadowing of signals.

Since the report was commissioned the digital switchover in the Granada TV region has made the findings and recommendations on analogue TV reception irrelevant.  This is positive as the greatest potential for harm came from the shadowing of analogue signals.  This is in contrast to digital reception that is more robust against interference.

It is accepted that construction cranes may cause some disruption to radio and TV signals.  Where permanent impacts from development are found mitigation measures can be implemented which can range from simple realignment of aerials, signal boosters to the use of new communal aerials, installing cable or satellite to overcome terrestrial signal problems.  Satellite and cable services are not expected to be adversely affected.  Accordingly it is considered that the development is unlikely to adversely affect telecommunications, and can be mitigated where found in the future, in accordance with PPG8 and UDP policy DEV1, and SPD Telecommunications.  A planning condition to require follow up survey and mitigation measure implementation will be applied.

Light Obtrusion

Unsurprisingly, as a city centre location, the development will cast shadows and be affected by shadows cast by surrounding development, which will impact on the daylight and sunlight available to occupiers and users.  The modelling on the potential scale of the proposed buildings has shown that main impacts may be experience on the north side of Chapel Street (near Trinity Way), the west side of Irwell Street, and the west side of New Bailey Street.  

Mitigation of impact on existing buildings, commercial and residential occupiers at reserved matters stage can include the detail of the building mass, upper storey profile, refined shape and footprint reduction.  More space between buildings and variation in building heights can significantly improve light penetration to lower levels.

The mitigation measures will form part of the detail design at reserved matters.  It is therefore appropriate for planning condition to be applied to require detail light modelling to accompany each reserved matters application.  On the basis of the planning condition and that the authority has control on design and impact through reserved matters the application proposals will meet UDP policies DES1, DES3, DES4, DES7 and EN17.

Wind Deflection

A qualitative desk study of development proposals was carried out specifically to consider how new buildings would affect wind around Salford Central for pedestrians.  The issue at hand is the comfort of pedestrians under different wind conditions that can be affected downdrafts from buildings, particularly on the exposed edges of clusters of buildings or tall buildings.  

Overall no significant harm to pedestrian conditions from wind is anticipated across the development site with conditions remaining in the 'standing' or 'strolling' range of impact which is acceptable.  Where areas do rise in to the 'standing' range street tree planting and detail design of building profiles can mitigate impact by dissipating wind at ground level.  Such conditions are potential identified in the northern entrance to block C1 (TA) for residential use; gaps between blocks A1, AC and C1; northwest corner of block B1; Trinity Way alongside block D1; southwest corner of block D3 on Gore Street and entrance into the Zone L along Adelphi Street.

Subject to mitigation measures, required through planning condition, it is considered an acceptable impact of wind can be found in line with UDP policy DES5.

General Issues – Retailing

Policy MX1 as relates to Mixed-Use Areas 1) Chapel Street East and 2) Chapel Street West supports the locations for development as vibrant mixed-use areas with a broad range of uses and activities, and development within these areas will be required to support this.  Appropriate uses within the areas include retail and food and drink uses, where consistent with the retail and leisure policies of the UDP.

In determining the appropriate mix of uses on individual sites, regard will to the following factors:

i. the positive impact that the proposed development could have on the regeneration of the wider area;

ii. the use on adjoining sites and the extent to which the proposed development would support the objective of maintaining a mix and balance of uses throughout the mixed-use area;

iii. the contribution that the proposed development would make towards securing activity in the area throughout the day;

iv. the prominence of the location, particularly in relation to key pedestrian and other transport routes;

v. the size of the site; and

vi. the potential to support the establishment, expansion and success of the Knowledge Capital, in accordance with Policy E3 'Knowledge Capital'.

Policy S1 considers retail and leisure development with Town and Neighbourhood Centres as defined on the UDP Proposals Map.  The policy relates to development proposals falling within those identified centres.  As the application site is not within any of those centres it is considered not appropriate to assess the application against policy S1.

Policy ST9 states that where new retail, leisure, social and community facilities are proposed they should protect and enhance the vitality and viability of existing town centres and neighbourhood centres and adopt a sequential approach to the location of new retail and leisure development and facilitate health, community and education provision that meets local needs.  The policy also sets out the retail hierarchy for Salford identifying the four town centres (Salford Precinct, Eccles, Swinton and Walkden), neighbourhood centres and other local shops.  

RSS Policy W5 Retail Development, states that plans and strategies should promote retail investment where it assists in the regeneration and economic growth of the North West's town and city centres.  In considering proposals and schemes any investment made should be consistent with the scale and function of the centre, should not undermine the vitality and viability of any other centre or result in the creation of unsustainable shopping patterns.  Manchester/Salford and Liverpool City Centres will continue to function as the North West's primary retail centres.

RSS Policy MCR2 Regional Centre and Inner Areas of Manchester City Region clarifies that plans and strategies should ensure that the Regional Centre continues to develop as the primary economic driver, providing the main focus for business, retail, leisure, cultural and tourism development in the City Region.  

RSS Policy MCR2 and UDP Policy MX1 confirm that the Regional Centre includes the whole of application site area, and that the defined Manchester/Salford City Centre includes all parts of the application site area inside Trinity Way (Zones A, B & C in full and part Zones D & K).

Since submission of the planning application PPS6 has been superseded by new Government planning guidance in PPS4 Sustainable Economic Growth, released on 29 December 2009.  PPS4 sets out considerations for proposals for economic development which covers main town centre uses, including retail proposals.  PPS4 objectives are set out in relation to sustainable economic growth as:

•
build prosperous communities by improving the economic performance of cities, towns, regions, sub-regions and local areas, both urban and rural; 

•
reduce the gap in economic growth rates between regions, promoting regeneration and tackling deprivation;

•
deliver more sustainable patterns of development, reduce the need to travel, especially by car and respond to climate change;

•
promote the vitality and viability of town and other centres as important places for communities. To do this, the Government wants: 

· new economic growth and development of main town centre uses to be focused in existing centres, with the aim of offering a wide range of services to communities in an attractive and safe environment and remedying deficiencies in provision in areas with poor access to facilities; 

· competition between retailers and enhanced consumer choice through the provision of innovative and efficient shopping, leisure, tourism and local services in town centres, which allow genuine choice to meet the needs of the entire community (particularly socially excluded groups);

· the historic, archaeological and architectural heritage of centres to be conserved and, where appropriate, enhanced to provide a sense of place and a focus for the community and for civic activity

PPS4 also introduces specific development management policies to guide determination of planning applications for economic development.  Provisions within key policies include:

•
EC10 directs local planning authorities to adopt a positive and constructive approach towards applicants for economic development.  EC10.2 requires all applications for economic development to consider impacts against climate change; accessibility; quality of design and inclusiveness; regeneration and social inclusion objectives and employment benefits.

•
EC14 sets out policy for guiding supporting evidence for planning applications for main town centre uses.  EC14.2 states that town centre policies within PPS4 apply to planning applications for such uses unless they are complementary to other uses.  EC14.3 states that a sequential assessment is required for applications for town centre uses not in an existing centre and not in accordance with an up to date development plan.  EC14.4 requires an assessment addressing impacts for retail and leisure development over 2,500 sq m gross floorspace not in an existing centre and not in accordance with an up to date development plan.

•
EC15 considers the need for sequential assessments for main town centre uses not in a centre and not in accordance with an up to date development plan.  The policy directs that site availability, suitability and viability are assessed with a hierarchy for site searches in-centre then edge of centre, with applicants expected to be flexible in format, layout, parking and disaggregation.

· Policy EC16.1 considers the impact of proposals for main town centre uses also not in a centre or in accordance with an up to date development plan.  Impacts considered include that on existing, committed or planned public and private investment in a centre or centres within the catchment area; the vitality and viability of centres including impact on local consumer choice, range and quality of retail offer; impact on allocated sites outside centres; impact on consumer spending in the relevant catchment over 5 years and appropriateness in scale where proposed on the edge of a centre.
•
EC17 pulls together the guidance within policies EC10.2, EC15 and EC16.1.  Through this approach it directs that applications for main town centre uses not in an existing centre and not in accordance with an up to date development plan should be refused permission where they fail to satisfy the requirements of Policies EC15, EC10.2 and/or EC16.1.  Where such requirements are satisfied, judgment should be made in respect of the planning balance pertinent to the proposal (in terms of positive and negative impacts of the proposal, taking account of the cumulative effects of other approved schemes, and any other material considerations).

•
EC19 directs authorities to use appropriate planning conditions to control main town centre uses, such as securing provision of units suitable for smaller businesses by specifying the maximum size of units.

Policy MX1 allocates the application site for mixed-use development that includes retail and other town centre uses as supporting uses to create a vibrant mixed-use area with a broad range of activities.  Retail uses contribute towards the creation of a mixed use scheme which can be genuinely sustainable, but is clearly complementary in scale and function to the more dominant office and residential uses.  These retail uses are interspersed across the site within zones A, B, D, E, H and L.  Only one large unit for a foodstore is proposed within Zone E in order to provide for the local shopping needs of the existing Islington estate and the surrounding future and existing neighbours, thus enhancing the sustainability of the scheme.  Whilst a zone by zone appraisal of proposed retail provision could have been undertaken, given that the retail provision is dispersed across the site, it remains truly complementary across the development site.  On this basis, it has been concluded that a zonal analysis would not materially assist the determination of this application.

In summary, up to 24,255sq.m gross of commercial floorspace is proposed within Use Classes A1, A2, A3, A4 and A5, with a maximum limit of 10,810sq.m gross of A1 retail floorspace proposed.  The Development Schedule states that the proposed foodstore will be no more than 1,200sq.m gross in size and all other retail units would be limited to a maximum of 500sq.m gross in size.  A condition has been suggested that limits the retail units to these maximum sizes in line with PPS4 Policy EC19.  Importantly the physical space that 24,255 sq.m of commercial space can occupy within final blocks could also be developed for other uses, such as B1 office space, lobby and services areas for upper floor uses.  Therefore, it is unlikely even this upper floorspace limit will be reached in reality across the whole development. 

The applicant's Retail Impact Assessment was prepared under the then relevant national planning policy guidance in PPS6, now replaced by PPS4.  The applicant has confirmed that the conclusions reached within the Assessment remain valid under PPS4, which was considered in its draft state at the time.  The Assessment concludes that there is a need for the retail element of the proposal and that the scale of the proposal is appropriate.  Whilst the need test formed an important component of the PPS6 tests set out at paragraph 3.4, demonstration of quantitative need is not explicitly required of the applicant under the new PPS4 framework.

PPS4 represents a move away from descriptive policy guidance towards a development control style suite of policies to assist consistent interpretation and planning determination.  Policy EC14.2 importantly clarifies that these development control style policies are not applicable where town centre uses are complementary to other uses.  It is considered that the retail element is a complementary supporting use as part of a larger mixed use development primarily focused on commercial/office uses and housing.  Indeed the retail floorspace of 10,810sq.m gross forms around 5.5% of all proposed commercial floorspace (197,010sq.m / 10,810sq.m); with residential floorspace included this percentage decreases further.  It is therefore accepted the retail use is genuinely complementary as part of the mix of proposed uses.  

Whilst the application site is not within one of the centres identified in policy S1 the applicant has considered the requirements of the sequential approach, and has concluded that a more detailed assessment is unnecessary given that the proposal accords with a site-specific allocation in the UDP (policy MX1) and its scale appropriate to meet local needs.  Furthermore, the policy benefits of locating said retail uses within a defined centre would be likely to jeopardise the realisation of the aims and objectives of Policy MX1 from the adopted UDP. 

For robustness, further review of the development management policies in PPS4 is undertaken.  Policy EC14.3 sets out circumstances under which sequential assessment is formally required, this being where an application site is not within the centres identified in policy S1 and where the proposal is not in accordance with an up to date development plan. 

Whilst the site is not located within one of the four defined centres in the UDP, there is a site specific allocation under UDP policy MX1 for complementary retail uses as a necessary part of the mix of uses to support the regeneration of the area and to add vibrancy and activity at street level.  The complementary retail use allocated under UDP policy MX1 is also reflected in adopted Planning Guidance and the emerging LDF Core Strategy that sets out an option to allocate the south side of Chapel Street as a Local Centre, acknowledging the planned regeneration of Chapel Street and the policy imperative already created.  

Secondly, retail use is allocated under policy MX1 as a necessary part of the mix of uses as highlighted above.  There would therefore be no reason to consider alternative sites as this could not provide the complementary role required.  It is acknowledged that the application site is not a defined town or neighbourhood centre in the adopted UDP, although the whole site is part of the Regional Centre, and all parts within Trinity Way form part of the defined Manchester/Salford City Centre.  However, as a complementary retail use the proposal is considered in accordance with adopted UDP policy MX1.  

In respect of the requirements of PPS4 policy EC14.3, it is therefore clear that compliance with the sequential approach is not necessary as the proposal is in accord with an up to date development plan.

Policy EC16 from PPS4 sets out the range of considerations for the assessment of impact for town centre uses located other than in a centre and not in accord with the development plan.  Policy EC17 then sets out an approach for determining planning applications on the balance of the extent of retail impact (positive and negative), as well as other considerations (such as the sequential approach).  Strict interpretation of policy EC16 would conclude that it is not a consideration to determine the application, given that the proposal is in accordance with the development plan (UDP policy MX1).

As the application site is allocated in the UDP (policy MX1) for a mix of uses including retail, it is considered not necessary to assess the application against policy EC16.  It is considered that the amount of retailing proposed is appropriate given that it is intended to serve residents and those working within the area.  Its location means that it is accessible by pedestrians and those using public transport and given the small size of the units it is not expected that it would give rise to significant amounts of traffic or have an adverse impact on the highway network.  This closely aligns to the Government's objectives for sustainable economic development as set out in PPS4 with regard to the retail use proposed, in addition to the other commercial uses of the application.  In particular the proposals support regeneration, forms a sustainable pattern of development, improves the vitality and viability of centres (i.e. the Regional Centre) as important places for communities and enhancing historic centres (i.e. Chapel Street) to provide a sense of place and a focus for the community and civic activity (PPS4, para.10).  In supporting the vibrancy and function of the Regional Centre, regeneration objectives, and providing smaller units more suited to independent and niche retailers the proposals also conform to RSS policy W5.

The proposed foodstore would not be located adjacent to any existing residential property and it is therefore considered that, subject to appropriate detailed design, it would not have any unacceptable impact on environmental quality or residential amenity.  Whilst UDP policy S1 is not directly applicable, it is considered that the retailing proposed in this development is nevertheless acceptable in accordance with criteria within policy S1 to protect residential amenity.

A further aspect to the retail provision, and other related town centre uses, is the additional support the activity provides to the tourism potential of the area, particularly the historic core north of Chapel Street.  An objective noted in PPS4 (para.10) for supporting historic centres.  RSS policy W6 promotes schemes that promote tourism and economic growth.  It is accepted that retail can form part of leisure offers and indeed the Development Schedule includes leisure uses as part of the development mix.  RSS policy W7 sets out principles for tourism development and includes the need for supporting development to make such facilities viable, moreover to make the development attractive in the case of the redevelopment of the south side of Chapel Street.  Therefore in support tourism potential against policies W6 & W7 there is further support to the need for complementary retail to add vibrancy and activity to Chapel Street.

In conclusion, it is considered that the retailing proposed in this development is acceptable in accordance with PPS4, RSS policies MCR2 and W5 and policy MX1 of the UDP.

General Issues - Whether the mix of dwellings is acceptable.

Policy H1 states that new housing development should contribute to the provision of a balanced mix of dwellings within the local area.

Policy HOU1 of Housing Planning Guidance states that within the Regional Centre (where the entire application site lies) the very high level of accessibility, the scale of the existing buildings, and the need to support that area’s development as a vibrant ‘city centre’ location means that apartments will normally be the most appropriate form of housing provision.  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.

Across the whole of the whole of the application site a maximum of 849 dwellings are proposed in a mix of apartments and townhouses.  The applicant has agreed that the mix of dwellings across the site will comply with policy H1 of the UDP that requires a balanced mix of dwellings, and the requirements of Housing Planning Guidance 

Specifically as part of the Masterplan and in accordance with the principles of the Development Framework new dwellings will come forward within Zones C, E, G, H & L only.

Within Zone C a total of 208 dwellings is proposed, all in the form of apartments.  A single podium will elevate homes above a shared parking area, a necessity of the identified flood risk and also to provide improved outlook and amenity to residents.  It is considered that in this location close to the Regional Centre and overlooking the River Irwell, apartments are the appropriate form of dwellings in accordance with policy HOU1 of Housing Planning Guidance.  On lower floors aspects are intended to be mainly toward the riverside given the proximity to Trinity Way and to maximise the southern outlook.

Zone E to the south of Chapel Street proposes a broad mix of uses that includes up to 375 dwellings in a mix of apartments and townhouses.  Whilst there are at present no details of the proposed mix available, the buildings are arranged in rectangular blocks so that the apartments would front principal routes such as Chapel Street, Islington Way and the new pedestrian route opposite the Cathedral.  The townhouses would front the two existing residential streets, Barrow Street and North Star Drive, that run parallel to Chapel Street to the rear of the proposed blocks.  These townhouses would also face St Philip’s primary school and the existing houses on the Islington Estate.  

It is considered that in accordance with policy HOU1 the predominance of apartments is acceptable in this location.  It is expected that townhouses will also form a feature of any future development within Zone E.

Zone G lies to the north east of St Philip’s Church.  It is proposed that the mix of dwellings in this location will be 31 town houses, built around a formal street pattern as described earlier (blocks F4A to F4E).  This is an amendment to the original mix by substituting 12 apartments for 2 townhouses on block F4E adjacent to Encombe Place.  Given the proximity of listed buildings it is considered appropriate that townhouses are the dominant form of dwelling within this zone.  

Zone H to the south east of St Philip's Church provides two discrete housing areas.  The first is the 33 apartment scheme on the former Boniecki Motors site which is within the zone and is proposed unchanged.  The second element is two blocks comprising 17 townhouses (blocks F3A & F3B).  This too is an amendment to the original submission whereby apartments/townhouses have been removed from block F3C for a sole commercial use to improve the functionality of the site.

Development within zone L follows that approved under an extant planning permission described above in the Site History section.  This permission is for 183 apartments and 7 townhouses.  The townhouses are opposite St Philip’s Church along Wilton Place extending back to Adelphi Street.  A 14-storey tower forms the design focus as previously referred to.  

The whole application site lies within the Regional Centre and as such it is considered that the mix of dwellings across the site is in accordance with policy HOU1 of Housing Planning Guidance.  Issues of dwelling size for policy HOU2 are reserved matters, though the applicant is committed to providing homes that are flexible and capable of attracting and accommodating families whether apartments or townhouses.

General Issues - 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 that on all residential sites over 1 hectare or in housing developments of 25 or more dwellings, 20% of the dwellings to be affordable.  It goes on to state that a lower proportion of affordable housing, or a lower commuted sum, may be permitted where material considerations indicate that this would be appropriate

Policy HOU4 of Housing Planning Guidance provides advice on the types of affordable housing.

Policy HOU5 of the Guidance states that affordable housing provided on site should be integrated into the rest of the development and visible differences between tenures of provision should be minimised, as far as possible.

The applicant considers that there is a balance to be made between affordable housing policy seeking up to 20% provision for social rented and or intermediate housing, and the urgent need to secure the transformational regeneration of the whole of the Salford Central area - with a unique opportunity being provided now with the expansion of the Regional Centre; and that the balance should be, for economic and viability reasons, in favour of regeneration, which would suggest that the affordable housing target will be difficult to meet.

The applicant considers that the primary aim of the Development Framework, Salford Central Planning Guidance and UDP policy MX1 is for the comprehensive regeneration of a scale, quality and critical mass to overcome previously encountered problems of piecemeal and limited intervention.  Delivery of affordable housing as part of the application proposals will necessarily be considered as part of the quality of scheme delivery, as well as a cost.  Negotiation and compromise on the provision of some affordable housing is therefore sought for each relevant reserved matters application that comes forward involving residential uses.  Accordingly the applicant considers that affordable housing provision will be made under prevailing circumstances anticipated within the exceptions of UDP policy H4 and Housing Planning Guidance policy HOU3. It is envisaged that at least some (but probably less than 20%) affordable housing can be provided through the operation of the Development Trust Account, depending on the quantum of sums held in the Account at the relevant times.

A more detailed consideration of the Development Agreement and the operation of the proposed Development Trust Account is provided earlier in this report.  Taking the applicant's position into account and the proposed operation of the Development Agreement and S106 Agreement it is accepted that some affordable housing provision is capable of being provided as part of the balance of developer contributions, but it is recognised that the 20% level is unlikely to be achieved.  There is also a substantial provision of affordable housing within the area.  Importantly the mechanism and continuous review of the Development Trust Account will allow the authority to consider opportunities for contributions toward affordable housing, should prevailing economic conditions allow.  For the more comprehensive reasons set out in section 3 of this appraisal it is accepted that the unique circumstances of the Salford Central regeneration that the approach to affordable housing provision is an exception anticipated in UDP policy H4 and Housing Planning Guidance policy HOU3.

General Issues - Whether there is significant detrimental impact on neighbours or 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.

As the application for all parts of the built development is in outline the assessment of meeting a satisfactory level of amenity can only be considered on whether as a matter of principle an appropriate impact and relationship for planned and existing neighbours can be created.  The fact there is a degree of flexibility in the formation of active ground floor uses, layout and orientation of residential uses means that a definitive determination on impacts is impossible.  This assessment is therefore made on the basis of an assumed development in the Masterplan and to some degree a 'worse case' scenario.

Within Zone A there are no residential uses, and only residential use proposed to the south in Zone C.  There are no neighbouring sensitive uses to the site across the river or west to Trinity Way and the railway viaduct.  No discernable negative impact is anticipated to Zone C occupiers from proximity to the nearest Zone A buildings or ground floor uses, including open space in Zone C as part of the Irwell River Park.  Indeed the latter is considered a positive impact for future Zone C occupiers, as are the wider improvements to Stanley Street and pedestrian environment in both zones.

Zone B has no residential use within and the mix of uses proposed are all capable of operating alongside with no negative impact.  There are existing residential uses proximate at The Bailey on New Bailey Street and the Leftbank apartments at Spinningfields across the river.  In the former the residential aspect is already affected by the close proximity to Salford Central Station and rail lines as well as highway activity.  The development of Zone B across the street will have some impact on outlook and daylight (as evidence in the Environmental Statement) but not considered significant.  As a city centre location the open aspect over the existing surface car parks enjoyed by some of the occupiers of The Bailey should be seen as temporary.  In the latter the relationship of Zone B will be similar to the opposing Leftbank aspect into Spinningfields.  Indeed the retained Ralli Quays means the relationship is relatively stable and new blocks set back off new Stanley Square.

The civic space and new streets through Zone B including Stanley Square will be an important amenity benefit for residents, workers and visitors to the area, significantly improving the pedestrian environment.  This includes the improved accessibility to the River Irwell as part of the connections to the Irwell City Park through the scheme.

Zone C is dealt with above.

Zone D has no residential uses proposed and contains only a few existing residential uses in apartments at the junction of Trinity Way and Chapel Street.  City Point apartments on the opposing corner overlook Zone D.  The main impact, as for residents of The Bailey in Zone B is the impact of a change from surface car parking (illegal in this zone off Gore Street) into built development between 8-10 storeys in height changing outlook and received daylight.  Once more the city centre location and temporary nature of the open site means the change is not unexpected or inappropriate.  Amenity will be enhanced by the new development for existing occupiers by the active use and high quality environment created, including pedestrian environment.

Zone E will create significant numbers of new apartments and townhouses.  Within the respective development blocks the impact on amenity will be considered in detail in the arrangement as part of reserved matters.  However, it is considered that through the presented illustrations, cross-sections and concepts in the Design and Access Statements, satisfactory amenity levels will be created.  This includes small internal courtyards and terraces for residents.

For existing residents to the south the first and most significant positive benefit will be the development of the vacant land and buildings that presently blights their neighbourhood and outlook.  Secondly, the proposals will provide a new local shopping facility on Chapel Street significantly improving their amenity by reason of access to shops, services and support facilities.  The concept for townhouses on the southern frontage opposing the existing homes will provide a domestic scale and relationship considered suitable for existing occupiers, whilst maintaining the principle to raise the density of the Chapel Street area.  On balance no unacceptable impact on loss of amenity or outlook is considered to occur, though certain favoured private views of residents may inevitably be lost.

Zone F has no proposed development.  However, Zones G & H can be considered as a whole with Zone F in terms of impact as these two development areas seek to reinstate built development and the former urban grain.  Existing homes in Encombe Place and off Cleminson Street will be affected, and to a lesser extent those with longer views to the area, such as apartment dwellers at The Royal.  The merits of reforming the street grid has been considered and accepted against heritage and design principles.  In terms of the amenity the domestic town house scale, with exception of apartments on the former Boniecki Motors site, will form an appropriate level of amenity for existing and planned occupiers.  The findings are the same for the proposed apartments on the Boniecki site though here the reason relates more to the expect outlook and amenity for apartment dwellers in a central city location.

As in other zones, the development in Zones G & H will deliver a high quality streetscape and pedestrian environment, in particular to the setting and surroundings of St Philip's Church, connections to the Cathedral in Zone F and the associated improvements in this area including the planned increased public access to the Cathedral Gardens.

Zone J relates to Islington Park and to the improvement of the physical environment and natural surveillance of the area.  It is considered therefore that the proposed development in this zone has a beneficial effect on neighbours and prospective occupiers. 

Zone K relates to highway works that improve the pedestrian and physical environment.  It is therefore considered that the proposed works have a beneficial effect on neighbours and prospective occupiers.

Zone L relates to an extant planning permission.  Having assessed above that the principle of development remains acceptable there are no other circumstances that have changed that warrant any conclusion other than that the effect on neighbours and prospective occupiers remains acceptable.

General Issues - Whether there is appropriate parking and access provision.

Policy A8 relates to the impact of development on the highway network.  It 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

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.

Policy A11 relates to the provision of long stay commuter car parks and states that planning permission will not be granted for such car parks other than in the following circumstances:

i)
when expressly provided in association with new development; or

ii)
for a temporary period on land proposed for redevelopment.

Permission will only be granted where the development would:

a)
provide high levels of personal safety and security;

b)
not prejudice the development of the site for other purposes;

c)
be consistent with the regeneration strategy of the UDP.

The analysis of the principles of development have considered the broader highway impact and strategy.  Importantly the proposals have the broad support of the Highway Agency, the City Council as Highway Authority and it is considered that the proposals are acceptable in accordance with national, regional and policies A8, A10 and A11 of the UDP.

General Issues - whether trees on the site would be unduly affected.

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:

i)
the importance of the development plainly outweighs the nature conservation and amenity value of the landscape feature; and

ii)
the design and layout of the development cannot reasonably make provision for the retention of the landscape feature.

If the removal of an important existing landscape feature is permitted as part of a development, a replacement of at least equivalent size and quality, or other appropriate compensation, will be required either within the site, or elsewhere within the area.

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.

Accompanying the application is an overlay plan illustrating those trees planned for retention and those for removal, with a tree survey advising on the value of those trees.  The most significant fact is the relatively few trees that there are within the application site.  

There are a total of approximately 365 trees within or on the edge of the site.  Ranging from London Planes adjacent to St Philip’s Church that are protected by tree preservation order to self-seeded birch and cherry trees growing on top of an old wall adjacent to the River Irwell.  Of the five trees within the site that are protected by TPO all would be retained.  There are no trees within the site that are considered to fall within the highest category of trees that are vigorous and healthy, of good form and free from obvious faults and of significant amenity value where retention is considered to be most desirable.  There are then roughly the same amount of trees that are in the next category, trees that it is desirable to retain and trees that are in the category where their condition is poor.  There are a further few trees that are dead, dying or dangerous.  

Most trees are located within Zone F where no development is proposed and so where all trees would be retained.  Most of the trees within Zones A, B and C fall within the lower category and many are self-seeded.  The only trees that would be lost as a result of development and that are in the category that are desirable to retain are located within the Ralli Courts development and within the curtilage of Washington House.  Whilst these trees provide amenity to the existing developments it is accepted that it is not possible to comprehensively redevelop the area and retain these trees.  Retention of these trees would compromise the principle of redevelopment of these existing buildings.  It is accepted in principle that demolition of Washington House and Ralli Courts is necessary if the application is to deliver the vision of the regeneration of Salford Central, a vision that is supported by the City Council and URC through the Planning Guidance and Development Framework.  The loss of these trees is therefore considered acceptable.

Other Issues - 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 provided a Crime Impact Statement and GMP Design for Security have responded with a detailed note on the principles to be considered in the detail design of buildings, spaces and how people interact and move through the space to maintain a safe and secure environment.  Demonstration of how these design requirements have informed and been incorporated into detail proposals at reserved matters stage will be required through planning condition to satisfy policy DES10.

Other Issues – Archaeology

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

As identified in the Environmental Statement submitted with the application, the proposals will have an impact on the archaeological record and remains within the development zones.  The assessment identifies that little remains will be likely predating the Industrial period, and what does remain will have been subject to other past development.  However, some potential for some important finds relating to the early industrialisation of Salford remains.  Also highlighted is the potential for finds related to New Bailey Prison, a unique opportunity to study in situ remains of early prison designs of Blackburn and Howard.

Protection and recording of archaeological remains will be achieved through implementing a site wide research strategy, desk-based assessment, field evaluation, excavation, watching briefs and future publication as recommended in the archaeological assessment.  

The Environmental Statement identifies the following sites as having potential for archaeological remains:

•
Salford New Prison – located in the surface car parking areas to the south of Salford Central Station, the prison was demolished in 1871 and built over by a railway goods yard, which may not have disturbed the remains beneath.  Remains of the prison may therefore be preserved beneath the current surface car park.

•
Industrial Revolution Era Housing – any remnants of terraced housing in the form of back to backs, blind backs and cellar dwellings would be significant.

•
Cemeteries and Human Remains – the remains of the Irwell Street Chapel and the Swedenborgian Temple are both located within the masterplan area and are known to have densely packed graveyards.

•
Iron Foundries and Mills – archaeological remains related to the industrial works along the north bank of the River Irwell along the southern boundary of the site would be of interest.

•
Dyeworks and Farmer Norton’s Ironworks – archaeological remains related to the industrial works along the east bank of the River Irwell along the north-western boundary of the site would be of interest.

Conditions are attached to secure the archaeological works described above.

Response to Representations

For clarity this section of the appraisal addresses some of the key concerns and points raised by statutory and non-statutory consultees as well as responding to objectors and others who have made comments on the application 

Manchester City Council

With regard to retailing concerns Manchester City Council referred to PPS6, now replaced by PPS4, which makes clear at paragraph 3.13 that the sequential approach to site selection should be applied to all proposals that are not in an existing centre nor allocated in an up to date development plan document.  Whilst not in one of the centres identified in the UDP, the proposal sits within the Regional Centre and is part of an allocated site (policy MX1).  The retail element is entirely ancillary to the comprehensive mixed-use proposal.  Retail is identified within the range of uses set out in policy MX1 and actively contributes towards the implementation of the policy that underpins the allocation, as well as its aims and objectives.  The scale of the retail provision is considered appropriate to serve the locality.

4NW has stated that given the site’s location within the Regional Centre it considers that there is no need for a sequential assessment.  In addition, the site is allocated for comprehensive mixed-use development and retailing is an appropriate use acknowledged in policy MX1.

Concern was also raised regarding the timing, phasing, sequencing and factors to trigger investment not being explicit in the proposals.  In particular the delivery of office space in the context of the Regional Centre.  The proposals are in accordance with adopted planning policy and guidance supporting significant investment at Salford central in the next 10-15 years.  In this manner the proposals have already been planned as investment for the Regional Centre.  Other speculative developers would be aware of the policy and subsequently the application proposals themselves.

With regard to highway concerns it is considered that the Chapel Street calming proposals do not compromise either the proposals to close Victoria Street at Manchester Cathedral or wider aims and objectives.

Natural England – Concerns regarding information submitted

Natural England’s response considered that proposed mitigation measures would broadly address impacts to habitats and species in the longer term.  However, they did raise some specific concerns on the application lacking information.  These points have been addressed and clarified by the applicant’s agents and environmental consultants, Arup.

Firstly, it is worth noting that the response of Natural England should be read in the context of the pre-application discussions that that took place as part of the scoping of the EIA between the applicant’s technical advisors Arup, Natural England and the Greater Manchester Ecology Unit (GMEU).  In particular, Natural England agreed to allow GMEU to lead on the scoping of the necessary level of supporting information with the applicant for the Environmental Statement.  As agreed, a phase 1 habitat survey and data was provided within the Environmental statement and illustrated on an accompanying Habitat Map.  As limited habitats were identified this was the reason for the absence of further survey notes in the submission, and pre-application consultation between Arup and GMEU concluded that extensive breeding bird surveys were not necessary.  It was agreed, however, that black redstart surveys should be carried out for each individual phase/plot of development if it was felt that the likelihood of black redstarts presence was high for those phases/plots.  Mitigation and enhancement measures have therefore been proposed for black redstarts on all development phases/plots/buildings and can be controlled through planning condition.

Secondly, the phase 1 habitat survey found no receptors for impact on trees/shrubs given the existing context (urban brownfield location) and the lack of habitats and species within the masterplan area.  Therefore, these impacts were not included in the application submission.  The applicant has raised no objection to Natural England’s suggestion for additional mitigation to provide interim nesting habitats for birds during the phases of development.  The type and location will be informed by continued liaison with GMEU.  The applicant notes that most substantive matters within the application are submitted in outline and accepts that it will be necessary to prepare reserved matters in accordance with the ES recommendations, which can be conditions as Natural England suggest.

Finally, the last three comments made by Natural England relate to statements of best practice on biodiversity, sustainable design and green infrastructure as advice to applicant and local planning authority.  The applicant has confirmed their commitment to proceed in accordance with best practice, which can be ensured through the later submission of reserved matters applications and discharge of planning conditions by the local planning authority.

Turley on behalf of Ralli Quays

Loss of vehicular access to the front of the building.

The proposals will retain a vehicular access off Stanley Street via New Bailey Street) for Zone B.  This will maintain the access to Ralli Quays and therefore concerns about a loss of access are unfounded.

Loss of surface car parking

This objection refers to the loss of 25 car parking spaces on land on the north side of the building within the present alignment of Stanley Street.  The submitted illustrative masterplan envisages the comprehensive and transformational redevelopment of the area comprising Zone B.  Ralli Quays sits on the edge of Zone B and is incorporated into the masterplan.  Retention of the parking area to the north would restrict wider development of the zone and undermine urban design principles with regard to creating high quality, useable spaces, framed by buildings of a high quality of design.  In particular, the reopening of the full length of Stanley Street for cyclists and pedestrians forms part of a key north-south link in the wider Irwell City park masterplan as set out in the adopted Irwell City Park Planning Guidance.  It is not considered that the loss of the 25 spaces will impact to any significant degree on the market appeal of Ralli Quays.  The building would retain its basement car parking providing it with a parking ratio of approximately one space per 55sq.m, which is considered generous for a modern, city centre office development.  This will be supplemented by the public car parking provided by the new multi-storey car parks proposed within Zones A and B.  It is considered that the benefits of the application proposals will more than compensate for the loss of the loss of surface car parking by significantly improving the environment, position and attraction of the local area.

Removal of access restrictions

The applicant has demonstrated to the objector how it may retain its access restrictions albeit in a position central to Ralli Quays rather than in its current position closer to the Mark Addy public house.   The objection to the removal of access restrictions is specific to the current occupier of the buildings, Her Majesty’s Revenue and Customs, rather than to the use of the building as a matter of principle.  In planning terms it is considered that there is no reason why the office building cannot successfully operate as part of the masterplan proposals.  However, if the current tenant is to remain it is considered that building security can still be adequately provided from the street.  Many government offices and departments, including the nearby examples of courts at Spinningfields, successfully operate in city environments with direct street access.  It is considered that this objection, whilst a concern to the current tenant, is not an insurmountable design issue and does not fundamentally affect the successful implementation of the masterplan.

Insufficient proposed car parking

The existing 134 space car park at Ralli Quays will remain operative and forms part of the baseline assessment.  The level of parking provided in Zone B reflects the location of the site adjacent to Salford Central station and at the heart of the regional centre.  The overall level of provision on the site is intended to accommodate a proportion of the demand from displaced current parking, demands from the new development and an allowance to meet the continuing growth of the regional centre.  The loss of the 25 surface parking spaces has been accommodated within the wider parking regime for Zone B.

In conclusion it is considered that the objections with regard to access to the site and security of the building are either resolved or able to be resolved within the proposals set out in the masterplan.  The loss of the surface car parking and the reopening of Stanley Street is justified in the context of the masterplan and the adopted Development Framework and adequate compensatory provision is provided within Zone B.

The applicant and their agent have met with the owners of Ralli Quays to address their concerns and the applicant has clarified, through an exchange of letters, the position on the four points of objection to illustrate how access and security can be met for the building.  The loss of the 25 surface car parking spaces on Stanley Street can be provided through new lease arrangements within the wider Zone B parking regime.  A programme for the maintenance of access along Stanley Street, off New Bailey Street, will be provided by the applicant during works to Stanley Square and construction within Zone B.  The applicant has proposed three planning conditions to control these matters to the benefit of the occupier of Ralli Quays addressing concerns

Britch and Associates on behalf of Edwards Veeder

This objection has now been withdrawn as their concerns have been addressed.  

The Planning Consultancy, Cleaver Keys and Fifield Glyn on behalf of Ralli Courts

It is implicit in the planning application that Ralli Courts is demolished alongside Washington House to accommodate the necessary infrastructure for the planned commercial core, planned streets and public spaces including Stanley Square.  The vision for the commercial core is to deliver modern, large floorplate grade A office space, something not provided by Ralli Courts.  In their argument for retention the point is made that Ralli Courts offers something different meeting an existing business need.  This is true, but by retaining the development within the heart of Zone B it will prevent the delivery of some of the key aspects of Salford Central for a development to provide grade A offices within a high quality cityscape and environment.  A doughnut of new development around Ralli Courts would not deliver the scale, impact or design quality sought and supported in the adopted Planning Guidance and Development Framework.

The development is dependant on the Commercial Core being delivered successfully. The applicant has submitted a letter from DTZ which explains why, at the time when the development is to be carried out, there can be confidence that there will be occupier demand for the proposed offices. In addition, following assessment of the applicant's financial and market assumptions, there is confidence that the development will take place over the envisaged timescales.

Regard must be had to the URC who highlight in their comments that the retention of Ralli Courts would encumber the commercial core redevelopment and preclude the ability of the application proposals to deliver the aspirations of the City Council.  This includes the cross-subsidy of socially necessary intervention and development along Chapel Street, a matter strongly supported by the local community.

The URC strongly opposes the retention of Ralli Courts as this would not be conducive to the anticipated future role of the corporate centre for the city and must be redeveloped in order to achieve the aspiration of the area and assume a competitive position within the region.  It is considered that the URC’s view is valid and that redevelopment is necessary to meet the aims and objectives of RSS policy E2 and UDP policies ST3 and MX1.

The issue of PPS12 and Area Action Plans is addressed above.

It is stated that the proposal to demolish Ralli Courts must be justified in accordance with Article 1 of the Human Rights Act. This provides persons (including companies) with an entitlement to the peaceful enjoyment of their possessions, which includes land and buildings. The City Council, in deciding whether or not to grant planning permission, must balance the interference with the rights enjoyed by those owning and occupying Ralli Courts against the benefits of the proposals contained in the application, and whether it is proportionate for permission to be granted. The Council must also decide whether the grant of planning permission would be in the public interest. The proposals for Zone B are consistent with the adopted Planning Guidance and Development Framework, and are consistent with the documents' objective of providing new commercial development to secure and retain large corporate office occupiers so as to expand the Regional Centre into this part of Salford. This in turn will lead to significant employment opportunities for those living in and around Salford, and importantly will provide employment opportunities for local people. The applicant considers that to attract and keep such occupiers, a comprehensive approach to the redevelopment of the Commercial Core is needed, with buildings being capable of delivering large floorplates. The applicant considers that if Ralli Courts is retained, it will not be possible to provide offices of the quality, design and size, set in an appropriately high-quality environment, which are required to be attractive to the market. With regard to current occupiers of Ralli Courts there will be modern, appropriate space in the proposed development that will be suitable for the occupiers of the size and nature of those at Ralli Courts.

It is considered that the application's proposal to demolish Ralli Courts is justified, and proportionate.

Design and Heritage Team

Concern was expressed regarding the exposed flank gable of Ye Olde Nelson.  It is considered that these concerns can be properly addressed at reserved matters stage and that issues of the quality of environment created and possible harm to the setting of listed buildings, that remain after having been addressed through the detailed design, would be outweighed by the wider benefit from stepping back the building line of Chapel Street to improve the function of the highway and the wider redevelopment of the southern side of the street.

Local Residents

With regard to the objections on the grounds of loss of view and loss of privacy, tv reception and lack of pedestrian routes, loss of view is not a material planning consideration that should be taken into account.  Loss of privacy is not considered an issue given that detailed design and appearance is not being considered at this stage.  TV reception is addressed via condition and pedestrian routes will be enhanced rather than reduced as a result of the proposals.

Residents of Encombe Place

Concerns were expressed that apartments were proposed rather than townhouses on the vacant plot adjacent to Encombe Place.  The applicant has amended the application and two townhouses are now proposed in this location.

Residents were also concerned about parking and access matters in the area and a condition is now attached requiring the submission of a Movement and parking Strategy for the area. 

Conclusions/Summary 
The proposal is in accordance with both government and regional planning policy and is fully supported by the aims and objectives of the adopted Unitary Development Plan, the Salford Central Planning Guidance and the Salford Central Development Framework.  The proposals have the full and strong support of the Central Salford URC and the level of objection to this large development is small given the size and impact of the proposals.  There are no material planning considerations that would justify a refusal of permission.  It is accordingly recommended that the application be approved.

The application is to be referred to the secretary of state for his decision as to whether he wishes to intervene in the determination of this application as the site does not lie within a centre defined in the UDP for retailing purposes.

RECOMMENDATION
a) That the Secretary of State be advised that the Council is minded to grant planning permission for the development proposals subject to the following heads of terms in a planning obligation and the recommended planning conditions.

b) That if the Secretary of State does not intervene in the application, that planning permission be granted subject to the following planning conditions and that:

I.
The Strategic Director of Customer and Support Services be authorised to enter into legal agreements under Section 106 of the Town and Country Planning Act 1990, Section 111 of the Local Government Act 1972, and Section 2 of the Local Government Act 2000 and under Section 278 of the Highways act 1980 to secure a Development Trust Account, Travel Plan Steering Group, Travel Plan Frameworks, Highway Works and Orders, a Construction Transport Forum, a Local Employment and Skills Partnership Development Partner Strategy  (including an administration fee of 1.25%)

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

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

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

Recommendation

Approve

1.
The development of the highway and associated works to Chapel Street and the laying out of public space at Stanley Street must be begun not later than the expiration of five years beginning with the date of this permission.


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

2.
All applications for approval of reserved matters shall be made not later than the expiration of thirteen years beginning with the date of this permission and the development must be begun not later than the expiration of two years from the final approval of the reserved matters, or, in the case of approval on different dates, the final approval of the last such matter to be approved.


Required to be imposed pursuant to Section 92 of the Town and Country Planning Act 1990 for those parts of the application submitted for outline permission only and that these matters were reserved by the applicant for subsequent approval.

3.
No development shall be started on any plot within the development until full details of the following reserved matters, in respect of that plot within the development, have been submitted to and approved in writing by the Local Authority:


a)
appearance;


b)
scale; and


c)
landscaping.


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

4.
No application for reserved matters shall be made until a scheme for the phasing of development across the whole development site has been submitted to and agreed in writing by the Local Planning Authority.  The phasing scheme shall include the following matters:


a) a plan demarcating the development phases;


b) details of development plots, uses and floorspaces by development phase; and


c) a programme of delivery of development phases.


All reserved matters applications and consequent development shall be made in accordance with the approved phasing scheme unless otherwise agreed in writing by the Local Planning Authority.


To ensure the satisfactory development of the site in a phased manner and that phasing details were not submitted as part of the application.

5.
The development hereby approved in outline shall be undertaken in accordance with the submitted plans 1, 2, 3, 4, 5 and 39 and the Development Schedule (Document 18), or any variation thereto which would not fall outside the description of development contained within this permission, and which has been submitted to and approved in writing by the Local Planning Authority giving reasons for their decision and either:


a)
The Local Planning Authority is satisfied that the variations will not have any significant environmental effects; or


b)
The application for variation has been accompanied by an Environmental Statement audit assessing the significant environmental effects of the variation.


To ensure a satisfactory development of the site in accordance with policy DES1 of the City of Salford Unitary Development Plan and to ensure that the development accords with the scheme that was subject to environmental impact assessment.

6.
Unless otherwise agreed in writing by the Local Authority through Condition 9 no retail unit (Class A1 Use) shall exceed 500 sq m gross floorspace throughout the site with the single exception of the proposed foodstore within Zone E which shall be permitted up to 1,200 sq m gross as set out in the Development Schedule (Document 18).


to ensure the level of retail development is consistent with the ancillary and local need for retail development in accordance with policy MX1 of the City of Salford Unitary Development Plan.

7.
No unit falling within Class A1 of the Use Classes Order 1987 (as amended, re-enacted or revoked) shall be first brought into use before one or more other units or buildings within the same phase of development has come forward for non-retail use.


To ensure that no retail use is brought forward independently and that retail uses remain ancillary to the wider development in accordance with policy MX1 of the City of Salford Unitary Development Plan

8.
Unless otherwise agreed in writing by the Local Planning Authority no more than 2,167 car parking spaces, to include a minimum of 10% spaces for disabled drivers, cycle and motorcycle parking spaces, shall be provided across the site.  Such disabled, cycle and motorcycle spaces shall be retained and kept available for use thereafter.


To ensure that an adequate amount of car parking is available for occupants and visitors to the development in accordance with policy A10 of the City of Salford Unitary Development Plan

9.
Any development within Zone A as shown on hereby approved Zonal Masterplan Plan 4, shall be brought forward for reserved matters approval in accordance with the approved Development Schedule (Document 18) and the following parameters:


a) the approved uses shall be for retail/leisure, food & drink, commercial, financial & professional, office, studios, workshop space, crèche, day nursery, public open space, car parking and ancillary uses;


b) the maximum new gross floorspace shall be 77,550m2;


c) the maximum gross retail use (Class A1) floorspace shall be 1,860m2 and shall be located on ground floor including mezzanine level and shall front Stanley Street and Irwell Street;


d) the maximum gross commercial, financial & professional uses (Class A2) floorspace shall be 5,690m2;


e) the maximum gross food & drink uses (Classes A3 & A4) floorspace shall be 4,000m2, with no greater than 2,000m2 gross floorspace in Class A4 use and shall be located on ground floor including mezzanine level and any river terrace;


f) the maximum gross takeaway use (Class A5) floorspace shall be 500m2 and shall be located on ground floor only;


g) the maximum office, studio or workspace uses (Class B1) floorspace shall be 62,120m2;


h) the maximum crèche/day nursery uses (Class D1) floorspace shall be 500m2 and shall be located on ground floor only;


i) the maximum number of car parking spaces shall be 490 spaces, with no greater than 420 spaces formed within a multi-storey car park and a no greater than 70 spaces formed in basement parking arrangement;


j) the maximum height of any building shall be 10 storeys (not higher than 49 metres above ground level);


k) the footprint of all new buildings at ground level shall not exceed 7,320m2;


l) no more than 6 new buildings or plots shall be formed within the zone; and


m) incorporate the requirements of Irwell City Park through the zone.


To ensure an appropriate mixed use development in accordance with policies ST1, ST7, DES1 and MX1 of the City of Salford Unitary Development Plan and to ensure the development accords with the scheme that was subject to environmental impact assessment.

10.
Any development within Zone B as shown on hereby approved Zonal Masterplan Plan 4, shall be brought forward for reserved matters approval in accordance with the approved Development Schedule (Document 18) and the following parameters:


a) the approved uses shall be for retail/leisure, food & drink, commercial, financial & professional, office, studios, workshop space, hotel, gallery, crèche, day nursery, car parking, public open space and ancillary uses;


b) the maximum new gross floorspace shall be 137,990m2;


c) the maximum gross retail use (Class A1) floorspace shall be 3,500m2 and shall be located on ground floor including mezzanine level and shall front Stanley Street, New Bailey Street and new pedestrianised route from Salford Central Station and the planned Stanley Square;


d) the maximum gross commercial, financial & professional uses (Class A2) floorspace shall be 8,435m2;


e) the maximum gross food & drink uses (Classes A3 & A4) floorspace shall be 5,300m2, with no greater than 3,800m2 gross floorspace in Class A4 use and shall be located on ground floor including mezzanine level with exception of Block B8 which may be arranged over up to 4 floors including river terrace/basement;


f) the maximum gross takeaway use (Class A5) floorspace shall be 800m2 and shall be located on ground floor only;


g) the maximum office, studio or workspace uses (Class B1) floorspace shall be 109,590m2;


h) the maximum hotel use (Class C1) floorspace including ancillary uses to the hotel operation shall be 14,000m2;


i) the maximum crèche/day nursery uses (Class D1) floorspace shall be 500m2 and shall be located on ground floor only;


j) the maximum number of car parking spaces shall be 859 spaces, with no greater than 600 spaces formed within a multi-storey car park and a no greater than 259 spaces formed in basement parking arrangement;


k) the maximum height of any building shall be 10 storeys (not higher than 45 metres from ground level);


l) the footprint of all new buildings at ground level shall not exceed 10,465m2;


m) no more than 8 new buildings or plots shall be formed within the zone; and


n) incorporate the requirements of Irwell City Park through the zone.


To ensure an appropriate mixed use development in accordance with policies ST1, ST7, DES1 and MX1 of the City of Salford Unitary Development Plan and to ensure the development accords with the scheme that was subject to environmental impact assessment.

11.
Any development within Zone C as shown on hereby approved Zonal Masterplan Plan 4, shall be brought forward for reserved matters approval in accordance with the approved Development Schedule (Document 18) and the following parameters:


a) the approved uses shall be for residential, car parking, public open space and ancillary uses;


b) the maximum new gross floorspace shall be 20,220m2;


c) the maximum number of residential apartments shall be limited to 208 units with a maximum gross floorspace of 17,880m2;


d) the residential uses shall be arranged in up to 5 blocks on a podium with parking, serving and access at ground level beneath; 


e) the maximum number of car parking spaces shall be 92 spaces located at ground level in an undercroft/surface arrangement;


f) the maximum height of any building shall be 13 storeys (not higher than 43 metres from ground level);


g) the footprint of the buildings at ground level shall not exceed 2,320m2; and


h) incorporate the requirements of Irwell City Park through the zone and linkage to the Manchester Bolton Bury Canal.


To ensure an appropriate mixed use development in accordance with policies ST1, ST7, DES1 and MX1 of the City of Salford Unitary Development Plan and to ensure the development accords with the scheme that was subject to environmental impact assessment.

12.
Any development within Zone D as shown on hereby approved Zonal Masterplan Plan 4, shall be brought forward for reserved matters approval in accordance with the approved Development Schedule (Document 18) and the following parameters:


a) the approved uses shall be for retail/leisure, food & drink, commercial, financial & professional, office, studios, workshop space, hotel, crèche, day nursery, car parking, public open space and ancillary uses;


b) the maximum gross new floorspace shall be 21,200m2;


c) the maximum gross retail use (Class A1) floorspace shall be 1,000m2and shall be located on ground floor including mezzanine level and shall include Chapel Street frontage;


d) the maximum gross commercial, financial & professional uses (Class A2) floorspace shall be 2,000m2;


e) the maximum gross food & drink uses (Classes A3 & A4) floorspace shall be 2,000m2, with no greater than 1,000m2 gross floorspace in Class A4 use and shall be located on ground floor including mezzanine level;


f) the maximum gross takeaway use (Class A5) floorspace shall be 500m2 and shall be located on ground floor only;


g) the maximum office, studio or workspace uses (Class B1) floorspace shall be 18,440m2;


h) the maximum hotel use (Class C1) floorspace including ancillary uses to the hotel operation shall be 5,110m2;


i) the maximum crèche/day nursery uses (Class D1) floorspace shall be 500m2 and shall be located on ground floor only;


j) the maximum number of car parking spaces shall be 210 spaces formed within basement and surface parking arrangements;


k) the maximum height of any building shall be 10 storeys (not higher than 49 metres from ground level);


l) the footprint of all new buildings at ground level shall not exceed 2,750m2; and


m) no more than 3 new buildings or plots shall be formed within the zone.


To ensure an appropriate mixed use development in accordance with policies ST1, ST7, DES1 and MX1 of the City of Salford Unitary Development Plan and to ensure the development accords with the scheme that was subject to environmental impact assessment.

13.
Any development within Zone E as shown on hereby approved Zonal Masterplan Plan 4, shall be brought forward for reserved matters approval in accordance with the approved Development Schedule (Document 18) and the following parameters:


a) the approved uses shall be for retail/leisure, food & drink, commercial, financial & professional, office, studios, workshop space, gallery, crèche, day nursery, car parking, public open space and ancillary uses;


b) the maximum gross new floorspace shall be 31,600m2;


c) the maximum gross retail use (Class A1) floorspace shall be 3,500m2; all retail uses shall be located on ground floor including mezzanine level and shall front Chapel Street and new square between Blocks E6 & E7;


d) a foodstore (Class A1) shall be permitted within Block E3 with a maximum gross floorspace of 1,200m2;


e) the maximum gross commercial, financial & professional uses (Class A2) floorspace shall be 4,670m2;


f) the maximum gross food & drink uses (Classes A3 & A4) floorspace shall be 1,500m2, with no greater than 1,000m2 gross floorspace in Class A4 use and shall be located on ground floor including mezzanine level;


g) the maximum gross takeaway use (Class A5) floorspace shall be 500m2 and shall be located on ground floor only;


h) the maximum office, studio or workspace uses (Class B1) floorspace shall be 4,670m2;


i) the combined maximum number of residential apartments and townhouses shall be limited to 375 units with a maximum gross floorspace of 21,610m2;


j) the maximum crèche/day nursery uses (Class D1) floorspace shall be 175m2 and shall be located on ground floor only;


k) the maximum gallery use (Class D1) floorspace shall be 505m2;


l) the maximum number of car parking spaces shall be 210 spaces formed within surface, undercroft and deck arrangements;


m) the maximum height of any building shall be 6 storeys (not higher than 22 metres from ground level);


n) the footprint of all new buildings at ground level shall not exceed 6,620m2;


o) no more than 6 new buildings or plots shall be formed within the zone; and


p) access to British Telecom's underground service tunnel is maintained within Block E7.


To ensure an appropriate mixed use development in accordance with policies ST1, ST7, DES1 and MX1 of the City of Salford Unitary Development Plan and to ensure the development accords with the scheme that was subject to environmental impact assessment.

14.
Any development within Zone G as shown on hereby approved Zonal Masterplan Plan 4, shall be brought forward for reserved matters approval in accordance with the approved Development Schedule (Document 18) and the following parameters:


a) the approved uses shall be for residential, car parking, public open space and ancillary uses;


b) the maximum new gross floorspace shall be 4,444m2;


c) the maximum number of residential townhouses shall be limited to 31 units with a maximum gross floorspace of 4.444m2;


d) the residential townhouses shall be arranged in up to 5 blocks;


e) the maximum number of car parking spaces shall be 34 spaces located on street or in curtilage;


f) the maximum height of any building shall be 4 storeys (not higher than 16 metres from ground level to ridgeline); and


g) the footprint of the buildings at ground level shall not exceed 1,152m2.


To ensure an appropriate mixed use development in accordance with policies ST1, ST7, DES1 and MX1 of the City of Salford Unitary Development Plan and to ensure the development accords with the scheme that was subject to environmental impact assessment.

15.
Any development within Zone H as shown on hereby approved Zonal Masterplan Plan 4, shall be brought forward for reserved matters approval in accordance with the approved Development Schedule (Document 18) and the following parameters:


a) the approved uses shall be for residential, offices, studio, workshop, retail, food & drink, car parking, public open space and ancillary uses;


b) the maximum new gross floorspace shall be 7,469m2;


c) the maximum number of residential apartments and townhouses shall be limited to 45 units with a maximum gross floorspace of 4,480m2;


d) the residential townhouses shall be arranged in 2 blocks and the apartments into a single block;


e) the maximum office, studio or workspace uses (Class B1) floorspace shall be 2,008m2;


f) the maximum retail (Class A1) or food & drink (Class A3) floorspace shall be 868m2 formed at ground level (including mezzanine) only and front Chapel Street, Great George Street and St Philip's Place;


g) the maximum number of car parking spaces shall be 37 spaces located on street, undercroft, courtyard or in curtilage;


h) the maximum height of any building shall be 5 storeys (not higher than 18 metres from ground level); and


i) the footprint of the new buildings at ground level shall not exceed 1,793m2.


To ensure an appropriate mixed use development in accordance with policies ST1, ST7, DES1 and MX1 of the City of Salford Unitary Development Plan and to ensure the development accords with the scheme that was subject to environmental impact assessment.

16.
Any development within Zone L as shown on hereby approved Zonal Masterplan Plan 4, shall be brought forward for reserved matters approval in accordance with the approved Development Schedule (Document 18) and the following parameters:


a) the approved uses shall be for residential, commercial, professional, offices, studio, workshop, retail, food & drink, car parking, public open space and ancillary uses;


b) the maximum new gross floorspace shall be 22,050m2;


c) the maximum number of residential apartments and townhouses shall be limited to 190 units with a maximum gross floorspace of 11,960m2;


d) the maximum retail, office, professional, studio or workspace uses (Classes A1, A2 and B1) floorspace shall be 950m2 arranged over ground floor units (including mezzanine) fronting Adelphi Street and Cleminson Street;


e) the maximum number of car parking spaces shall be 235 spaces provided in 2 levels of basement parking, maximum floorspace 9,140m2;


f) the maximum height of any building shall be 5 storeys with exception of a 14-storey tower to the northwest corner (tower not higher than 44 metres from ground level); and


g) the footprint of the new buildings at ground level shall not exceed 4,570m2.


To ensure an appropriate mixed use development in accordance with policies ST1, ST7, DES1 and MX1 of the City of Salford Unitary Development Plan and to ensure the development accords with the scheme that was subject to environmental impact assessment.

17.
Any application for the approval of reserved matters for any plot within the development hereby approved shall be accompanied by a Design and Access Statement that shall set the design principles and concepts that have been applied to the proposals including the appearance, scale and landscaping of the development.  In addition, the design element shall demonstrate how the proposals have had regard to the hereby approved layout in terms of the context of the plot within its development zone and the overall development site.  The access element shall explain how access arrangements to the relevant plot will ensure that all users will have a convenient and safe means of access to buildings and spaces related to the plot, its development zone, the overall development site and the public transport network.


To ensure satisfactory standards of design and access for all users in accordance with policies DES1 and DES2 of the City of Salford Unitary Development Plan and the Design Supplementary Planning Document and to accord with the requirements of the Town and Country Planning (General Development Procedure) (Amendment) (England) Order 2006.

18.
Any application for the approval of reserved matters for any plot within the development hereby approved shall be accompanied by the following information for approval in writing by the Local Planning Authority:


a) floorplans for each level of any building including basement and mezzanine levels and roof plan;


b) cross-sections in two planes for any building including basement levels;


c) details of finished floor levels;


d) details of total gross floorspace for any building, and gross floorspace for separate units or uses within;


e) floorplans to demarcate different units/uses formed within any building;


f) access and movement strategy for ingress and egress for pedestrians and vehicles for any building;


g) details of internal circulation for buildings and units formed within, including emergency access;


h) details of on-site waste management relevant to any building or use(s) therein, including waste recycling;


i) elevations for all sides of buildings erected;


j) details of shopfronts and location for signage;


k) signage strategy for each building to inform future advertisement consent applications;


l) details of external lighting;


m) details and arrangement of any required external plant, extract ventilation and flues, including detailed specifications of proposed plant; and


n) landscaping plan for all public and private areas (except private gardens) prepared in accordance with a Landscape Management Scheme.


For the avoidance of doubt and to ensure satisfactory standards of design, scale, appearance, landscaping, layout and access are achieved in accordance with policies DES1 and DES2 of the City of Salford Unitary Development Plan and the Design Supplementary Planning Document

19.
The highway and associated works to Chapel Street (Zone K) and the laying out of public space at Stanley Street hereby approved shall be undertaken in accordance with the details shown on Plans 1, 2, 17, 37 and 39.


For the avoidance of doubt and to ensure a satisfactory development of the site in accordance with policy DES1 of the City of Salford Unitary Development Plan and the submitted details.

20.
No development of either the highway and associated works to Chapel Street or the laying out of public space at Stanley Street shall take place until details of the following matters shall be submitted to and agreed in writing by the Local Planning Authority:


a)
materials and finishes of all proposed surfaces;


b)
street lighting;


c)
street furniture;


d)
street tree planting and other landscape features within the highway; and


e)        for Stanley Street, a scheme of signage to direct pedestrians between Salford Central Station and the Spinningfields footbridge


The development will be completed and maintained 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.

21.
Before commencement of development of either the highway and associated works to Chapel Street or the laying out of public space at Stanley Street, details for surface water drainage of the public highway shall be submitted to and approved in writing by the Local Planning Authority.  The approved scheme shall be implemented in full.


To ensure the satisfactory drainage of surface water from the highway in accordance with policy EN19 of the City of Salford Unitary Development Plan

22.
No new development within Zone B as defined on Plans 2 and 4 shall commence until details, including programme of works, of the proposed changes to Stanley Street within Zone B, including alignment, surface treatments and temporary works that might be required to keep the route operational during construction of adjacent buildings/plots proposed under this planning permission have been submitted to and agreed by the Local Planning Authority.  The proposed changes, including temporary works as required, shall be implemented and brought into use in accordance with the agreed details and programme of works before any permitted development in Zone B is commenced, unless otherwise agreed in writing by the Local Planning Authority.


To provide and maintain adequate means of access and circulatuion in accordance with policy DES2 of the City of Salford Unitary Development Plan.

23.
No new development within Zone B as defined on Plans 2 and 4 shall commence until a scheme for the management; operation, including safety and directional signage; and, maintenance of the proposed amendments to Stanley Street within Zone B, including how access will be provided and maintained at all times to Ralli Quays (including during the construction of the new street) have been submitted to and agreed by the Local Planning Authority.  The scheme shall be implemented and brought into use before first occupation of any permitted development in Zone B, and maintained thereafter, unless otherwise agreed in writing by the Local Planning Authority.


To provide and maintain adequate means of access and circulatuion in accordance with policy DES2 of the City of Salford Unitary Development Plan.

24.
Prior to the commencement of demolition on any phase or development plot a phasing plan relating to any relevant site clearance and interim measures for each phase or development plot shall be submitted to and agreed in writing by the Local Planning Authority and adhered to thereafter.  Such plan and interim measures should include the following, unless otherwise agreed in writing by the Local Planning Authority:


a)
details of method and/or phasing of demolition in any given development phase or unit of development;


b)
details of any boundary treatment; 


c)
details of any interim surface treatment, including temporary landscaping and access; and


d)        details of any interim and temporary use.


To ensure that an acceptable standard of access, landscape and interim use is available across each phase or development plot before the plot is developed and occupied in the interests of safety and amenity in accordance with policy DES2 of the City of Salford Unitary Development Plan

25.
Prior to the commencement of construction on any phase or development plot, samples of all external facing and roofing materials for that phase 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.


To ensure a satisfactory external appearance in accordance with policy DES1 of the City of Salford Unitary Development Plan

26.
No new development within Zone B as defined in Plans 2 and 4 shall commence until details for securing the Ralli Quays premises including replacement security fencing / gates, have been submitted to and agreed by the Local Planning Authority.  The agreed details shall be erected / installed in line with the programme of works for the proposed changes to the realigned Stanley Street as agreed under Condition 22, unless otherwise agreed in writing by the Local Planning Authority.


To maintain adequate security to existing premises in accordance with policy DES10 of the City of Salford Unitary Development Plan.

27.
Any application for the approval of reserved matters shall be accompanied by a Landscape Management Scheme for the relevant phase or development plot covering all landscaped areas including associated public realm improvements, but excluding private gardens.  Such scheme shall include full details of trees and shrubs to be planted, green infrastructure, walls, fences, boundary and surface treatments, details of proposed seating, lighting structures, public art, water features, bollards, bins, cycle racks, grilles and other associated street furniture or amenity features.


To ensure the provision of an acceptable standard of public realm in accordance with policy EM3 of Regional Spatial Strategy and policy DES3 of the City of Salford Unitary Development Plan.

28.
Upon approval of the landscaping details pursuant to Condition 27 of this permission, the new planting shall be carried out during the planting season October/March inclusive, in accordance with the appropriate British Standard BS4428:1989, immediately following start of works, unless otherwise agreed in writing by the Local Planning Authority.  Any plants or trees found damaged, dead or dying in the first five years are to be duly replaced and the scheme thereafter retained.


To ensure a satisfactory standard of public realm in accordance with policy DES3 of the City of Salford Unitary Development Plan.

29.
Any application for the approval of reserved matters for any phase or development plot including residential use shall be prepared and accompanied by appropriate assessment to demonstrate how the residential development shall meet Lifetime Homes Standard, or any such scheme that supersedes this standard.  The development shall be completed and maintained in accordance with the approved details.


To ensure adequate standards of amenity for future occupiers in accordance with policy DES7 of the City of Salford Unitary Development Plan

30.
Any application for the approval of reserved matters for any plot within the development hereby approved shall be accompanied by a 'Crime Prevention Plan' (CPP) which shall examine all aspects of site security including, site car parking, pedestrian footways, entrances, internal layout and external security measures for that plot and which shall be capable of meeting 'Secured by Design' requirements unless otherwise agreed in writing by the Local Planning Authority.  The CPP shall be submitted to and approved in writing by the Local Planning Authority prior to the commencement of development of each plot.  Development of that plot shall be carried out in accordance with the approved CPP and any approved site security measures shall be retained thereafter.


In the interests of public safety and in accordance with policy DES10 of the City of Salford Unitary Development Plan

31.
Prior to the commencement of construction of any building or unit a report will be commissioned by the developer and submitted for the written approval of the Local Planning Authority to demonstrate how that part of the development or unit is proposed to meet relevant targets for energy consumption/reduction measures.  The report will set out:


a) the relevant standards for assessment and justification for the use of those standards;


b) performance of the proposed building or unit against those standards, including explanation of assessment methodology and workings out; and


c) statement of compliance (or otherwise) to the prevailing planning policy requirement at local, regional and national level for energy efficiency with reference to the standards achieved.  Where standards are not achieved explanation must be provided.


A completion report shall be provided to the Local Planning Authority following completion setting out how the measures have been incorporated.


To ensure that new development accords with required standards of energy efficiency appropriate to the planned construction and operation of the building or plot across the relevant construction period in accordance with policies EM16 and EM18 of Regional Spatial Strategy.

32.
Any application for the approval of reserved matters (other than those relating to landscaping alone) for any phase or development plot exceeding either 15 residential units or 1,000 sq m of non-residential floorspace shall be accompanied by an assessment to explore the viability and/or feasibility of incorporating 10% of their predicted energy requirements from decentralised and renewable or low-carbon sources unless otherwise agreed in writing by the Local Planning Authority.


To ensure that opportunities for on-site decentralised and/or renewable energy sources are identified in accordance with policy EM18 of Regional Spatial Strategy and pursuant to requirements of the Environment Agency.

33.
Any application for the approval of reserved matters related to development Zones F, G, H and L shall accompanied by a Heritage Statement to demonstrate how matters of heritage importance have been considered in the preparation of detail design.


To ensure that matters of heritage importance are appropriately considered in accordance with policies CH1-CH5 of the City of Salford Unitary Development Plan

34.
No demolition or alteration to the locally listed buildings Royal Liver Building, Ye Olde Nelson PH and Nos.287-289 Chapel Street shall take place until a photographic record of the building and surroundings has been undertaken in accordance with a methodology statement submitted to and approved in writing by the Local Planning Authority.  The completed records will be stored with the City Council's Heritage Archives, Salford's Record Library and the Archaeological Faculty of the University of Manchester unless otherwise agreed in writing by the Local Planning Authority.


To ensure that a complete record of buildings of local interest is undertaken and available for public reference.

35.
No development shall take place involving the removal of any historic gas lamps, standards or paving within the development site until a full record has been undertaken of the features in situ and a methodology for their safe removal, storage and reuse has been submitted to and approved in writing by the Local Planning Authority.  The development shall be undertaken in accordance with the approved methodology unless otherwise agreed in writing by the Local Planning Authority.


To ensure that features of local heritage importance are recorded and appropriately reused and incorporated into the new development.

36.
Prior to any demolition, site clearance or development commencing on any phase or development plot an Archaeological Management Strategy shall be submitted to and approved in writing by the Local Planning Authority.  The Strategy shall include the following matters:


a) a written scheme of investigation;


b) a framework for undertaking consultation;


c) agreed recording standards and reporting; and


d) a programme of archaeological work.


The agreed programme of archaeological work shall be secured and completed in accordance with the Strategy and written scheme for each phase or development plot..


To make a record of historic building fabric and archaeological remains for archive and research purposes, and for public benefit in accordance with policy CH5 of the City of Salford Unitary Development Plan

37.
A scheme for the presentation of the history and archaeology of sites within the area shall be submitted to and approved in writing by the Local Planning Authority.  Such scheme as is approved shall be implemented in accordance with the approved details.


To commemorate the history and archaeology of the development are and provide an educational, community and visitor amenity in accordance with policy CH5 of the City of Salford Unitary Development Plan.

38.
Prior to the start of construction on any phase or development plot the design and specification of all new or altered roads or footpaths and public realm works associated with that particular phase or unit of development shall be submitted to and approved in writing by the Local Planning Authority.  This shall be based on the submitted details and specifications unless otherwise agreed in writing by the Local Planning Authority.


To ensure that the development has an acceptable impact on the highway in accordance with policy A8 of the City of Salford Unitary Development Plan.

39.
Any application for reserved matters shall be accompanied by details of waste management/servicing arrangements, servicing access and movements for each unit / use provided within a building or development plot, which for avoidance of doubt shall include details for the provision of bin storage, recycling facilities, separation of hazardous and non-hazardous wastes, bulky waste storage and hours of servicing for non-residential uses/units.


To ensure that the development is adequately serviced in accordance with policy W1 of Regional Spatial Strategy.

40.
Prior to the first occupation of any building, or unit therein, a verification report to demonstrate that waste management/servicing arrangements have been implemented in accordance with approved details shall be submitted to and approved in writing by the Local Planning Authority.


To ensure that the development is adequately serviced in accordance with policy W1 of Regional Spatial Strategy and policy DES1 of the City of Salford Unitary Development Plan

41.
No part of any phase or development plot shall be occupied unless and until its associated car, cycle and motorcycle parking provision has been completed and made available for use.  Such car, cycle and motorcycle spaces shall be retained and kept available for use thereafter.


To ensure that adequate provision for parking of vehicles within each plot is made in accordance with policy A10 of the City of Salford Unitary Development Plan

42.
No development pursuant to this planning application falling within Use Classes C3 or B1 shall commence until a Travel Plan Framework dealing with that Use Class of development has been approved in writing by the Local Planning Authority in consultation with the Secretary of State for Transport.


To ensure that the trunk road network might continue to fulfil its purpose as a national system of routes for through traffic, in accordance with section 10(2) of the Highways Act 1980, maintaining the safety of traffic on the road and in accordance with policy A8 of the City of Salford Unitary Development Plan.

43.
No development pursuant to this planning application falling within Use classes C3 or B1 shall be occupied until a Travel Plan for that Use Class of development has been submitted to and approved in writing by the Local Planning Authority in consultation with the Secretary of State for Transport.  Such Travel Plans shall be developed in accordance with the agreed Travel Plan Framework document for that Use Class.  The Travel Plans shall not be varied other than through agreement in writing from the Local Authority in consultation with the Secretary of State for Transport.  


To ensure that the trunk road network might continue to fulfil its purpose as a national system of routes for through traffic, in accordance with section 10 (2) of the Highways Act 1980, maintaining the safety of traffic on the road and in accordance with policy A8 of the City of Salford Unitary Development Plan.

44.
Prior to the commencement of development an Ecological  Management Plan, including long-term design objectives, management responsibilities and maintenance schedules for all landscaped areas (except privately owned domestic gardens), shall be submitted to and approved in writing by the Local Planning Authority. The Ecological Management Plan shall be carried out as approved and any subsequent variations shall be agreed in writing by the Local Planning Authority.  The scheme shall include the following elements:


a)
details of maintenance regimes;


b)
details as to how the ecological, flood risk, surface water, and wind deflection mitigation measures,  will be integrated at the detailed design stage, rather than dealt as separate entities;


c)        details of any new habitat created on site, including green/brown roofs systems, bat roosts and nesting habitats;


d)
details of treatment of site boundaries and/or buffers around water bodies. 


To ensure the protection of wildlife and supporting habitat and to secure opportunities for the enhancement of the nature conservation value of the site in accordance with Policy EN23 of the City of Salford Unitary Development Plan and in line with national planning policy and as required by the Environment Agancy.

45.
Any application for the approval of reserved matters shall be accompanied by an Ecological Management Plan (or interim Ecological Management Plan where demolition is proposed) including long-term design objectives, management responsibilities and maintenance schedules for all landscaped areas (except privately owned domestic gardens), which shall be submitted to and approved in writing by the Local Planning Authority.  The scheme shall include the following elements;


a)
details of maintenance regimes;


b)
details as to how the ecological, flood risk, surface water, and wind deflection mitigation measures, will be integrated at the detailed design stage, rather than dealt with as separate entities;


c)
details of any new habitat created on site, including brown/green roof systems, bat roosts and nesting habitats; and


d)
details of treatment of site boundaries and/or buffers around water bodies.  


To ensure the protection of wildlife and supporting habitat is properly considered in the preparation of reserved matters submissions and to secure the nature conservation objectives of policy EN23 of the City of Salford Unitary Development Plan

46.
Demolition and construction shall be carried out in accordance with the Ecological Management Plan as approved through Condition 44 and any subsequent variations shall be agreed in writing by the Local Planning Authority


To ensure the protection of wildlife and supporting habitat and to secure opportunities for the enhancement of the nature conservation value of the site in accordance with policy EN23 of the City of Salford Unitary Development Plan

47.
Prior to the commencement of development on any phase or plot, a detailed method statement for the removal or long-term management/eradication of Japanese Knotweed and Giant Hogweed on the site shall be submitted to and approved in writing by the Local Planning Authority. The method statement shall include proposed measures to prevent the spread of Japanese Knotweed and Giant Hogweed during any operations such as mowing, strimming or soil movement. It shall also contain measures to ensure that any soils brought to the site are free of the seeds/root/stem of any invasive plant covered under the Wildlife and Countryside Act 1981. Development shall proceed in accordance with the approved method statement.


To prevent the spread of these invasive species within the site in accordance with the requirements of the Wildlife and Countryside Act 1981 as required by the Environment Agency.

48.
Prior to the commencement of development approved by this planning permission (or such other date or stage in development as may be agreed in writing with the Local Planning Authority), the following components of a scheme to deal with the risks associated with contamination of the site shall each be submitted to and approved, in writing, by the Local Planning Authority:


1.       A preliminary risk assessment which has identified:


a)        all previous uses;


b)        potential contaminants associated with those uses;


c)        a conceptual model of the site indicating sources, pathways and receptors; and


d)        potentially unacceptable risks arising from contamination at the site. 


2.       A site investigation scheme, based on (1) to provide information for a detailed assessment of the risk to all receptors that may be affected, including those off site.


3.       The site investigation results and the detailed risk assessment (2) and, based on these, an options appraisal and remediation strategy giving full details of the remediation measures required and how they are to be undertaken. 


4.       A verification plan providing details of the data that will be collected in order to demonstrate that the works set out in (3) are complete and identifying any requirements for longer-term monitoring of pollutant linkages, maintenance and arrangements for contingency action.


Any changes to these components require the express consent of the Local Planning Authority. The scheme shall be implemented as approved.


To ensure a safe form of development that poses no unacceptable risk of pollution as required by the Environment Agency and in accordance with Policy EN17 of the City of Salford Unitary Development Plan and to safeguard the amenity of future occupants of the development in accordance with policies DES7 and EN17 of the City of Salford Unitary Development Plan.

49.
Prior to the commencement of development, including demolition on any phase or development plot, a bat survey that addresses the detailed impact of the development on the presence of bats on the site and any mitigation or compensation measures required to safeguard the legally protected species shall be submitted to and approved in writing by the Local Planning Authority.  At no time shall any work be undertaken to any of the trees within the site, or demolition of any buildings start, until a scheme of mitigation has been agreed in writing by the Local Planning Authority.  The approved mitigation or compensation measures statement, which, for the avoidance of doubt, will include as a minimum at least one 'bat brick' per building, shall be implemented in full in accordance with the approved timescales.


To identify any threat to the habitat of a protected species and to ensure appropriate mitigation measures are undertaken in accordance with policies ST13 and EN22 of the City of Salford Unitary Development Plan.

50.
Prior to the commencement of development, including demolition on any phase or development plot, a further survey shall be undertaken to discover the location of nesting birds within that phase or development plot.  If nesting birds are identified, a method statement detailing the measures to be taken to mitigate against any disturbance to nesting birds and the timescales involved in such mitigation shall be submitted to and approved in writing by the Local Planning Authority.  The approved method statement shall be implemented in full in accordance with the approved timescales.


To protect and prevent unnecessary disturbance of nesting birds in accordance with policies ST13 and EN22 of the City of salford Unitary Development Plan.

51.
Any application for the approval of reserved matters shall be accompanied by a method statement detailing measures to be taken as and where appropriate to incorporate ledges suitable within built structures to provide habitat for black redstarts and peregrine falcons for breeding/nesting.  Such measures are to be completed and maintained in accordance with approved details unless otherwise agreed in writing with the Local Planning Authority.


To provide an appropriate habitat for bird species of local importance in accordance with polcies ST13 and EN22 of the City of Salford Unitary Development Plan

52.
Any application for the approval of reserved matters (other than those relating to landscaping alone) shall be accompanied by a method statement detailing measures for the incorporation or otherwise of green or brown roofs on built structures in accordance with the Ecological Management Plan approved under Condition 44, which shall include details of construction and maintenance.  Such green or brown roofs as are approved shall be completed and maintained in accordance with approved details unless otherwise agreed in writing by the Local Planning Authority.


To provide green and/or brown roofs to provide habitat in support of nature conservation interests in accordance with policies ST13 and EN22 of the City of salford Unitary Development Plan

53.
Vegetation shall only be removed outside of the bird breeding season (between October and February) unless otherwise agreed in writing by the Local Planning Authority


To protect and prevent unnecessary disturbance of nesting birds in accordance with policies ST13 and EN22 of the City of Salford Unitary Development Plan

54.
The development hereby permitted shall not be commenced on any phase or plot until a surface water drainage scheme, 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 scheme shall be in line with the principles of the approved Flood Risk Assessment (Ove Arup & Partners Ltd, 207142-00, July 2009) and be fully implemented and subsequently maintained, in accordance with the timing / phasing arrangements embodied within the scheme, or within any other period as may subsequently be agreed, in writing, by the Local Planning Authority.


To prevent flooding by ensuring the satisfactory storage of/disposal of surface water from the site in accordance with Policy EN19 of the City of Salford Unitary Development Plan and as required by the Environment Agency.

55.
No development approved by this permission shall be commenced on any phase or plot until details of the existing and proposed ground levels and finished floor levels have been submitted to and approved in writing by the Local Planning Authority. The scheme shall be constructed and completed in accordance with the approved details.


To ensure that the development is subject to minimum risk of flooding in accordance with Policy EN19 of the City of Salford Unitary Development Plan and as required by the Environment Agency.

56.
The development hereby permitted shall not be commenced on any phase or plot within Zones A, B or C, as defined on the hereby approved plans 2 and 4, until such time as a scheme to identify and provide safe routes into and out of the site to an appropriate safe haven has been submitted to and approved in writing by the Local Planning Authority.


To ensure safe access and egress from and to the site in accordance with Poilicy EN19 of the City of Salford Unitary Development Plan and as required by the Environment Agency.

57.
Prior to the commencement of development on any phase or plot within Zones A, B or C, as defined on the hereby approved plans 2 and 4, a scheme for the provision and management of a buffer zone alongside the River Irwell shall be submitted to and agreed in writing by the Local Planning Authority. Thereafter the development shall be carried out in accordance with the approved scheme and any subsequent amendments shall be agreed in writing by the Local Planning Authority. The scheme shall include:


a)
detailed plans showing the extent and layout of the buffer zone;


b)
details of the integrated soft and hard landscaping scheme which maximises the use of green infrastructure and habitat enhancement opportunities along the wildlife corridor;


c)
details demonstrating how the buffer zone will be protected during development and managed/maintained over the longer term;


d)
details of any new footpaths, fencing, lighting, Sustainable Urban Drainage options etc. along the corridor.


To ensure the protection of wildlife and supporting habitat and secure opportunities for the enhancement of the nature conservation value of the site in accordance with Policy EN23 of the City of Salford Unitary Development Plan and in line with national planning policy and as required by the Environment Agency.

58.
Prior to the commencement of construction on any phase or development plot, a scheme detailing the disposal of foul and surface waters shall be submitted to and approved in writing by the Local Planning Authority.  The approved scheme shall be implemented prior to first occupation of any of the units within that phase or plot, unless otherwise agreed in writing by the Local Planning Authority.


To ensure satisfactory means of drainage in accordance with policy EN18 of the City of Salford Unitary Development Plan

59.
Prior to being discharged into any watercourse, surface water sewer or soakaway system, all surface water drainage from the development shall be passed through an oil interceptor designed and constructed to have a capacity and details compatible with, the site being drained.  Roof water shall not pass through the interceptor.


To prevent pollution of the water environment in accordance with policy EN18 of the City of Salford Unitary Development Plan.

60.
Prior to the commencement of development of any phase or part of any phase a report shall be submitted confirming that the drainage strategy detailed in document 19, section 7.5 and appendix A is being applied with regard to that phase or individual development.


To protect the water environment in accordance with policy EN18 of the City of Salford Unitary Development Plan.

61.
Prior to the commencement of any residential development noise attenuation measures required to ensure that the following standards are attained with respect to residential accommodation shall be submitted to and approved in writing by the Local Planning Authority:


a.  internal noise levels of less than 30dB LAeq,(8hour) within bedrooms between 23.00 hours and 07.00 hours


b. internal noise levels of less than 40dB LAeq,(16hour) within living areas between 07.00 and 23.00 hours


c. typical individual noise events not in excess of 45dB LAmax in bedrooms between 23.00 hours and 07.00 hours


The use of ventilation measures that obviate the need for future residents to open windows for cooling and rapid ventilation shall be identified and incorporated into the noise assessment report.


The mitigation measures shall be approved in writing by the Local Planning Authority and installed prior to occupation of the site.  Prior to occupation of any dwelling 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 Local Planning Authority.


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

62.
Prior to the occupation of any unit for use within, or having ancillary activities including such uses within, Use Classes A3, A4, and/or A5 a scheme for the use of air extraction equipment and specifications of the equipment, including measures to alleviate noise, vibration, fumes odours (and incorporating active carbon filters, silencers and anti vibration mountings where necessary), shall be submitted to and approved in writing by the Local Planning Authority.  The equipment shall be implemented in accordance with the approved details before occupation and maintained thereafter in good working order.


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

63.
Unless otherwise agreed in writing by the Local Planning Authority, noise from fixed plant and equipment on any part of the site (LAeq,T) shall not exceed the background level (LA90,T) by more than -5dB as measured at the boundary of the nearest residential premises.  'T' is specified as any 1 hour time period between the hours 07.00 to 23.00hrs and is specified as any 5 minutes time period outside of the specified times.


To safegurad the amenity of the area and of neighbouring residents in accordance with policies EN17 and DES7 of the City of Salford Unitary Development Plan.

64.
Prior to the commencement of construction of any phase or development plot including residential development a scheme of mitigation to address indoor air quality and ventilation measures which obviate the need for any future residents to open windows on the facades of buildings in the city's Air Quality Management Area that front onto Chapel Street, Trinity Way, William Street/Irwell Street, Crescent and Adelphi Street shall be submitted to and approved in writing by the Local Planning Authority.  All identified control measures must be approved in writing by the Local Planning Authority and installed prior to occupation of the development.  All approved measures shall be retained and maintained thereafter.  A verification report shall be submitted for written approval to the Local Planning Authority confirming that all approved measures have been implemented in full prior to the final occupation of the site.


To safeguard the amenity of future occupants of the development in accordance with polcies EN17, EN23 and DES7 of the City of Salford Unitary Development Plan.

65.
Any application for the approval of reserved matters (other than those relating to landscaping alone) for any phase or development plot within Zones A, B, C, D or L as defined by approved Plan 2, shall be accompanied by a detailed assessment of wind deflection.  The development shall proceed in accordance with proposed measures unless otherwise agreed in writing by the Local Planning Authority.


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

66.
Any application for the approval of reserved matters (other than those relating to landscaping alone) for any phase or development plot shall be accompanied by a light obtrusion assessment unless otherwise agreed in writing by the Local Planning Authority.  The assessment shall demonstrate how matters of light obtrusion has informed the detail design of buildings and structures and has minimised impact on adjacent buildings and occupiers.


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.

67.
Prior to the commencement of construction of any building of 5 storeys or more on any phase or development plot, the applicant shall submit studies that:


a)
Identify, before development on the relevant phase or plot commences, the potential impact area in which television reception is likely to be adversely affected by the development hereby approved, and provide details of when in the construction process an impact on television reception might occur;


b)
Measure the existing television signal reception within the potential impact area identified in (a) above before development on the relevant phase or plot commences, and provide details of the results obtained.


c)
Assess the impact of the development of the relevant phase or unit of development on television signal reception within the potential impact area identified in (a) prior to first occupation of any of the units within the relevant phase or unit of development.  Such assessment shall identify measures to maintain at least the pre-existing level and quality of signal reception identified by the measurements undertaken in accordance with (b) above, and such measures shall be approved in writing by the Local Planning Authority prior to first occupation of any of the units within the relevant phase or unit of development.  The approved measures shall be implemented prior to first occupation of any of the units within the relevant phase or unit of development, unless agreed otherwise in writing by the Local Planning Authority.


In order to protect and maintain television signal reception for the benefit of neighbouring residents and future occupiers in accordance with Planning Policy Guidance Note 8

68.
Prior to the commencement of development, including demolition on any phase or development plot, an Environmental Management Plan (EMP) outlining good practice on environmental protection shall be submitted to and approved in writing by the Local Planning Authority.  The EMP shall, for the avoidance of doubt, include:


a) health and safety provisions;


b) measures for handling contaminated material;


c) measures for transporting/disposing contaminated material;


d) handling sources of inert fill; and


e) measures to ensure demolished material considered for in-filling purposes is suitable; and,


f) appropriate measures for management of dust and run-off.


All measures are to be in line with best practice and as necessary to meet relevant statutory requirements and regulations.  Development shall be carried out in accordance with the management plan unless otherwise agreed in writing by the Local Planning Authority.


To safeguard the amenity of neighbouring residents and future occupants of the development in accordance with policy DES7 of the City of Salford Unitary Development Plan.

69.
Prior to the commencement of development, including demolition on any phase or development plot, a Site Management Plan and Code of Construction Practice outlining working practices during demolition and/or construction, covering matters of site planning, construction traffic, demolition works and site activities, shall be submitted to and approved in writing by the Local Planning Authority.  The following matters shall be addressed:


a)
Hours of working;


b)
Provision of wheel washing facilities;


c)
Dust suppression measures;


d)
Construction routes in and around the site;


e)
Compound locations;


f)
Parking of construction vehicles; and


g)
Sheeting over of construction vehicles.


Development shall be carried out in accordance with the management plan unless otherwise agreed in writing by the Local Planning Authority.  


To safeguard the amenity of neighbouring residents and future occupants of the development in accordance with policy DES7 of the City of Salford Unitary Development Plan.

70.
Prior to commencement of development, including demolition on any phase or development plot, a Site Waste Management Plan (SWMP) shall be prepared for that phase or development plot in accordance with the Site Waste Management Plan Regulations 2008, and shall be submitted to and approved in writing by the Local Planning Authority.  The development will adhere to the agreed SWMP at all times unless otherwise agreed in writing by the Local Planning Authority.


To safeguard the amenity of neighbouring residents and future occupants of the development in accordance with policy DES7 of the City of Salford Unitary Development Plan.

71.
Prior to the commencement of construction or demolition on any phase or development plot a Dust Management Plan shall be submitted to and approved in writing by the Local Planning Authority.  The Dust Management Plan shall identify all areas of the site and site operations where dust may be generated and further identify control methods to ensure that dust does not travel beyond the site boundary.  Once in place, all identified measures shall be implemented and maintained at all times.  Should any equipment used to control dust fail, the site shall cease all material handling operations immediately until the dust control equipment has been repaired or replaced.


To safeguard the amenity of neighbouring residents and future occupiers of the development in accordance with piolicy DES7 of the City of Salford Unitary Development Plan

72.
Prior to the occupation of any non-residential units formed within any phase or development plot, details of the opening hours of each non-residential use shall be submitted to and approved in writing by the Local Planning Authority.  The non-residential units shall operate in accordance with approved opening hours at all times unless otherwise agreed in writing by the Local Planning Authority.


The application proposals are submitted in outline and to safeguard the amenity of the area in accordance with policy EN17 of the City of Salford Unitary Development Plan

73.
No external lighting shall be provided on any phase or plot within the site unless and until a scheme or schemes have been submitted to and approved in writing by the Local Planning Authority.  No unit shall be occupied until the approved scheme relevant to that unit has been implemented in full.


The application proposals are submitted in outline and to safeguard the amenity of the area in accordance with policy EN17 of the City of Salford Unitary Development Plan.

74.
Where vibro-compaction machinery is to be used in development, details of the use of such machinery and a method statement should be submitted to and approved in writing by the Local Planning Authority acting in consultation with the railway undertaker prior to the commencement of development.  Work shall only be carried out in accordance with the approved method statement.


To protect the rail infrastructure as required by Network Rail.

75.
No development shall commence within Zones G and H until a 'Movement and Parking Strategy' for the roads around St Philip's Church has been submitted to and approved in writing by the Local Planning Authority.


To ensure that appropriate parking and access is provided to St Philip's Church and premises in the vicinity in accordance with policies A2 and A10 of the City of Salford Unitary Development Plan.

76.
No phase of development shall commence until a Black Redstart survey has been submitted to and approved in writing by the Local Planning Authority.  Should Black Redstarts be discovered no phase of development shall commence until a scheme of conservation has been agreed in writing by the Local Planning Authority.  Each phase of development shall only be completed in accordance with the approved scheme.


To protect Black Redstarts and their nesting habitat in accordance with policies ST13 and EN22 of the City of Salford Unitary Development Plan.

77.
Unless otherwise agreed in writing by the Local Planning Authority no development on any phase or plot shall be commenced unless and until all interests in the land comprised in that phase or plot are subject to and bound by the terms of a section 106 agreement or undertaking in the form of the agreement appended to this planning permission.


To ensure that none of the permitted development can be implemented without it being subject to the S106 obligations in accordance with policy DEV5 of the City of Salford Unitary Development Plan and the Planning Obligations Supplementary Planning Document.

Notes to Applicant

1.
The applicant's attention is drawn to the contents of the attached letter from the Environment Agency.

2.
If, during any works on site, contamination is suspected or found, or contamination caused, the Local Planning Authority 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 with an agreed process and within agreed timescales in agreement with the Local Planning Authority.

3.
The applicants attention is drawn to the contents of the attached letter from GMP Design for Security team.

4.
The applicant's attention is drawn to the proximity of rail infrastructure to the development site and the requirement to contact Network Rail's Outside Parties Engineer at least 6 weeks prior to commencement of development to provide details of method statements/drawings relating to any excavation, drainage, demolition, lighting and building work or any works carried out on site that may affect the safety, operation, integrity and access to the railway.  The applicant's attention is drawn to the attached email from Network Rail.
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	APPLICATION No:
	09/58381/DEEM3

	APPLICANT:
	Salford City Council

	LOCATION:
	2-60 Garden Street, 1-43 Boardman Street And 1-57 Garden Street And 2-8, 10-16, 18-24 And 25-31 Davis Street , Eccles, , 

	PROPOSAL:
	Erection of 2.2m high gates and 2m high railings to alleyway and erection of 2m high fencing to rear of 1-57 Garden Street and 2-8, 10-16, 18-24 and 25-31 Davis Street

	WARD:
	Barton


Description of Site and Surrounding Area 
This application relates to alleyways to the rear of properties on Garden Street, Boardman Street and the rear of the four apartment blocks on Davis Street. The area is predominantly residential in nature. To the rear of 1-57 Garden Street are four blocks of flats with open grassed areas to the front and side.

Description of Proposal 
The application relates to the erection of seven 2.2m high alleygates with associated 2m high railings and 2m high fencing with trellis and prickastrip.   The gates would be curved top and painted black with gold finials. The associated railings would be painted black. The fencing would be constructed out of timber with trellis and prickastrip. Prickastrip is a row of small points that would sit on the top of the fencing to deter potential intruders and blends in with fence 

Gate 1 - would be located between 2 Garden Street and the side elevation of 2a Garden Street and would be set back 1m from the front elevations. It would be a 2.9m wide double gate.

Gate 2 -  would be located between 28 and 30 Garden Street and would be set 1m back from the front elevations.  It would be a 2.9m wide double gate.

Gate 3 - would be located to the rear of 60 Garden Street and 43 Boardman Street adjacent to the 2m high boundary wall.  It would be a 2.8m wide double gate with associated railings which would match the gate. The railings would be located along the rear boundary of 60 Garden Street and would be 2.1m in length.

Gate 4 - would be located to the rear of 57 Garden Street and would run flush with the 2.2m high back yard gable wall. It would adjoin the proposed 2m high acoustic timber fence.  It would be a 2.7m wide double gate.

Gate 5 - would be located between 27 and 29 Garden Street and would be set 1m back from the front elevations.  It would be a 2.9m wide double gate.

Gate 6 -  would be located between 1a and 1 Garden Street and would be set 0.6m back from the front elevation.  It would be a 3m wide double gate.

Gate 7 – would be located at the head of Davis Street and would be 3.5m wide double gates with 2m high railings each side. The railings would be 3m and 4m in length.

The proposed acoustic fencing would be sited to the rear of the four apartment blocks in Davis Street and would be approximately 122m in length and would be 2m in height with trellis and prickastrip. Gate 7 would be located in the middle of the proposed fencing.

Site History 
There is a gating order currently pending consideration of the Planning and Transportation Regulatory Panel which is on this agenda.  There are objections to the gating order.

Publicity

Site Notice: Affecting highway
Date Displayed: 14 December 2009
Site Notice: Household affecting right of way
Date Displayed: 14 December 2009
Press Advert: Salford Advertiser
Date Published: 17 December 2009
Reason: Article 8 Affect Public right of Way
Neighbour Notification 
The following neighbour addresses have been notified: 

1-60 Garden Street (Inclusive)

39-43 Boardman Street (Inclusive)

Representations 
The application is to be determined by the Planning and Transportation Regulatory Panel as the proposal received objections during the community involvement undertaken by the applicants. As a result of this publicity, the gating order for the alleyway is also to be considered on this agenda. 

Consultations

Design For Security -.No objections

Highways - No comments received to date.

Peak and Northern Footpaths Society - No comments received to date.

Ramblers Association Manchester Area - No objections

The Open Spaces Society - No comments received to date.

The Greater Manchester Pedestrian Assoc. - No comments received to date.

United Utilities - No comments received to date.

Planning Policy Framework

Development Plan Policy

UDP
DES1 - Respecting Context

UDP
DES7 - Amenity of Users and Neighbours

UDP
DES10 - Design and Crime

UDP
A2 - Cyclists, Pedestrians and the Disabled

Other Material Considerations

SPD
SPD5 - Design and Crime

Appraisal 
The main issues for consideration with this application are the impact of the proposed gates on the amenity of users and neighbours, the safety of the highway and the character of the surrounding area. The main policies of relevance are DES1, DES7, DES10 and A2 of the City of Salford adopted UDP and policy DC18 of the Design and Crime SPD. 

Visual Impact
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 identity and distinctiveness.  

The proposed alley gates and railings are to be constructed out of galvanised steel with gold finials and will allow surveillance along the alleyway.  The fencing will be constructed out of timber with trellis and prickastrip sited on top. The majority of properties in the area are traditional terraced properties with rear yards which are enclosed with brick walls. The materials and scale of the proposed development are considered to be appropriate within this location and consequently it is considered that the introduction of the proposed alley gates, associated railings and fencing would not have an adverse impact upon the visual amenity of the area.  The proposal is therefore in accordance with Policy DES1 of the adopted UDP.

Amenity
Policy DES7 states that development that will have an unacceptable impact on the amenity of the occupiers or users of other developments will not normally be permitted.

Although visible from the adjacent residential properties, it is not considered that the gates, railings or fencing will significantly affect the amenities of adjacent residents.  It is therefore considered that the proposal will not have an unacceptable detrimental impact on the residential amenity currently enjoyed by neighbouring residents. The proposal is therefore in accordance with Policy DES7 of the adopted UDP.

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

Policy DES16 of the Council's Supplementary Planning Document on Design and Crime states that boundary treatment should maximise natural surveillance where appropriate and should be designed to a high standard.

Policy DC18 of the Council's Supplementary Planning Document on Design and Crime states alley gating should be designed as to make scaling them difficult and their locks should be protected so as to deter tampering and vandalism.  They should be flush with the building line and should allow views through them.  

The main purpose of the alley gates, railings and fencing is to control the access to the alleyway in order to prevent anti-social behaviour and damage to private property. The alley gates, railings and fencing would offer added security as well as clearly defining the alley as a communal space for adjoining residents.

It is considered that the siting of the gates, railings and fencing and the inclusion of finials and the fact that the gates do not have any central horizontal bars means that they will be difficult to scale and therefore people will be prevented from climbing over them. The associated railings and fencing would ensure adequate boundary treatment is provided adjacent to the proposed gates to prevent unauthorised access. In addition the gates and railings are designed in such a way to allow views through them and along the alleyway ensuring a high level of natural surveillance. The proposed boundary fencing to the rear of the apartment blocks on Davis Street would create a private communal space for residents of 1a - 57 Garden Street. Due to its location the timber design is considered to be of an appropriate standard for this location. It is therefore considered that the proposal would be in accordance with DES10, DC16 and DC18.

Access
Policy A2 of the UDP states: 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.

All adjacent property owners would have a key to the alley gates with landlords being responsible for supplying tenants with a key. Any utility company that has equipment on the alleyway will also be entitled to gain access. The proposed alley gates would restrict the use of the alleyway to the residents adjacent to the alleyway. The alleyway provides access to the rear of the properties adjoining it and pedestrian and cycle traffic can easily be diverted to the footpaths to the front of Garden Street and Boardman Street which are well lit, without any significant increase in travel distance. 

There is currently vehicular access to the rear of the properties and this would be maintained with the double gates, which are wide enough to allow vehicle access. The gates are positioned as such to allow vehicle parking to the rear of the properties without blocking the gates. In addition there are no parking restrictions to the front of the properties along Garden Street and Boardman Street.

Consequently it is considered that the proposed alley gates would not affect the safe and convenient access to and around the site and as such the proposal is in accordance with Policy A2 of the UDP.

The need for the alley gate
Residents of Garden Street and Boardman Street were consulted prior to the submission of this application and were asked to fill in a questionnaire. 47% responded and of these responses 97.4% were in favour of the proposal with 2.6% not answering this question.

Two letters of objection were received against the gating order and who have raised the following concerns:-

The Council do not care about who they put into their properties, which it is alleged to have resulted in undesirable people residing in the street.

The lack of Council action regarding fly tipping in the area.

They will not allow the alleygates to be attached to their property.

The resident at No.2 is concerned that she will have to allow residents through the gates.

People on the Street will leave the Gates open to allow free access for their friends and family.

Maintenance of the fencing.

Obstructions caused by bin collection. 

Will result in a reduction on the value of properties in the area due to the perceived crime rate.

If the scheme doesn’t work will gates be removed within 12 months.

Lack of Police patrolling the area.

Further publicity should be carried out to enable more people to have their say.

Reasons given by neighbouring occupiers for the proposed alley gates include car and property crime, theft, congregating youths, fly tipping and alleyway used as an escape route. 

Results of the survey shows that 35.8% of respondents felt unsecure or very unsecure in their property and 42.3% felt unsafe or very unsafe when using the alleyway to the rear of Garden Street. 65% of respondents were of the view that crime or anti-social behaviour had been aided by the alleyway, a clear issue in terms of perceived fear of crime.

Whilst it is not necessary to demonstrate need in planning terms it is considered that the reduction of crime, vandalism and anti-social behaviour in the area has the potential to be considerable with the installation of the gates. The alley gates, railings and fencing would define public and private space and would act as a deterrent and limit access to residents only.

The application site and surrounding area is located within the Eccles ward and has above average burglary, anti-social behaviour and British Crime Survey crime rates. It has been subject to a significant number of crimes over the last couple of years and it is considered that the proposed alley gating is likely to assist in crime reduction in the area, with the fear of crime also likely to be reduced.  

The gates could be removed in the future but the applicants have stated that this is highly unlikely.

Waste Collection
It is noted that the proposals provides for residents a key to the gates which allows them to place bins for collection, ensuring that service is maintained. In some circumstances residents may be physically unable to place bins for collection, in which case they can use the ‘Bin Assist’ service offered by Environmental Services, which is available for residents (whether or nor alley gating is present) to request that bins are collected. The ‘Bin Assist Team’ have master keys available to them to access the alleygates. 

Conclusion/Summary 
It is considered that the proposal would not compromise highway safety or be out of character with the surrounding area. In addition, it is considered that the proposal would not cause any significant harm to the amenity of neighbouring occupiers or unacceptably restrict movements of pedestrians or mobility impaired. The proposal would reduce the potential for crime to arise and would be in accordance with all relevant policies within the Unitary Development Plan and the Design and Crime SPD and there are no other material considerations that outweigh those policies.

Recommendation

Approve

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


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

2.
The gates and railings hereby approved shall be colour treated with the approved colour black with gold finials prior to installation and shall be maintained as such thereafter.


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

Notes to Applicant

1.
This decision relates to the plans received on the 1st December 2009.

2.
This grant of planning permission does not authorise the closure or diversion of the public right of way as indicated on the approved plan, until the appropriate order has been made.
	APPLICATION No:
	09/58399/DEEM3

	APPLICANT:
	Salford City Council

	LOCATION:
	2 -11 St Annes Avenue, 47-69 Seedley Road, 48-66 Lower Seedley Road And 275-285 Langworthy Road, Salford, M6 5NY, 

	PROPOSAL:
	Erection of 2.2m high gates to alleyway (re-sub of 09/58137/DEEM3 )

	WARD:
	Langworthy


Description of Site and Surrounding Area 
This application relates to the alleyway to the rear of St Annes Avenue, Seedley Road and Lower Seedley Road. The area is predominantly residential in nature and is dominated by semi detached and terraced properties. There are a number of similar schemes in the surrounding area including to the rear of 73-91 Lower Seedley Road and 2-32 Edmund Street. Boundary treatments in the area include fences and walls and vary between approximately 1.6m and 2m in height.

Description of Proposal 
Consent is sought for the erection of three 2.2m high alley gates. Details of the proposed gates are as follows:

Gate 1 would be located adjacent to the side gable of 2 St Annes Avenue and to the rear of 49 Seedley Road. It would comprise a 2.2m high double gate, 3.7m in width. Associated boundary treatment adjacent to this gate consists of a 1.6m high fence along the side boundary of 2 St Anne’s Avenue and the rear elevation of the outrigger at 49 Seedley Road. 

Gate 2 would be located to the side of 66 Lower Seedley Road (set back approximately 2m from the back of the pavement) and to the rear of 69 Seedley Road. It would comprise a 2.2m high double gate, 3.7m in width. Associated boundary treatment adjacent to this gate consists of a 2m high wall to the rear of 69 Seedley Road and a 1.8m high fence along the side boundary of 66 Lower Seedley Road. 

Gate 3 would be located to the side of 11 St Annes Avenue and to the rear of 52 Lower Seedley Road. It would comprise a 2.2m high single gate, 0.98m in width. Associated boundary treatment adjacent to this gate consists of a 2m high wall to the rear of the properties along Lower Seedley Road and a 2m high fence along the side boundary of 11 St Anne’s Avenue. 

The gates and railings would be constructed of galvanised steel and are proposed to be painted black with gold finials. 

Site History 
09/58137/DEEM3 – Erection of 2.2m high gates to alleyway. This application was withdrawn to allow the gating order for the alleyway to be applied for to enable both elements to be dealt with by the planning panel at the same meeting.

Publicity

Site Notice: Affecting highway
Date Displayed: 20 December 2009
Site Notice: Affecting highway
Date Displayed: 20 December 2009
Press Advert: Salford Advertiser
Date Published: 14 January 2010
Reason: Article 8 Affect Public right of Way
Neighbour Notification 
The following neighbour addresses have been notified:

Flats 1, 2, 3, 4, 5, 6 and  7, 61 Seedley Road 

         271, 273, 275, 277, 279, 281, 283, 285, 287, 289, 291, 293 Langworthy Road

         48, 50, 52, 54, 56, 58, 60, 61, 62, 63, 64, 65, 66, 67, 69, Lower Seedley Road  

         Flats 1, 2, 3 and 4, 59 Seedley Road

         45A, 47, 47A, 49, 51, 53, 55, 57, 59 Seedley Road

         1, 3, 4, 5, 6, 7, 9, 11 St Annes Avenue

Representations 
None received to date.

The application is to be determined by the Planning and Transportation Regulatory Panel as the proposal received objections during the community involvement undertaken by the applicants. As a result of this publicity, the gating order for the alleyway is also to be considered on this agenda. 

No specific issues were received in relation to the consultation carried out by the applicants only a request for details of who they would be applying to for the alley gates so they could voice their objection. No objection has been received as a result of the planning application publicity.

Consultations

Design For Security - No comments received to date.

Highways - No comments received to date.

The Open Spaces Society - No comments received to date.

Ramblers Association Manchester Area - No objections

Peak and Northern Footpaths Society - No comments received to date.

The Greater Manchester Pedestrian Assoc. - No comments received to date.

United Utilities - No objections but have provided the following comments 'United Utilities will require 24 hours per day access to all apparatus. Should access be required, every effort will be made to obtain access via a keyholder, but in the event that forced entry is required, United Utilities will cause the minimum damage necessary to gain entry to our apparatus, but will not be held liable for the cost of repairing or making good any damage so caused.

Planning Policy Framework

Development Plan Policy

UDP
DES1 - Respecting Context

UDP
DES7 - Amenity of Users and Neighbours

UDP
DES10 - Design and Crime

UDP
A2 - Cyclists, Pedestrians and the Disabled

Other Material Considerations

SPD
SPD5 - Design and Crime

Appraisal 
The main issues for consideration with this application are the impact of the proposed gates on the safety of the highway and the character of the surrounding area. The main policies of relevance are DES1, DES7, DES10 and A2 of the City of Salford adopted UDP and policy DC18 of the Design and Crime SPD. 

Visual Impact
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 identity and distinctiveness.

The proposed alley gates are to be constructed of galvanised steel painted black with gold finials and will allow surveillance along the alleyway.  The materials and scale of the proposed development are considered to be appropriate within this location and consequently it is considered that the introduction of the proposed alley gates would not have an adverse impact upon the visual amenity of the area.  The proposal is therefore in accordance with Policy DES1 of the adopted UDP.

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

Policy DC18 states alley gating should be designed as to make scaling them difficult and their locks should be protected so as to deter tampering and vandalism. They should be flush with the building line and should allow views through them.

The main purpose of the alley gates is to control the access to the alleyway in order to prevent anti-social behaviour and damage to private property. The alley gates would offer added security as well as clearly defining the alley as a communal space for adjoining residents.

It is considered that the siting of the gates, the inclusion of finials and the fact that the gates do not have any central horizontal bars means that they will be difficult to scale and therefore people will be prevented from climbing over them. In addition they are designed in such a way to allow views through them and along the alleyway ensuring a high level of natural surveillance.

It is therefore considered that the proposal would be in accordance with DES10 and DC18.

Amenity
Policy DES7 states that development that will have an unacceptable impact on the amenity of the occupiers or users of other developments will not normally be permitted.

Although visible from the adjacent residential properties, it is not considered that the gates will significantly affect the amenities of adjacent residents.  It is therefore considered that the proposal will not have a detrimental impact on the residential amenity currently enjoyed by neighbouring residents. The proposal is therefore in accordance with policy DES7 of the adopted UDP.

Access and Movement
Policy A2 of the UDP considers 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.

All adjacent property owners would have a key to the alley gates with landlords being responsible for supplying tenants with a key. Any utility company that has equipment on the alleyway will also be entitled to gain access. The proposed alley gates would restrict the use of the alleyway to the residents adjacent to the alleyway. The alleyway provides access to the rear of the properties adjoining it and pedestrian and cycle traffic can easily be diverted to the more suitable well lit route along the pavements to the front of the properties without any significant increase in travel distance. 

It is considered therefore that the proposed alley gates would not affect the safe and convenient access to and around the site and as such the proposal is in accordance with Policy A2.

Waste Collection
The existing waste refuse collection will remain unchanged. The bin wagon does not drive down the alleyway. Residents of Lower Seedley Road currently leave their bins at the front of their properties and residents of St Annes Avenue, Seedley Road and Langworthy Road leave their bins on St Annes Avenue. This would not be impeded by the gates which would be set back from the pavement. As such there would be no impact on the current waste collection arrangements which are currently in place. It is noted that all alley gating proposals provide a key for residents to the gates which allows them to place bins for collection, ensuring that service is maintained. In some circumstances residents may be physically unable to place bins for collection, in which case they can use the ‘Bin Assist’ service offered by Environmental Services, which is available for residents (whether or nor alley gating is present) to request that bins are collected. The ‘Bin Assist Team’ have master keys available to them to access the alley gates.

The Need for the Alleygate
The proposed alley gating scheme is located in an identified crime hotspot area. The Langworthy ward has above average burglary, anti social behaviour and BCS crime. (BSC - British Crime Survey)

Residents were consulted prior to the submission of this application and were asked to fill in a questionnaire. 57% responded and of these responses 95% were in favour of the proposal with only 5% being against. 

65% of respondents were of the view that crime or anti-social behaviour had been aided by the alleyway, a clear issue in terms of perceived fear of crime. Specific incidents of crime reported by residents in the survey include youths congregating, smoking and drinking, vandalism, motorbikes using the alleyway, burglary and attempted burglary, fly tipping, dog fouling, alleyway used as an escape route.

No specific objections were received in relation to the consultation carried out by the applicants only a request for details of who they would be applying to for the alley gates so they could voice their objection. No objection has been received as a result of the planning application publicity.

Whilst not necessary to demonstrate need in planning terms it is considered that the reduction of crime, vandalism and anti-social behaviour in the area has the potential to be considerable with the installation of the gates. The alley gates would define public and private space and would act as a deterrent and limit access to residents only.

It is considered that the proposed alley gating is likely to assist in crime reduction in the area, with the fear of crime also likely to be reduced.

Conclusions/Summary 
It is considered that the proposal would not compromise highway safety or be out of character with the surrounding area. In addition, it is considered that the proposal would not cause any significant harm to the amenity of neighbouring occupiers or unacceptably restrict movements of pedestrians of mobility impaired. The proposal would reduce the potential for crime to arise and would be in accordance with all relevant policies within the Unitary Development Plan and the Design and Crime SPD and there are no other material considerations that outweigh those policies.

The press notice will expire after today's Panel meeting. It is therefore recommended that Panel be minded to approve the application and authority delegated to the Chairman of the Planning and Transportation Regulatory Panel and the Head of Planning and Transport Futures to issue the decision notice once the press notice has expired.

Recommendation

Approve

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


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

2.
The alley gates hereby approved shall be colour treated with the approved colour black with gold finials prior to installation and shall be maintained as such thereafter.


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

Notes to Applicant

1.
This grant of planning permission does not authorise the closure or diversion of the public right of way as indicated on the approved plan, until the appropriate order has been made.

2.
Please note this permission relates to the submitted plans received 30th November 2009.

3.
The applicants are advised that United Utilities will require 24 hours per day access to all apparatus. Should access be required, every effort will be made to obtain access via a keyholder, but in the event that forced entry is required, United Utilities will cause the minimum damage necessary to gain entry to their apparatus, but will not be held liable for the cost of repairing or making good any damage so caused.

	APPLICATION No:
	09/58401/DEEM3

	APPLICANT:
	Salford City Council

	LOCATION:
	1-33 Lyndhurst Street, 2-34 Deyne Street And Adjacent To 44-46 Seedley Park Road And 166-168 Derby Road, Salford, M6 5YB, 

	PROPOSAL:
	Erection of 2.4m high railings to alleyway (Re-sub of 09/58107/DEEM3)

	WARD:
	Langworthy


Description of Site and Surrounding Area 
This application relates to the alleyway to the rear of Lyndhurst Street and Deyne Street fronting Derby Road and Seedley Park Road. The area is predominantly residential in nature and is dominated by semi detached and terraced properties. There are a number of similar schemes in the surrounding are including to the rear of 2-34 Lyndhurst Street and to the rear of 2-32 Orrel Street. Gate 1 would be sited to the side of 168 Derby Road which has an existing 1.9m wall along its side boundary and 166 Derby Road which has an existing 1.8m high wall along its side boundary adjacent the location of the proposed alley gate. Gate 2 would be sited to the side of 44 and 46 Seedley Park Road which have existing 1.9m high walls adjacent the location of the proposed alley gate.

Description of Proposal 
Consent is sought for the erection of two 2.4m high alley gates. Details of the proposed gates are as follows:

Gate 1 would be located to the side of 166 and 168 Derby Road and would be set back 4.5m from the back of the pavement. It would comprise a 2.4m high double gate, 3.1m in width. 

Gate 2 would be located to the side of 44 and 46 Seedley Park Road and would be set back 4m from the back of the pavement. It would comprise a 2.4m high double gate, 3.1m in width.

The gates and railings would be constructed of galvanised steel and are proposed to be painted black with gold finials. 

Site History 
09/58107/DEEM3 - Erection of 2.4m high gates to alleyway. This application was withdrawn to allow the gating order for the alleyway to be applied for to enable both elements to be dealt with by the planning panel at the same meeting.

Publicity

Site Notice: Affecting highway
Date Displayed: 14 December 2009
Site Notice: Affecting highway
Date Displayed: 15 December 20
Press Advert: Salford Advertiser
Date Published: 14 January 2010
Reason: Article 8 Affect Public right of Way
Neighbour Notification 
The following neighbour addresses have been notified:

166, 168 Derby Road

44, 46 Seedley Park Road

2, 4, 6, 8, 10, 12, 14, 16, 18, 20, 22, 24, 26, 28, 30, 32, 34 Deyne Street

1, 3, 5, 7, 9, 11, 13, 15, 17, 19, 21, 23, 25, 27, 29, 31 Lyndhurst Street

Representations 
None received to date.

The application is to be determined by the Planning and Transportation Regulatory Panel as the proposal received objections during the community involvement undertaken by the applicants. As a result of this publicity, the gating order for the alleyway is also to be considered on this agenda. 

The following issues were raised:

-
The alleyway is a public right of way

-
It does not reduce cost house insurance

-
They do not enhance an area only give false impressions

Consultations

Design For Security - No objections

Highways - No comments received to date.

The Greater Manchester Pedestrian Assoc. - No comments received to date.

The Open Spaces Society - No comments received to date.

Peak and Northern Footpaths Society - No comments received to date.

Ramblers Association Manchester Area - No objections

United Utilities - No objections but have provided the following comments:

'United Utilities will require 24 hours per day access to all apparatus. Should access be required, every effort will be made to obtain access via a keyholder, but in the event that forced entry is required, United Utilities will cause the minimum damage necessary to gain entry to our apparatus, but will not be held liable for the cost of repairing or making good any damage so caused.'

Planning Policy Framework

Development Plan Policy

UDP
DES1 - Respecting Context

UDP
DES7 - Amenity of Users and Neighbours

UDP
DES10 - Design and Crime

UDP
A2 - Cyclists, Pedestrians and the Disabled

Other Material Considerations

SPD
SPD5 - Design and Crime

Appraisal 
The main issues for consideration with this application are the impact of the proposed gates on the safety of the highway and the character of the surrounding area. The main policies of relevance are DES1, DES7, DES10 and A2 of the City of Salford adopted UDP and policy DC18 of the Design and Crime SPD. 

Visual Impact
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 identity and distinctiveness.

The proposed alley gates are to be constructed of galvanised steel painted black with gold finials and will allow surveillance along the alleyway.  The materials and scale of the proposed development are considered to be appropriate within this location and consequently it is considered that the introduction of the proposed alley gates would not have an adverse impact upon the visual amenity of the area.  The proposal is therefore in accordance with Policy DES1 of the adopted UDP.

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

Policy DC18 states alley gating should be designed as to make scaling them difficult and their locks should be protected so as to deter tampering and vandalism. They should be flush with the building line and should allow views through them.

The main purpose of the alley gates is to control the access to the alleyway in order to prevent anti-social behaviour and damage to private property. The alley gates would offer added security as well as clearly defining the alley as a communal space for adjoining residents.

It is considered that the siting of the gates, the inclusion of finials and the fact that the gates do not have any central horizontal bars means that they will be difficult to scale and therefore people will be prevented from climbing over them. In addition they are designed in such a way to allow views through them and along the alleyway ensuring a high level of natural surveillance.

It is therefore considered that the proposal would be in accordance with DES10 and DC18.

Amenity
Policy DES7 states that development that will have an unacceptable impact on the amenity of the occupiers or users of other developments will not normally be permitted.

Although visible from the adjacent residential properties, it is not considered that the gates will significantly affect the amenities of adjacent residents.  It is therefore considered that the proposal will not have a detrimental impact on the residential amenity currently enjoyed by neighbouring residents. The proposal is therefore in accordance with policy DES7 of the adopted UDP.

Access and Movement
Policy A2 of the UDP states: "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.

All adjacent property owners would have a key to the alley gates with landlords being responsible for supplying tenants with a key. Any utility company that has equipment on the alleyway will also be entitled to gain access. The proposed alley gates would restrict the use of the alleyway to the residents adjacent to the alleyway. The alleyway provides access to the rear of the properties adjoining it and pedestrian and cycle traffic can easily be diverted to the pavements to the front of Lyndhurst Street and Deyne Street without any significant increase in travel distance. 

It is considered therefore that the proposed alley gates would not affect the safe and convenient access to and around the site and as such the proposal is in accordance with Policy A2.

Waste Collection
The existing waste refuse collection will remain unchanged. The bin wagon does not drive down the alleyway. Residents currently leave their bins at the end of the alleyway and this would not be impeded by the gates which would be set back from the pavement. As such it there would be no impact on the current waste collection arrangements which are currently in place. It is noted that all alley gating proposals provide for residents a key to the gates which allows them to place bins for collection, ensuring that service is maintained. In some circumstances residents may be physically unable to place bins for collection, in which case they can use the ‘Bin Assist’ service offered by Environmental Services, which is available for residents (whether or nor alley gating is present) to request that bins are collected. The ‘Bin Assist Team’ have master keys available to them to access the alley gates.

The Need for the Alley Gate
The proposed alley gating scheme is located in an identified crime hotspot area. The Langworthy ward has above average burglary, anti social behaviour and BCS crime. (BSC - British Crime Survey)

Residents were consulted prior to the submission of this application and were asked to fill in a questionnaire. 66% responded and of these responses 92% were in favour of the proposal with only 8% being against. 

56% of respondents were of the view that crime or anti-social behaviour had been aided by the alleyway, a clear issue in terms of perceived fear of crime. Specific incidents of crime reported by residents in the survey include youths congregating, drinking and smashing/throwing bottles in the alleyway, drug use, people using the alley as a hiding place, motorbikes going up and down, sexual behaviour, damage to property, fly tipping, attempted burglaries, fires.

The reasons against were as follows: The alley gates are public rights of way. Also it does not reduce the cost   of home insurance. Gating orders do not enhance the area, only gives false impressions.

Whilst not necessary to demonstrate need in planning terms it is considered that the reduction of crime, vandalism and anti-social behaviour in the area has the potential to be considerable with the installation of the gates. The alley gates would define public and private space and would act as a deterrent and limit access to residents only.

It is considered that the proposed alley gating is likely to assist in crime reduction in the area, with the fear of crime also likely to be reduced.

Conclusions/Summary 
It is considered that the proposal would not compromise highway safety or be out of character with the surrounding area. In addition, it is considered that the proposal would not cause any significant harm to the amenity of neighbouring occupiers or unacceptably restrict movements of pedestrians of mobility impared. The proposal would reduce the potential for crime to arise and would be in accordance with all relevant policies within the Unitary Development Plan and the Design and Crime SPD and there are no other material considerations that outweigh those policies.

The press notice will expire after today's Panel meeting. It is therefore recommended that Panel be minded to approve the application and authority delegated to the Chairman of the Planning and Transportation Regulatory Panel and the Head of Planning and Transport Futures to issue the decision notice once the press notice has expired.

Recommendation

Approve

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


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

2.
The alley gates hereby approved shall be colour treated with the approved colour black with gold finials prior to installation and shall be maintained as such thereafter.


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

Notes to Applicant

1.
This grant of planning permission does not authorise the closure or diversion of the public right of way as indicated on the approved plan, until the appropriate order has been made.

2.
Please note this permission relates to the submitted plans received 30th November 2009.

3.
The applicants are advised that United Utilities will require 24 hours per day access to all apparatus. Should access be required, every effort will be made to obtain access via a keyholder, but in the event that forced entry is required, United Utilities will cause the minimum damage necessary to gain entry to their apparatus, but will not be held liable for the cost of repairing or making good any damage so caused.'

	APPLICATION No:
	09/58345/DEEM3

	APPLICANT:
	Salford City Council

	LOCATION:
	Bridson Street, Salford, M5 5 NL, , 

	PROPOSAL:
	Erection of 20 no. three bedroom dwellings

	WARD:
	Weaste And Seedley


Description of Site and Surrounding Area 
The proposal covers an area of 0.46 ha and comprises open cleared land which formerly accommodated terrace housing. The site is unallocated and is located within Weaste, a ward forming part of Central Salford and making up the western side of the inner area surrounding the regional centre of Manchester/Salford.

The site consists of two elements separated by Heyworth Street. The western half extends both sides of Bridson Street (including the land up to the retaining wall of the motorway. The eastern side of the site is retained only to land on the south side of Bridson Street (not including the environmental landscape strip to the northern side of the street, adjacent to the motorway).

The site is bounded to the north by the M602 motorway and the Liverpool to Manchester railway line (which is situated below the surrounding townscape in a common cutting with retaining walls). Beyond this is a network of traditional linear 19th century residential terrace streets. Surrounding the site to the east, south and west are streets of late 20th century, two-storey terrace housing, separating the site from Eccles New Road, a strategic street, that links Eccles to Salford Quays and Manchester/Salford City Centres.

The site is currently grassed over and enclosed by low post and rail fencing, a typical method of site enclosure in advance of anticipated development. The land to the north side of Bridson Street is currently used as a site compound.

Description of Proposal 
The application is for the erection of 20No. 3 bedroom houses in two separate terraces of 10 units. There terraces are proposed either side of Heyworth Street, fronting onto the southern side of Bridson Street. 

The housing is proposed as part of the nation wide Central government ‘Housing Pledge’ programme, with funding direct from the Homes & Communities Agency (HCA), through a Social Housing Grant (SHG). The application therefore, is the subject of a housing programme by Salford City Councils, who have established a simple model to fund, rent and manage the properties. Bridson Street forms one of ten similar projects across the city and comprises 100% affordable housing.

The two terraces are identical, with the same mix of 1 X A1, 1 X A2, 3 X B1, 3X B2, 1 X C1 and 1 X C2 house types. Each house type is the same width of 5.4m, making each terrace 52m in length. The design rational comprises an alternating pattern of building elevation and roof design, with straight eaved properties alternated with forwards to rear facing, west sloping, mono-pitched gabled properties. The terraces are 5.6m to eave level and 9m in height to the ridge. Amended plans have been submitted addressing the west facing gable end elevation of both terraces (ensuring better surveillance) and the roof design. The mono-pitch arrangement resulted in the eastern most unit of both terraces having effectively a three-storey elevation on the flank. By removing this front-rear mono-pitch gable resulted in the end elevation having only a regular gable in the street and a more in keeping scale to the surrounding properties.

The difference between the terraces comprises the building line and rear garden size. Whilst both terraces enjoy a 2.4m deep front garden enclosed by boundary walling, the common building line is subtly stepped, with the western terrace being 0.4m forwards of the eastern. The eastern parcel however is  wider and side gardens that are 1m wide enclose the terrace, whilst that to the east has its gable ends at back of pavement.

Rear gardens are 7m deep for the western terrace and 11.3m for the eastern terrace, both accessed from rear footpaths and house sheds/cycle storage and refuse storage.

Bridson Street falls within the application site, for the full length of both terraces and will be laid out with aspirations of a ‘Homezone’ providing a ratio of 1:1 parking in a saw-tooth parking arrangement in a chicane arrangement. An area of open space planted with trees is proposed as an environmental landscaping strip opposite the western terrace.

In addition to the plans, application forms and certificates submitted, the following supporting information has been provided:

Planning Design & Access Statement

Air Quality Assessment

Environmental Noise Assessment

Crime Impact Statement

North West Sustainability Checklist

Geological & Hydrological Data Search

Statement of Community Involvement

Main Drains Statement

Contaminated Land Risk Assessment

Desk Study & Preliminary Risk Assessment

Historic Maps

Utilities Statement

Site History 
None

Publicity

Site Notice: Affecting highway
Date Displayed: 24 November 2009
Press Advert: IN Salford

Date Published: 14 December 2009
Reason: Article 8 Standard Press Notice
Neighbour Notification 
A press notice was displayed on 14 December 2009.

Site notices were posted on 25 November 2009. 

50 neighbours in the following streets have been consulted:

Stowell Street

Kerrera Drive

Oronsay Grove

Sandray Grove

Derby Road

Dolbey Street

In addition a Statement of Community Involvement has been undertaken by the applicant, confirming extent of pre-application consultation with the local community.

Representations 
No letters have been received from neighbouring residents.

Consultations

Design For Security - No comments received to date.

Main Drainage - A separate drainage system is required for possible storage of surface water to limit discharge to sewer (15L/s to United Utilities approval.

Floor levels must be 300mm above adjacent road and must be designed to prevent ponding of any water should the drains be overloaded.

Highways - No comments received to date.

Environment Agency - The Environment Agency assessed the Desk Study and Preliminary Risk Assessment and concluded the following.

The site is underlain by a major aquifer which is considered to be a controlled waters receptor by the Environment Agency. The reviewed information has identified potential contaminative historical land uses which may pose a risk to controlled waters. Recommendations in the above report are accepted, that further site investigation should be undertaken to ensure risk posed to controlled waters are appropriately assessed and mitigated. Approval should include a recommended condition by the Environment Agency.

Urban Vision Environment - The development site is in proximity of the M602 motorway, 20 m to the north, a railway line, 8m to the north and the A57 Eccles New Road 45m to the south. The motorway is in a cutting, which helps mitigate noise at the development site.

Noise. The applicant has submitted an Environmental Noise Assessment report, dated 8th October 2009, to support the application. The report is by Capita Symonds and it identifies and measures the noise sources identified above. As a consequence the report determines the site to fall within PPG 24s Noise Exposure Category (NEC) C for daytime and NEC B for night time. As a result the report suggests the site requires noise mitigation measures to safeguard the amenity of future residents. 

As the outdoor amenity area standard of LAeq, 16H 55 dB A is likely to be exceeded for the northern part of the site, the report recommends a minimum 2.5m high acoustic barrier at this location. Also, for the dwellings an acoustic glazing system with mechanical ventilation  is recommended.

The findings of the report is acceptable and therefore with the recommended mitigation measures in place the site is acceptable for residential development. Conditions are recommended

Air Quality. The application is supported by the submission of an Air Quality Assessment report, dated September 2009, by Capita Symonds. In conclusion the report finds that the development site closest to the M602 motorway has annual mean Nitrogen Dioxide levels above the Air Quality Strategy objectives. However, with suitable mitigation measures in place the site can be developed for residential purposes. The report recommends that this mitigation should involve the use of non-opening windows nearest to the motorway and mechanical ventilation with air drawn from areas least affected by traffic emissions.

The reports conclusions are acceptable and as such conditions are recommend.

The Desk Study and Preliminary Risk Assessment was assessed and identifies that the site could potentially be affected by contamination from the demolition of housing.  The Preliminary Risk Assessment (PRA) is satisfactory and recommends that a suitable site investigation including human health risk assessment is undertaken to assess the contamination risk.  The PRA also recommends that a groundwater assessment is undertaken to assess whether any potential contamination may impact on controlled waters.  Therefore, it is recommended that this further assessment is undertaken to determine the potential risks from land contamination, and as such the matter can be addressed by condition.

The Highways Agency - No objections

Central Salford Urban Regeneration Company - No comments received to date.

The Open Spaces Society - No comments received to date.

Ramblers Association Manchester Area - No comments received to date.

The Greater Manchester Pedestrian Assoc. - No comments received to date.

Peak and Northern Footpaths Society - No comments received to date.

United Utilities - No comments received to date.

Planning Policy Framework

Development Plan Policy

RSS
DP1 - Spatial Principles

RSS
DP2 - Promote Sustainable Communities

RSS
DP3 - Promote Sustainable Communities

RSS
DP4 - Best Use of Existing Resources

RSS
DP5 - Manage Travel Demand

RSS
DP6 - Marry Opportunity and Need

RSS
DP7 - Promote Environmental Quality

RSS
DP9 - Reduce Emissions, Adapt to Climate Cha

RSS
RDF1 - Spatial Priorities

RSS
L2 - Understanding Housing Markets

RSS
L4 - Regional Housing Provision

RSS
L5 - Affordable Housing

RSS
RT2 - Managing Travel Demand

RSS
RT9 - Walking and Cycling

RSS
EM3 - Green Infrastructure

RSS
EM16 - Energy Conservation and Efficiency

RSS
MCR1 - Manchester City Region Priorities

RSS
MCR2 - Regional Centre, Inner Manchester City

UDP
ST1 - Sustainable Urban Neighbourhoods

UDP
ST2 - Housing Supply

UDP
ST14 - Global Environmental

UDP
DES1 - Respecting Context

UDP
DES2 - Circulation and Movement

UDP
DES3 - Design of Public Space

UDP
DES7 - Amenity of Users and Neighbours

UDP
DES9 - Landscaping

UDP
DES10 - Design and Crime

UDP
H1 - Provision of New Housing Development

UDP
H4 - Affordable Housing

UDP
H8 - Open Space Provision with New Housing

UDP
A2 - Cyclists, Pedestrians and the Disabled

UDP
A8 - Impact of Development on Highway Network

UDP
A10 - Provision of Car, Cycle, Motorcycle Park

UDP
EN16 - Contaminated Land

UDP
EN17 - Pollution Control

UDP
EN19 - Flood Risk and Surface Water

UDP
EN21 - Renewable Energy

UDP
EN22 - Resource Conservation

UDP
DEV5 - Planning Conditions and Obligations

Other Material Considerations

PPG
PPG13 - Transport

PPG
PPG24 - Planning and Noise

PPS
PPS1 - Delivering Sustainable Development

PPS
PPS3 - Housing

PPS
PPS22 - Renewable Energy

PPS
PPS23 - Planning and Pollution Control

PPS
PPS25 - Development and Flood Risk

SPD
SPD11 - Sustainable Design Construction

SPD
SPD12 - Design

SPD
SPD3 - Salford Greenspace Strategy

SPD
SPD5 - Design and Crime

SPD
SPD6 - Trees and Development

SPD
SPD8 - Planning Obligations

SPG
SPG3 - Housing

SPG
SPG4 - Claremont and Weaste Neighbourhood Plan

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


The principle of development;


The design and appearance


Open space


Crime Prevention


Addressing Climate Change


The impact of the development on the amenity of neighbouring occupiers and future occupants;


Noise, air quality and contaminated land


Drainage and Flood Risk


Transportation, Parking and highway safety; and 


Whether an appropriate planning contribution should be provided.

Principle

(1) Location

One of the criteria to be considered under paragraph 5 of PPS1 (Delivering Sustainable Development) states that “Planning should facilitate and promote sustainable and inclusive patterns of urban and rural development by ensuring that development supports existing communities and contributes to the creation of safe, sustainable, liveable and mixed communities with good access to jobs and key services for all members of the community”.

The government further expresses the need to focus development in sustainable locations under PPS3 (Housing) which makes reference back to PPS1 and the need for housing development to comply with the key principles of sustainable development. At its core is the need for housing to be well connected and located in accessible locations, providing future residents with good socio-economic opportunities. 

The North West of England Regional Spatial Strategy (RSS) endorses these national principles into the Development Plan through Policies DP1 through DP9, RDF1, MCR1 and MCR2.

Policy RDF 1 (Spatial Priorities) requires development to accord with a sequential test for the strategic location of new development. Following the first priority for growth and development within the regional centers of Manchester and Liverpool, the plan looks to the inner areas surrounding these regional centers, where the application site is located. Following this it is concerned with other town and smaller cities across the region.

Policy MCR 1 (Manchester City Region Priorities) seeks to “accommodate housing development in locations that are accessible by public transport to areas of economic growth. A high level of residential development will be encouraged in the inner areas to secure a significant increase in the population of these areas”. Moreover Policy MCR 2 (Regional Centre and Inner Areas of Manchester City Region) notes that residential development should be focused in the inner areas adjacent to the Regional Centre in order to secure a significant increase in their population, to support major regeneration.

UDP Policy ST1 (Sustainable Urban Neighbourhoods) encourages development that creates sustainable neighbourhoods in the urban areas of the city.

The application is located in close proximity to Salford Quays and within a short distance of the Metrolink and bus routes offering connections to the regional centres of Salford, Manchester and Liverpool as well as Pendleton, Eccles and Trafford Park and a variety of other neighbourhood and district centres including Swinton and Monton. The location is considered highly sustainable and as such the development is fully in accordance with the above national, regional and local policy objectives.

(2) Previous Use of site

A further test of the sustainable credentials of a site are addressed under PPS1 paragraph 21 which states that “The broad aim should be to ensure that outputs are maximised whilst resources used are minimised (for example, by building houses at higher density on previously developed land, rather than at low density on Greenfield sites).

PPS3 (Housing) sets out under Annex B, the definition of previously developed land. The applicant has provided comprehensive map data confirming the development of part of the site as stables as far back as 1895 and for the entire site as housing since the 1920’s. As such the proposal complies with the PPS’s identification of suitable housing sites, which includes the “re-use of vacant and derelict sites” (paragraph 38) and the criteria for effective use of land “A key objective is that Local planning Authorities should continue to make effective use of land by re-using land that has been previously developed (paragraph 40). 

A national target of 60% of housing development should be on previously developed land, the RSS translates that into at least 90% for development in the North West Region. As such the redevelopment of Bridson Street for housing helps meet that target of sustainable housing development in the city.

RSS Policy DP 4 (Make the Best Use of Existing Resources and Infrastructure) makes clear the regional priority given to development, which 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 the other principles in DP1-9.

UDP Policy ST11 (Location of New Development) reiterates RSS Policy DP4 by promoting its own sequential hierarchy of types of development sites starting with the re-use and conversion of existing buildings, followed by previously developed land. 

As the application proposes the re-use of previously developed land, it is considered to be a second tier category site in terms of sustainability and therefore a preferable location for development of housing.

(3) Density

PPS3 advises that a residential development in a central location is built out to 50 units per hectare and 30 units per hectare in a more suburban location, UDP Policy ST12 (Development Density) aims to secure a high density on sites close to key public transport routes and interchanges.

UDP Policy H1 (Provision of New Housing Development) also aims to deliver no less than 50 units per hectare on sustainable and well connected sites (in line with PPS3). 

The development at Bridson Street is close to the Metrolink and an established bus corridor and surrounding by sever town centres and as such the site can be classified as being very sustainable. The proposed density is 43 units per hectare, whilst this initially appears slightly lower than one would anticipate for this location, it must be considered that a significant portion of the land is provided as and environmental landscaped buffer zone to the M602 and is not part of the developed area of land for housing, which consequently will be above the density calculated and more in line with national and local policy.

(4) Housing Mix (Tenure, Type & Accommodation)

Paragraph 23 of PPS3 (Housing) states that “Developers should bring forwards proposals for market housing which reflects demand and the profile of households requiring market housing, in order to sustain mixed communities. Proposals for affordable housing should reflect the size and type of affordable housing required”.

RSS Policy MCR 2 (Regional Centre and Inner Areas of Manchester City Region) notes that residential development should “secure the improvement of community facilities and the creation of sustainable communities. The emphasis will be on providing a good range of quality housing, in terms of size, type, tenure and affordability”.

RSS Policy DP 2 (Promote Sustainable Communities) along with the suite of other spatial strategy policies (DP1 through DP9) aims to addressing social inequalities in the region and provide quality housing in all areas to deliver improved prosperity.

UDP Policy ST2 (Housing Supply) requires control over the type of housing delivered. The Housing Planning Guidance (2006) provides clearer advice concerning this control over type of housing through Policy HOU1. This policy states that “Within Central Salford (areas not including the regional Centre, Broughton Park, Claremont and the northern part of Weaste and Seedley) new development should provide a broad mix of dwelling types”. Policy HOU2 of the Guidance goes on to state that “The majority of new houses should have at least three bedrooms”.

The scheme comprises 100% 3 bedroom (5 person) terrace housing. Whilst this does not offer a mix of dwelling type, the Planning Design and Access Statement does provide a clear rationale for the need of this type of housing within this area of Salford in order to secure effective regeneration. In addition it should be noted that the area (historically and recently) been the subject of significant pressure to develop apartments and therefore there is a need to provide more family type accommodation.

National, regional and local planning policy seeks the delivery of affordable housing in major schemes. UDP Policy H4 (Affordable housing) is the most relevant in this instance and is supported by a suite of policies in the Housing Guidance document (HOU3 and HOU4). The proposal offer 100% affordable housing and as such satisfies these policies.

The Claremont & Weaste Neighbourhood Plan was adopted by the City Council in 2008 to address the socio-economic issues that prevail within the Claremont & Weaste Wards. It aims to address the decline in population and deliver quality housing to meet the changing needs of local households.

It objectives include delivering a good range of housing. It identifies the clearance programme undertaken in Salford which includes the areas around Eccles New Road, and specifically references this site. Statement 4 ‘Housing Priorities’ of the document notes that south of Eccles New Road, new development should provide a mix of dwelling types on any one site. The majority should be three bedroom plus houses.

It is indicated the site and Eccles New Road Area in general to be an ‘Area of Change’. The guidance document notes that around Eccles New Road, the mix of housing is bias towards smaller properties, both apartments and houses. As such, Policy CW3 ‘key Criteria For Redevelopment: Eccles New Road Area’ looks to secure high quality housing. Bridson Street is specifically listed as a ‘Clearance Area’ where, although the site is not allocated, housing development is supported.

In addition the Design - Shaping Salford SPD (2008) identifies Claremont, Weaste and Irlam’s O’ Th’ Height as playing an increasingly important role in the regeneration of Central Salford. It notes “The area around Eccles New Road is less well defined with weaker diversity in housing types and tenure and poorer connections between neighbourhoods.

It can be confirmed that while the proposal does not offer a mix of housing type or tenure, it satisfactorily meets the aspirations of the neighbourhood plan and aims to secure regeneration through stabilisation of the areas population through quality family housing.

Design and appearance

Planning Policy Statement 1 (PPS1) is concerned with ensuring that development is well designed and adopts the Governments principles of sustainable development.

Paragraph 34 states that “Planning authorities should plan positively for the achievement of high quality and inclusive design for all development, including individual buildings, public and private spaces and wider area development schemes. Good design should contribute positively to making places better for people. Design which is inappropriate in its context, or which fails to take the opportunities available for improving the character and quality of an area and the way it functions, should not be accepted”.

Planning Policy Statement 3 (PPS3): Housing (2006) identifies under paragraph 12 that good design is fundamental to the development of high quality new housing, which contributes to the creation of sustainable, mixed communities. Paragraph 16 goes on to note matters to consider when assessing design quality in new developments, including, along with other things, whether the proposal:

· Is well integrated with and complements the neighbouring buildings and the local area more generally in terms of scale, density, layout and access;

· Takes a design-led approach to the provision of car parking space that is well integrated with a high quality public realm and streets that are pedestrian, cycle and vehicle friendly; and

· Creates or enhances, a distinctive character that relates well to the surroundings and supports a sense of local pride and civic identity.

By Design: DTLR (2001) helps implement the Government’s commitment to good design. It reinforces the Urban Task Force’s report “Towards an Urban Renaissance” for better-informed urban design. Page 20 of the document notes that it is important to integrate new development into its setting. It goes on to address the importance of ensures that adjacent buildings relate to one another. “Integrating existing buildings and structures into new development can maintain the continuity of the built fabric as well as retaining buildings of local distinctiveness, historic or townscape merit”. It goes on to state that proposed buildings scale, massing and height should be considered in relation to that of adjoining buildings, views and landmarks. “The character of townscape depends on how individual buildings contribute to a harmonious whole, through relating to the scale of their neighbors and creating a continuous urban form”.

UDP Policy ST8 (Environmental Quality) and DES1 (Respecting Context) are of relevance. DES1 requires consideration of issues including scale, character impact on views and vistas, respecting existing building lines, vertical and horizontal rhythms and impact upon local identity. The Design: Shaping Salford SPD (2008) offers guidance for Weaste which includes the need for new development to respect scale and density and improving pedestrian routes. Policy 5 (Layout and Scale of New Development) and Policy 6 (Building Details and Materials).

The Planning Design and Access Statement offers a simple overview of how the development relates to the surrounding context. It notes the general accordance with the surrounding two-storey scale of development and the use of traditional building materials. Following a site visit it is clear that the surrounding neighborhood, which comprises modern terrace housing fails to relate to the traditional grid of 19th century terrace streets that still survive in remnants to the south and more holistically to the north of the motorway. The proposal establishes a strong linear form, utilizing a rhythm of repetitive elements that is typical of late 19th century and early 20th century terrace housing. As a result the street is well defined and the south-bound approach to Eccles New Road down Derby Road (over the motorway) will regain a degree of rational by reestablishing a simple line of development across the currently exposed cul-de-sac arrangements of the existing housing. 

The design of the terraces comprises an alternating pattern of building elevation and roof design, with straight eaved properties alternated with forwards to rear facing, west sloping, mono-pitched gabled properties. This rhythm identifies with the bays and gables on Victorian terrace and the handed pairing of entrances and windows. 

Following discussions with the applicants agents, amended plans have been submitted addressing surveillance over the street on the western elevations and the roof design, so as to delete the mono-pitch arrangement on the eastern most unit on both terraces, so as to afford a less aggressive presence in the street.

Open Space

UDP Policy DES2 (Circulation and Movement), DES3 (Design and Public Space) and 

DES9 (Landscaping) provide criteria on how the public realm should connect to the wider network of open space and interface with private realm. 

Greater advise is offered in the Central Salford’s Spaces and Places Public Realm Handbook (2009) which identifies Bridson Street as falling within an ‘Existing Green Neighbourhood’ where the aim is to create safe and welcoming neighbourhoods with a creative mix of pedestrian, cycle and slow moving vehicle environment. It is aimed to achieve this without installing traffic calming measures and secure the needs of all members of the community as well as community ownership.

The Claremont & Weaste Neighbourhood Plan was adopted by the City Council in 2008 and aims to deliver an interconnected collection of stable neighbourhoods with strong urban grain and a vibrant suburban feel. Its objectives include; safe planted neighbourhoods; good active and healthy culture; distinctive and attractive series of neighbourhoods; community where people feel safe; and high environmental sustainability.

Urban Design Compendium: English Partnerships and the Housing Corporation (2000). The guidance provides a comprehensive review of how to deliver good quality density, form, architecture and design of both public and private realm. It promotes the creation of ample open space that is well connected to the existing space network.

The application offers a simple built form that relates directly to the historic orientation of terraces in the area. Due to its scale, it does not assist in creating better north south links through the area, but does make the immediate area more legible, but better defining the block and re-establishing the nature of Bridson Street as a residential neighbourhood.

A Homezone is suggested on the plans with a chicanes arrangement of saw-tooth parking. As a defined footpath and vehicular carriageway remains and no management of the space for community activity is proposed, it is not considered to be a true ‘Homezone’, non-the-less the proposal does create a sense of place that could generate community ownership and will manage traffic speeds without resorting to traditional street calming measures and therefore is considered to be satisfactory.

The mix of block paving and two colour tarmac treatments will need to be the subject of planning conditions and will be carefully considered in order to ensure they do not appear as an aggressive and alien intrusion into the surrounding area and harmonise with the built fabric of the houses themselves.

UDP Policy H8 (Open Space Provision Associated with New Housing Development) seeks the provision of open space when need is triggered by housing development. This matter is addressed under the section concerning planning obligations, however it should be noted that the environmental landscape area opposite the western terrace is a mitigating mechanism to reduce the impact of the motorway, will not feature as a formal part of the cities open space network, other than as informal visual amenity.

The environmental landscape area is briefly referred to in the Planning Design and Access Statement. It is stated that the existing trees will be retained, but does not refer to the planting of new trees. This therefore will be the subject of a condition. Subject to the adequate retention of the trees, along with appropriate planting of new trees both within this zone and within the street proper, the Trees and Development SPD (2006) and the following policies will be accorded with: TD2 (Retention of Existing Trees); TD4 (Protection of Existing Trees); and TD6 (Replacement Tree Planting).

Crime Prevention

UDP Policy DES10 (Design and Crime) does not permit development unless it is designed to discourage crime, anti-social behaviour and the fear of crime. The Design and Crime SPD (2006) considers a range of issues in policies that are relevant to this development. These include, footpaths, walkways and dedicated cycle routes, frontage of buildings, private spaces behind buildings, natural surveillance, building entrances, lighting, boundary treatment and perimeter gates.

The applicant has commissioned a Part A Crime Impact Statement by Greater Manchester Police. This considers layout, building design, sense of ownership and definition of ownership boundaries. Recommendations have been discussed between the police Architectural Liaison Officer and the applicant and subject to parking being made secure and well overlooked, no objection is raised within the report.

Design For Security consultation response stated that in principle there was not objection to the application. There was some concern with regards the closing off of a section of open land in Stowell Street (to the south) in order to make the area safer. As this land does not form part of the application site it cannot be the subject of this application. Additionally, the architectural liaison officer has suggested that gable elevations should have defensible space. Whilst this is achievable for the eastern terrace, the gable elevations are at back of pavement on the western terrace and are overlooked by first floor windows.

Addressing Climate Change

PPS22: Renewable Energy (August 2004) sets out 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. 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.

A North West Sustainability Checklist has been undertaken as part of this development but a Buildings for Life Assessment (CABE 2007) has not. The Planning Design and Access Statement does however note that the houses would achieve Level 4 against Code For Sustainable Homes, with a 44% lower CO2 emissions than the performance required by building regulations. Members are advised that Level 4 is mandatory for all affordable housing schemes nationwide. In order to achieve this each house has been orientated so as to have a south facing roof slope that will accommodate 2 solar panels (solar water heating and voltaic), rainwater harvesting, good thermal efficiency (roof, floors, walls and windows) and will use a modern timber prefabricated system to reduce the construction period.

With the project intending to deliver Code Level 4 homes, RSS Policy DP 9

(Reduce Emissions and Adapt to Climate Change) and EM 16 (Energy Conservation & Efficiency), along with UDP Policy ST14 (Global Environment) and the Councils Sustainable Design & Construction SPD (2007) Policy SDC1 (Sustainable Design and Construction in New Developments) are all broadly satisfied.

Amenity of neighbouring occupiers and future residents

UDP Policy DES7 requires that developments respect sunlight, daylight, aspect and privacy and general amenity of future occupiers and surrounding occupiers.

The terraces are at a height of 5.6m to eave level and 9m in height to the ridge. No sections are provided to indicate how this relates to the scale of existing neighbouring properties, however, the Planning Design and Access Statement indicates the preservation of a minimum distance of 10.5m between new habitable windows and an existing blank gable end to a terrace and 29m interface distance between facing habitable room windows, which is broadly acceptable.

Bin, refuse and cycle storage can be provided within the adequate private rear gardens of the properties, which will range between 6.8m and 11.2m in depth and enclosed by 1500mm close boarded fencing to create private adequate amenity space.

Noise, air quality and contaminated land

PPS23: Planning and Pollution Control (ODPM, 2004) is mainly concerned with development that creates pollution rather than development close to pollutant sources, however, it does address matters of existing and future air quality in an area including AQMAs and the need for compliance with any statutory environmental quality standards or objectives (air quality).

PPG24: Planning and Noise (DoE, September 1994) addresses mattes concerning the impact of noise which is a material planning consideration. It notes that it must be a consideration, where practical, to mitigate noise levels.

The application site is situated adjacent to the M602 motorway, which links central Manchester to the M60 Greater Manchester Orbital and the Liverpool to Manchester railway line. This is a source of both noise and air pollution. The development is set back 37m from the retaining wall of the common cutting of the motorway and railway and will enjoy a new environmental buffer zone.

An Environmental Noise Assessment considered by Miller Goodhall and Urban Vision Environment. It recommends a 2.5m high acoustic barrier and this is to be secured by condition.

An Air Quality Assessment have been undertaken and considered by Miller Goodhall and Urban Vision Environment. The air quality mitigation measures suggested include non-opening windows and mechanical ventilation from a clear air source.

Similarly a Contaminated Land Risk Assessment has been submitted with the application and has been assessed to be satisfactory. The Environment Agency and Urban Vision: Environment have recommended conditions to ensure that land contamination in is satisfactorily addressed and mitigated. 

Drainage, utilities and flood risk

PPS25: Development and Flood Risk (CLG, December 2006) is the government’s policy document addressing all forms of flooding and their impact on the natural and built environment.  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. The application site is within a Zone 1 Flood Risk Area, which covers areas of least risk. As the proposal is under 1ha in size it is not therefore mandatory to undertake a Flood Risk Assessment. Urban Vision: Drainage have requested that a condition be attached for any approval that floor levels are 300mm above adjacent road and must be designed to prevent ponding of any water should the drains be overloaded.

A Mains Drainage Statement and Utilities Statement has been undertaken and assessed by Urban Vision Drainage. United Utilities have objected to the building over of existing sewers. These sewers ran beneath the former houses and yards that were situated on the site and as such a condition for the relocation of the sewers will need to be attached to any approval.

Urban Vision: Drainage have noted that a separate surface water drainage system is required for possible storage of surface water to limit discharge to sewer.

Transportation, Parking and highway safety

Planning Police Guidance 13 (PPG13 2001) provides strategic guidance on matters of transportation with aims to discourage dependency on the private car and encourages development within settlement boundaries, where the use of local centres, community facilities and commerce can be sustainable accessed.

RSS Policy DP 5 (Manage Travel Demand; Reduce the Need to Travel, and Increase Accessibility) and Policy RT 2 (Managing Travel Demand) reiterates central government policy and seeks development in locations so as to reduce the need to travel, especially by car, and to enable people as far as possible to meet their needs locally.

Due to the location of the development within Central Salford and in close proximity to bus routes and the Metrolink, the proposal offers good access to areas of commerce, recreation and retail without being dependent on the car, thereby reducing CO2 emissions and reducing potential increase in future congestion.

Appendix C of the UDP set out the parking standards for the city. With regards to residential development it refers to the guidance set out in Policy A10. This requires housing schemes to be considered on a case by case basis, having regard to the type and accommodation of the properties, their location, the availability of and proximity to public transport, the availability of shared parking facilities, and the existing level of on-street parking.

A ratio of 1:1 parking is provided for the entire development. Considering the location of the development and the accessibility to modes of transport, it is considered that the provision of parking is satisfactory.

The Highway Manager has considered the application and policy A10 (Provision of Car, Cycle and Motorcycle Parking in New Developments) and policy A8 (Impact of Development on the Highway Network).and raise no objection to the proposal.

Planning contribution

The need to secure additional works or monies through Planning Contributions/Obligations (S106) in order to ensure that development is satisfactory is covered by various UDP policies.

UDP Policy H4 (Affordable Housing) seeks to ensure adequate affordable housing is provided and is supported by further policies within the Housing Guidance document. 

Policy DEV5 (Planning Conditions and Obligations) is now supported by the Planning Obligations SPD (2007) which covers a number of standard areas. Firstly Policy OB1 (Open Space Provision), secondly Policy OB2 (Public Realm Infrastructure and Heritage), thirdly Policy OB3 (Training Programmes for Construction Workers) and finally Policy OB4 (Reducing and Offsetting Carbon Dioxide Emissions).

The proposal forms part of the nation wide Central government ‘Housing Pledge’ programme, with funding direct from the Homes & Communities Agency (HCA), through a Social Housing Grant (SHG). The application is therefore being funded from the public purse and it would be inappropriate to request monies in connection with a central government programme for 100% affordable housing.

Conclusions/Summary 
The application has taken into account the full extent of national, regional and local planning policy including the aspirations of the Claremont and Weaste Neighbourhood Plan which seeks to re-establish a balanced, stable and sustainable community.

Whilst the proposal offers 20 units of similar accommodation (all comprising 3 bedroom, 5 person homes) it addresses the historical and current concentration of apartments within the inner area of Salford, providing family accommodation that will seek to retain residents as their lifetime circumstances, aspirations and needs change.

The housing accords with rigorous urban design principles, creating a strong northern edge to the block it will form part of and employing architectural principles that have a confident rhythm and reference to the traditional building materials of the area. The buildings have a good density and create environments that offer surveillance over the new open space to the north that also provides and environmental buffer zone to the motorway.

Adequate gardens are provided and acceptable separation distances to existing housing is protected. Space is provided for refuse, recycling and cycle along with other general storage.

The houses are intended to meet Level 4 of the Code for Sustainable Homes and will therefore accord with all level of government’s policy in tackling climate change, both through the use of a previously developed site in an accessible location as well as the use of construction techniques and technologies in order to reduce dependency on finite energy sources.

Amended plans are currently still being consulted on until 22nd January 2010.  It is recommended that if the Panel are minded to approve this application that decision is delegated to the Chair unless objections are received from local residents that raise any new issues.  If objections are received that raise new issues the application will be brought back to the next meeting of the Panel to allow the consideration of any representations received during the publicity period.

The neighbour consultation will expire after today's Panel meeting. It is therefore recommended that Panel be minded to approve the application and authority delegated to the Chairman of the Planning and Transportation Regulatory Panel and the Head of Planning and Transport Futures to issue the decision notice once the neighbour consultation period has expired

Recommendation

Approve

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


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

2.
The application shall be implemented in accordance with the amended plans date stamped 12 January 2010.


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

3.
Prior to the commencement of the development hereby approved, samples and details of the materials for the external elevations and roof of the development shall be submitted to and approved in writing by the Local Planning Authority. The scheme shall be carried out using the approved materials, unless agreed otherwise in writing by the Local Planning Authority.


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

4.
The car parking spaces and refuse/recycling storage areas shown on the layout plan and any subsequent amendments approved by the Local Planning Authority, shall be made available for use prior to first occupation the development hereby approved.


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

5.
The site shall be treated in accordance with a landscape scheme, which shall be submitted to and approved in writing by the Local Planning Authority before development is started.  Such scheme shall include full details of trees and shrubs to be planted, walls, fences, boundary and surface treatment and shall be carried out within 3 months of the completion of development or within the first planting season following completion.  Any trees or shrubs dying within five years of planting shall be replaced with the same species within twelve months.


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

6.
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 contractors’ and workpeoples; vehicles; wheelwashing; and street sweeping; and no development or activities related or incidental thereto shall take place on the site in contravention of such site operating statement.


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

7.
Prior to the commencement of development approved by this planning permission (or such other date or stage in development as may be agreed in writing with the Local Planning Authority), the following components of a scheme to deal with the risks associated with contamination of the site shall each be submitted to and approved, in writing, by the Local Planning Authority:


1.       A preliminary risk assessment which has identified:


-
all previous uses


- 
potential contaminants associated with those uses


-
a conceptual model of the site indicating sources, pathways and receptors


-
potentially unacceptable risks arising from contamination at the site. 


2.       A site investigation scheme, based on (1) to provide information for a detailed assessment of the risk to all receptors that may be affected, including those off site.


3.       The site investigation results and the detailed risk assessment (2) and, based on these, an options appraisal and remediation strategy giving full details of the remediation measures required and how they are to be undertaken. 


4.       A verification plan providing details of the data that will be collected in order to demonstrate that the works set out in (3) are complete and identifying any requirements for longer-term monitoring of pollutant linkages, maintenance and arrangements for contingency action.


Any changes to these components require the express consent of the Local Planning Authority. The scheme shall be implemented as approved.


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

8.
The following standards shall apply with respect to residential accommodation on the site as stipulated in BS8233:1999 "Sound insulation and noise reduction for buildings - Code of practice":

internal noise levels of less than 30dB LAeq,(8hour) within bedrooms between 23.00 hours and 07.00 hours

internal noise level of less than 40dB LAeq,(16hour) within living areas between 07.00 and 23.00 hours

typical individual noise events not in excess of 45dB LAmax in bedrooms between 23.00 and 07.00 hours

external noise levels of less than 55dB LAeq,(16hour) in gardens, balconies and private communal gardens between 07.00 and 23.00 hours


The use of ventilation measures which obviate the need for future residents to open windows for cooling and rapid ventilation shall be required.


The mitigation measures shall be approved in writing by the LPA and installed prior to occupation of the site. 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.


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

9.
Prior to occupation of the site an acoustic barrier shall be erected along the northern site boundary, as identified by the Capita Symonds Environmental Assessment Report, dated 22nd October, 2009.  The acoustic barrier shall have a minimum surface density of 10kgm-2 and a minimum height of 2m, and shall be approved by the LPA prior to occupation of the site.


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

10.
Details of a ‘whole house’, mechanical ventilation scheme to protect future residents from the effects of poor air quality shall be submitted to and approved by the LPA prior to development of the site.


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

11.
The development shall be implemented with floor levels at 300mm above adjacent road.


Reason: To safeguard the amenity of the neighbouring residents in accordance with policy EN19 of the City of Salford Unitary Development Plan.

12.
The development hereby approved shall achieve a 4 star Code for Sustainable Homes rating, as a minimum. A post completion 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.


To ensure the development accords with policy EN22 of the Unitary Development Plan.

13.
Details a physical barrier that will guide pedestrians around the ends of each run of parking bays to act as visual cue clearly showing that the land is under the ownership of the residents and which parking bays is allocated to which individual dwellings shall be submitted to and approved in writing by the Local Planning Authority.


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

14.
The details of the height and design of the gates along the rear boundary along with method of security/locking devise shall be submitted to and approved in writing by the Local Planning Authority.


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

15.
Details of a separate drainage system with a storage capacity of surface water to limit discharge to sewer (15L/s) shall be submitted to and approved in writing by the Local Planning Authority.


Reason: To safeguard the amenity of the neighbouring residents in accordance with policy EN19 of the City of Salford Unitary Development Plan.

Notes to Applicant

1.
If, during any works on site, contamination is suspected or found, or contamination is caused, the Local Planning Authority 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.

2.
The Environmental Services Directorate can be contacted on 0161 737 0551 for further discussions concerning the assessment of noise and subsequent mitigation measures at this site.

	APPLICATION No:
	09/58344/DEEM3

	APPLICANT:
	Salford City Council

	LOCATION:
	The Withies - New Lane, Eccles, M30 8LY, 

	PROPOSAL:
	Demolition of existing care home and erection of 10 no. 3 bedroom dwellings

	WARD:
	Winton


Description of Site and Surrounding Area
The proposal covers an area of 0.3 ha and comprises an existing 1970’s yellow brick care home which is currently still in situ although no longer used and stands vacant. The site is unallocated and is located within the Winton area of Eccles, forming part of West Salford.

The site is located on a roughly triangular area which it shares with other residential development. To the south (running east-west is the Liverpool to Manchester railway line) elevated on a steep planted embankment. A small cul-de-sac (Midford Avenue) with residential properties to the south of it separate the embankment from the application site. To the west is New Lane and to the north east is Worsley Road, which both emerge from road tunnels under the railway line and converges at a ‘Y’ shaped junction to the north of the site. Modern housing occupies the remaining land within the block to the north of the site (directly adjacent to the junction of the two roads) and to the east of the block a mid 20th century block of flats and relatively recent low density housing beyond (around a cul-de-sac known as Signal Close).

Both New Lane and Worsley Road are characterized by late 19th century red pressed brick terrace housing with Welsh slate roofs, together with substantial areas of mid and late 20th century housing. This is mixed with short retail and commercial frontages and a local public house. Surrounding the immediate area is a belt of early 20th century suburban housing and further to the east is the former Gus warehouse. 

The site has a 50m frontage onto the eastern side of New Lane and a 15m frontage onto Worsley Road, although due to the open modern style layout of the immediate development to the north and east, will have a far greater presence on Worsley Road than just this 15m frontage. The site occupies the full length of the northern side of Midford Avenue, and gains access from a shared driveway with the housing to the north off Worsley Road.

Description of Proposal 
The application is for the demolition of the existing care home and for the erection of 10No. 3 bedroom houses as a terrace of 8 houses and a pair of semi-detached properties. The access will move to the south of the site off Midford Avenue, forming a cul-de-sac to the south eastern corner of the site where 10 car parking spaces will be provided. 

The housing is proposed as part of the nation wide Central Government ‘Housing Pledge’ programme, with funding direct from the Homes & Communities Agency (HCA), through a Social Housing Grant (SHG). The application therefore, is the subject of a housing programme by Salford City Councils, who have established a simple model to fund, rent and manage the properties. The Withies forms one of ten similar projects across the city and comprises 100% affordable housing.

The terraces comprises the same house type (No. A _ B) throughout. Each house is 5.6m wide (making each terrace 45.4m in length) and 10m deep with a single storey bay detail to the rear and a two-storey bay to the front. The roof design comprises a front to rear facing gable for each property within the terrace, resulting in a series of valley roofs rather than a shared ridge running parallel to the street. The eaves and valley gutters stand at 5.3m in height and the ridges stand at 8m in height. Amended plans have been submitted addressing the design of the single-storey bay feature on the rear elevation of the houses, so as to remove the render and add a pitched roof.

The terrace faces away from New Lane and towards the proposed internal cul-de-sac, with (on average) 16m long private gardens running down onto New Lane (providing individual gated access for waste and recycling facilities). 3m deep front gardens are provided to the clu-de-sac where a discrete footpath links all the properties together. The terrace is set 1.4m in from Midford Avenue and is enclosed by walling/fencing.

The pair of semi-detached houses (House Type C) are situated at right angles to the east of the terrace at a distance of 13m from its principal front elevation and approximately 6m in from the northern end of the terrace. It too faces into the internal courtyard and is accessed via a separate footpath. Other than the roof design, which utilises a traditional flank gable arrangement, the dimensions, design and accommodation of these two houses is identical to those in the terrace.

In addition to the plans, application forms and certificates submitted, the following supporting information has been provided:

Planning Design & Access Statement

Environmental Noise Assessment

Crime Impact Statement

Statement of Community Involvement

North West Sustainability Checklist

Site Waste Management Plan

Main Drains Statement

Preliminary Risk Assessment

Utilities Statement

Arboricultural Report

Site History 
06/53039/DEEM3

Outline planning application to include access for the development of land for residential purposes.

Approved in March 2007

Publicity

Site Notice: Article 8 site notice
Date Displayed: 24 November 2009
Press Advert: IN Salford
Date Published: 14 December 2009
Reason: Article 8 Standard Press Notice
Neighbour Notification 
69 neighbours in the following streets have been consulted:

Worsley Road

Annisdale Close

Cambell Road

Midford Avenue

New Lane

Shepway Court

In addition a Statement of Community Involvement has been undertaken confirming extent of pre-application consultation with the local community.

Representations 
AS OF 11th Dec 

4 letter of objection has been received in response to the application publicity.   The following issues have been raised:

Buildings will encroach on grassed area

Buildings will be too close to the road

More cars using the already busy highway

Concerns relating to tenure and therefore character of the area

Fear of crime and vandalism

Overdevelopment

A 124 signed petition has also been submitted which highlights the outlook of neighbouring residents due to the loss of trees on the site.

Consultations

Design For Security - No comments received to date.

Main Drainage - No objection

Highways - No objection

Urban Vision Environment - As the outdoor amenity area standard of LAeq, 8H 55 dB(A) is likely to be exceeded for the north eastern part of the site, the report recommends a 2m high acoustic barrier at this location. Also, for the dwellings an acoustic glazing system with trickle vents for ventilation purpose is recommended. These recommendations are acceptable and therefore feel that with the recommended mitigation measures in place the site is acceptable for residential development. If approval is recommended, then conditions are recommended

An assessment of the Preliminary Risk Assessment (PRA) submitted in support of the application has been undertaken. The PRA identifies the need to undertake site investigations due to the history of the site and the sensitive nature of the proposed end use.  To ensure that the recommendations within the PRA are carried out a contaminated land condition is suggested

Environment Agency - No objection

United Utilities - No comments received to date.

Planning Policy Framework

Development Plan Policy

RSS
DP1 - Spatial Principles

RSS
DP2 - Promote Sustainable Communities

RSS
DP3 - Promote Sustainable Communities

RSS
DP4 - Best Use of Existing Resources

RSS
DP5 - Manage Travel Demand

RSS
DP6 - Marry Opportunity and Need

RSS
DP7 - Promote Environmental Quality

RSS
DP9 - Reduce Emissions, Adapt to Climate Cha

RSS
RDF1 - Spatial Priorities

RSS
L2 - Understanding Housing Markets

RSS
L4 - Regional Housing Provision

RSS
L5 - Affordable Housing

RSS
RT2 - Managing Travel Demand

RSS
RT9 - Walking and Cycling

RSS
EM3 - Green Infrastructure

RSS
EM16 - Energy Conservation and Efficiency

RSS
MCR1 - Manchester City Region Priorities

RSS
MCR2 - Regional Centre, Inner Manchester City

UDP
ST1 - Sustainable Urban Neighbourhoods

UDP
ST12 - Development Density

UDP
ST14 - Global Environmental

UDP
DES1 - Respecting Context

UDP
DES2 - Circulation and Movement

UDP
DES3 - Design of Public Space

UDP
DES7 - Amenity of Users and Neighbours

UDP
DES9 - Landscaping

UDP
DES10 - Design and Crime

UDP
H1 - Provision of New Housing Development

UDP
H4 - Affordable Housing

UDP
H8 - Open Space Provision with New Housing

UDP
A2 - Cyclists, Pedestrians and the Disabled

UDP
A8 - Impact of Development on Highway Network

UDP
A10 - Provision of Car, Cycle, Motorcycle Park

UDP
EN16 - Contaminated Land

UDP
EN17 - Pollution Control

UDP
EN21 - Renewable Energy

UDP
DEV5 - Planning Conditions and Obligations

Other Material Considerations

PPG
PPG13 - Transport

PPG
PPG24 - Planning and Noise

PPS
PPS1 - Delivering Sustainable Development

PPS
PPS3 - Housing

PPS
PPS22 - Renewable Energy

PPS
PPS23 - Planning and Pollution Control

PPS
PPS25 - Development and Flood Risk

SPD
SPD11 - Sustainable Design Construction

SPD
SPD12 - Design

SPD
SPD3 - Salford Greenspace Strategy

SPD
SPD5 - Design and Crime

SPD
SPD6 - Trees and Development

SPD
SPD8 - Planning Obligations

SPG
SPG3 - Housing

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

•
The principle of development;

•
The design and appearance

•
Open space

•
Crime Prevention

•
Addressing Climate Change

•
The impact of the development on the amenity of neighbouring occupiers and future occupants;

•
Noise, air quality and contaminated land

•
Drainage and Flood Risk

•
Transportation, Parking and highway safety; and 

•
Whether an appropriate planning contribution should be provided.

Principle

(1) Location

One of the criteria to be considered under paragraph 5 of PPS1 (Delivering Sustainable Development) states that “Planning should facilitate and promote sustainable and inclusive patterns of urban and rural development by ensuring that development supports existing communities and contributes to the creation of safe, sustainable, liveable and mixed communities with good access to jobs and key services for all members of the community”.

The government further expresses the need to focus development in sustainable locations under PPS3 (Housing) which makes reference back to PPS1 and the need for housing development to comply with the key principles of sustainable development. At its core is the need for housing to be well connected and located in accessible locations, providing future residents with good socio-economic opportunities. 

The North West of England Regional Spatial Strategy (RSS) endorses these national principles into the Development Plan through Policies DP1 through DP9, RDF1, MCR1 and MCR2.

Policy RDF 1 (Spatial Priorities) requires development to accord with a sequential test for the strategic location of new development. Following the first priority for growth and development within the regional centers of Manchester and Liverpool, the plan looks to the inner areas surrounding these regional centers, where the application site is located. Following this it is concerned with other town and smaller cities across the region.

UDP Policy ST1 (Sustainable Urban Neighbourhoods) encourages development that creates sustainable neighbourhoods in the urban areas of the city.

The application is located within the built up area of Greater Manchester adjacent to bus routes offering connections Salford and Trafford and a variety of other neighbourhood and district centres including Worsley, Swinton and Monton. The location is considered to be sustainable and as such the development is fully in accordance with the above national, regional and local policy objectives.

(2) Previous Use of site

A further test of the sustainable credentials of a site are addressed under PPS1 paragraph 21 which states that “The broad aim should be to ensure that outputs are maximised whilst resources used are minimised (for example, by building houses at higher density on previously developed land, rather than at low density on Greenfield sites).

PPS3 (Housing) sets out under Annex B, the definition of previously developed land. The applicant has provided comprehensive map data confirming the development of part of the site as stables as far back as 1895 and for the entire site as housing since the 1920’s. The proposal complies with the PPS’s identification of suitable housing sites, which includes “additional housing in established residential areas” (paragraph 38) and the criteria for effective use of land “A key objective is that Local planning Authorities should continue to make effective use of land by re-using land that has been previously developed (paragraph 40). 

A national target of 60% of housing development should be on previously developed land, the RSS translates that into at least 90% for development in the North West Region. The redevelopment of The Withies for housing helps meet that target of sustainable housing development in the city.

RSS Policy DP 4 (Make the Best Use of Existing Resources and Infrastructure) makes clear the regional priority given to development, which 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 the other principles in DP1-9.

UDP Policy ST11 (Location of New Development) reiterates RSS Policy DP4 by promoting its own sequential hierarchy of types of development sites starting with the re-use and conversion of existing buildings, followed by previously developed land. 

As the application proposes the re-sue of previously developed land, it is considered to be a second tier category site in terms of sustainability and therefore a preferable location for development of housing.

(3) Density

PPS3 advises that a residential development in a central location is built out to 50 units per hectare and 30 units per hectare in a more suburban location, UDP Policy ST12 (Development Density) aims to secure a high density on sites close to key public transport routes and interchanges.

UDP Policy H1 (Provision of New Housing Development) also aims to deliver no less than 50 units per hectare on sustainable and well connected sites (in line with PPS3). 

The development at The Withies is in a principally residential area, and whilst in the built up area of the city is not close to any town centres or major public transport infrastructure (although served by bus routes). The site can be classified as being a more suburban location. The proposed density is 33 units per hectare, which accords fully with the national and local density aspirations for an area such as this.

(4) Housing Mix (Tenure, Type & Accommodation)

Paragraph 23 of PPS3 (Housing) states that “Developers should bring forwards proposals for market housing which reflects demand and the profile of households requiring market housing, in order to sustain mixed communities. Proposals for affordable housing should reflect the size and type of affordable housing required”.

RSS Policy MCR 1 (Manchester City Region Priorities) seeks to “meet the needs of existing residents and attract and retain new population in order to support economic growth” whilst Policy MCR 2 (Regional Centre and Inner Areas of Manchester City Region) notes that residential development should “secure the improvement of community facilities and the creation of sustainable communities. The emphasis will be on providing a good range of quality housing, in terms of size, type, tenure and affordability”.

RSS Policy DP 2 (Promote Sustainable Communities) along with the suite of other spatial strategy policies (DP1 through DP9) aims to addressing social inequalities in the region and provide quality housing in all areas to deliver improved prosperity.

UDP Policy ST2 (Housing Supply) requires control over the type of housing delivered. The Housing Planning Guidance (2006) provides clearer advice concerning this control over type of housing through Policy HOU1. This policy states that “Within West Salford the majority of dwellings within new development should be in the form of houses rather than apartments, in order to protect the existing character of the areas and reflect the generally lower levels of accessibility compared to other parts of the city”. Policy HOU2 of the Guidance goes on to state that “The majority of new houses should have at least three bedrooms”.

The scheme comprises 100% 3 bedroom (5 person) terrace housing. Whilst this does not offer a mix of dwelling type, the Planning Design and Access Statement does provide a clear rationale for the need of this type of housing within this area of Salford in order to secure the need of family housing.

National, regional and local planning policy seeks the delivery of affordable housing in major schemes. UDP Policy H4 (Affordable housing) is the most relevant in this instance and is supported by a suite of policies in the Housing Guidance document (HOU3 and HOU4). The proposal offer 100% affordable housing and as such satisfies these policies.

Design and appearance

Planning Policy Statement 1 (PPS1) is concerned with ensuring that development is well designed and adopts the Governments principles of sustainable development.

Paragraph 34 states that “Planning authorities should plan positively for the achievement of high quality and inclusive design for all development, including individual buildings, public and private spaces and wider area development schemes. Good design should contribute positively to making places better for people. Design which is inappropriate in its context, or which fails to take the opportunities available for improving the character and quality of an area and the way it functions, should not be accepted”.

Planning Policy Statement 3 (PPS3): Housing (2006) identifies under paragraph 12 that good design is fundamental to the development of high quality new housing, which contributes to the creation of sustainable, mixed communities. Paragraph 16 goes on to note matters to consider when assessing design quality in new developments, including, along with other things, whether the proposal:

•
Is well integrated with and complements the neighbouring buildings and the local area more generally in terms of scale, density, layout and access;

•
Takes a deign-led approach to the provision of car parking space that is well integrated with a high quality public realm and streets that are pedestrian, cycle and vehicle friendly; and

•
Creates or enhances, a distinctive character that relates well to the surroundings and supports a sense of local pride and civic identity.

By Design: DTLR (2001) helps implement the Government’s commitment to good design. It reinforces the Urban Task Force’s report “Towards an Urban Renaissance” for better-informed urban design. Page 20 of the document notes that it is important to integrate new development into its setting. It goes on to address the importance of ensures that adjacent buildings relate to one another. “Integrating existing buildings and structures into new development can maintain the continuity of the built fabric as well as retaining buildings of local distinctiveness, historic or townscape merit”. Proposed buildings scale, massing and height should be considered in relation to that of adjoining buildings, views and landmarks. “The character of townscape depends on how individual buildings contribute to a harmonious whole, through relating to the scale of their neighbors and creating a continuous urban form”.

UDP Policy ST8 (Environmental Quality) and DES1 (Respecting Context) are of relevance. DES1 requires consideration of issues including scale, character impact on views and vistas, respecting existing building lines, vertical and horizontal rhythms and impact upon local identity.

The Planning Design and Access Statement offers a simple overview of how the development relates to the surrounding context. It notes the need to set the built form back so as not only to respect the generous building line of the Radburn style development that surrounds it, but also to preserve the mature trees that have established on the site. Whilst the buildings in reality turn their backs to the street and look inwards to the new central court (cul-de-sac) the proposal will generate duel aspect properties that retain a presence onto the street and boundary treatment will need to respect that relationship.

The houses all have a strong vertical definition in order to balance the horizontal proportions that emphasize the principal design concept of the terrace. This is achieved through the use of repeating a bay detail on both elevations and creating front to rear gable roofs that help delineate each property from the whole. Whilst this has a sustainable credential (discussed later) it also creates a rhythm that has a new take on an old house type.

Open Space

UDP Policy DES2 (Circulation and Movement), DES3 (Design and Public Space) and 

DES9 (Landscaping) provide criteria on how the public realm should connect to the wider network of open space and interface with private realm. 

Urban Design Compendium: English Partnerships and the Housing Corporation (2000). The guidance provides a comprehensive review of how to deliver good quality density, form, architecture and design of both public and private realm. It promotes the creation of ample open space that is well connected to the existing space network.

Due to the infill nature of the proposal and the location of the access into an enclosed courtyard, the development offers little in terms of connections with and through the wider public realm. The courtyard is largely an area for access and parking as residents enjoy well proportioned individual gardens.

UDP Policy H8 (Open Space Provision Associated with New Housing Development) seeks the provision of open space when need is triggered by housing development. This matter is addressed under the section concerning planning obligations.

The design is mindful of the trees on the site that will fall within individual private gardens, but play a significant role in the character of the area, but are not protected by TPO and are not in a Conservation Area. The Trees and Development SPD (2006) is applicable to this application and the following policies will be accorded with: TD2 (Retention of Existing Trees); TD3 (Relationship Between Trees and Habitable Room Windows; TD4 (Protection of Existing Trees); and TD6 (Replacement Tree Planting). The trees are set at an adequate distance from habitable room windows (over 8m) and conditions are attached to ensure their survival during and after the construction period. New trees are also proposed within individual gardens and the internal courtyard to help establish and green the development. 

Under an earlier application on this site the trees were assesses and considered in relation to a potential Tree Preservation Order (TPO) being served on them. The site was never sold and as such the TPO was not issued. The scheme has been designed mindful of the importance of these trees and their importance in terms of their benefit to visual amenity.

An Arboricultural Report has been undertaken and considered by the City Councils Tree Officer who confirmed that the tree survey is accurate and the limited number of trees to be lost is acceptable. An Arboricultural Impact Assessment, Arboricultural Method Statement and Tree Protection Plan for the proposed development will need to be undertaken and this is therefore conditioned as part of any approval.

Crime Prevention

UDP Policy DES10 (Design and Crime) does not permit development unless it is designed to discourage crime, anti-social behaviour and the fear of crime. The Design and Crime SPD (2006) considers a range of issues in policies that are relevant to this development. These include, footpaths, walkways and dedicated cycle routes, frontage of buildings, private spaces behind buildings, natural Surveillance, building entrances, lighting, boundary treatment and perimeter gates.

The applicant has commissioned a Part A Crime Impact Statement by Greater Manchester Police. This considers movement, surveillance and sightlines, layout, building design, sense of ownership and definition of ownership boundaries. Recommendations have been discussed between the police Architectural Liaison Officer and the applicant and subject to open access throughout the site being addressed, no objection is raised within the report. A Part B report is anticipated.

Design For Security consultation response confirmed that the Greater Manchester Architectural Liaison Officer has no objections to the scheme.

Addressing Climate Change

PPS22: Renewable Energy (August 2004) sets out 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. 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.

A North West Sustainability Checklist has been undertaken as part of this development but a Buildings For Life Assessment (CABE 2007) has not. The Planning Design and Access Statement does however note that the houses would achieve Level 4 against Code For Sustainable Homes, with a 44% lower CO2 emissions than the performance required by building regulations. Members are advised that Level 4 is mandatory for all affordable housing schemes nationwide. In order to achieve this each house has been orientated so as to have a south facing roof slope that will accommodate 2 solar panels (solar water heating and voltaic), rainwater harvesting, good thermal efficiency (roof, floors, walls and windows) and will use a modern timber prefabricated system to reduce the construction period.

With the project intending to deliver Code Level 4 homes, RSS Policy DP 9

(Reduce Emissions and Adapt to Climate Change) and EM 16 (Energy Conservation & Efficiency), along with UDP Policy ST14 (Global Environment) and the Councils Sustainable Design & Construction SPD (2007) Policy SDC1 (Sustainable Design and Construction in New Developments) are all broadly satisfied.

Amenity of neighbouring occupiers and future residents

UDP Policy DES7 requires that developments respect sunlight, daylight, aspect and privacy and general amenity of future occupiers and surrounding occupiers.

The houses are at a height of 8m to the ridge. Sections are provided to indicate how this relates to the scale of existing neighbouring properties. Whilst the properties to the south are bungalows, the measurements taken from the plans and text within the Planning design and Access Statement confirms that the minimum separation distance set out in Council policy between new habitable windows and a gable end between facing habitable room windows is observed.

Bin, refuse and cycle storage can be provided within the adequate private rear gardens of the properties, which average around 16m in depth.

Noise, air quality and contaminated land

PPG24: Planning and Noise (DoE, September 1994) addresses mattes concerning the impact of noise which is a material planning consideration. It notes that it must be a consideration, where practical, to mitigate noise levels.

The application site is situated in close proximity to the elevated Liverpool to Manchester railway line. This is the main source of noise pollution along with the surrounding roads.

An Environmental Noise Assessment has been undertaken and considered by Miller Goodhall and Urban Vision Environment. Neither consultees have raised objections and a condition has been suggested to establish noise limits and mitigation measures for the development. Similarly a Contaminated Land Risk Assessment has been submitted with the application and has been assessed to be satisfactory.

Drainage, utilities and flood risk

PPS25: Development and Flood Risk (CLG, December 2006) is the government’s policy document addressing all forms of flooding and their impact on the natural and built environment.  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. The application site is within a Zone 1 Flood Risk Area, which covers areas of least risk. As the proposal is under 1ha in size it is not therefore mandatory to undertake a Flood Risk Assessment.

A Mains Drainage Statement and Utilities Statement has been undertaken and assessed by Urban Vision Drainage. It is concluded that the development can be satisfactorily accommodated within the local infrastructure.

Transportation, Parking and highway safety

Planning Police Guidance 13 (PPG13 2001) provides strategic guidance on matters of transportation with aims to discourage dependency on the private car and encourages development within settlement boundaries, where the use of local centres, community facilities and commerce can be sustainable accessed.

RSS Policy DP 5 (Manage Travel Demand; Reduce the Need to Travel, and Increase Accessibility) and Policy RT 2 (Managing Travel Demand) reiterates central government policy and seeks development in locations so as to reduce the need to travel, especially by car, and to enable people as far as possible to meet their needs locally.

As discussed above, the location of the development within West Salford is not the most sustainable location within the city, but it is within the built up area of the city and located on bus routes and therefore is still sequentially preferable to other locations for housing development.

Appendix C of the UDP set out the parking standards for the city. With regards to residential development it refers to the guidance set out in Policy A10. This requires housing schemes to be considered on a case by case basis, having regard to the type and accommodation of the properties, their location, the availability of and proximity to public transport, the availability of shared parking facilities, and the existing level of on-street parking.

A ration of 1:1 parking is provided for the entire development. Considering the nature of the development and its location, it is considered that the provision of parking is satisfactory.

The Highway Manager has considered the application and policy A10 as well as policy A8 (Impact of Development on the Highway Network).and no objection is raised.

Planning contribution

The need to secure additional works or monies through Planning Contributions/Obligations (S106) in order to ensure that development is satisfactory is covered by various UDP policies.

UDP Policy H4 (Affordable Housing) seeks to ensure adequate affordable housing is provided and is supported by further policies within the Housing Guidance document. 

Policy DEV5 (Planning Conditions and Obligations) is now supported by the Planning Obligations SPD (2007) which covers a number of standard areas. Firstly Policy OB1 (Open Space Provision), secondly Policy OB2 (Public Realm Infrastructure and Heritage), thirdly Policy OB3 (Training Programmes for Construction Workers) and finally Policy OB4 (Reducing and Offsetting Carbon Dioxide Emissions).

The proposal forms part of the nation wide Central government ‘Housing Pledge’ programme, with funding direct from the Homes & Communities Agency (HCA), through a Social Housing Grant (SHG). The application is therefore being funded from the public purse and it would be inappropriate to request monies in connection with a central government programme for 100% affordable housing.

Conclusions/Summary 
The application has taken into account the full extent of national, regional and local planning policy by seeking to develop a sustainable community within West Salford.

Whilst the proposal offers 10 units of similar accommodation (all comprising 3 bedroom, 5 person homes) it accords fully with the aspirations and needs set out in the cities Housing Guidance.

The housing accords with rigorous urban design principles, creating a building form that addresses the established low density 20th century Radburn style development it shares a block with, yet installing sustainable credentials that create a sense of place and offer a new take on the traditional built form established in the wider area. The houses have a strong vertical rhythm offer surveillance and are of an appropriate density.

Good gardens are provided and acceptable separation distances to existing housing is protected. Space is provided for refuse, recycling and cycle along with other general storage.

The houses are intended to meet Level 4 of the Code For Sustainable Homes and will therefore accord with all level of government’s policy in tackling climate change, both through the use of a previously developed site in an accessible location as well as the use of construction techniques and technologies in order to reduce dependency on finite energy sources.

Amended plans are currently still being consulted on until 22nd January 2010.  It is recommended that if the Panel are minded to approve this application that decision is delegated to the Chair unless objections are received from local residents that raise any new issues.  If objections are received that raise new issues the application will be brought back to the next meeting of the Panel to allow the consideration of any representations received during the publicity period.

The neighbour consultation will expire after today's Panel meeting. It is therefore recommended that Panel be minded to approve the application and authority delegated to the Chairman of the Planning and Transportation Regulatory Panel and the Head of Planning and Transport Futures to issue the decision notice once the neighbour consultation notice period has expired

Recommendation

Approve

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


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

2.
The application shall be implemented in accordance with the amended plans date stamped 12 January 2010.


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

3.
Prior to the commencement of the development hereby approved, samples and details of the materials for the external elevation and roof  of the development shall be submitted to and approved in writing by the Local Planning Authority. The scheme shall be carried out using the approved materials, unless agreed otherwise in writing by the Local Planning Authority.


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

4.
The car parking spaces and bicycle, motorcycle storage and refuse and recycling storage areas shown on drawing no. AR04-900 Rev P1IN and any subsequent amendments approved by the Local Planning Authority, shall be made available for use prior to first occupation the development hereby approved.


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

5.
The site shall be treated in accordance with a landscape scheme, which shall be submitted to and approved in writing by the Local Planning Authority before development is started.  Such scheme shall include full details of trees and shrubs to be planted, walls, fences, boundary and surface treatment and shall be carried out within 3 months of the completion of development or within the first planting season following completion.  Any trees or shrubs dying within five years of planting shall be replaced with the same species within twelve months.


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

6.
An Arboricultural Impact Assessment, Arboricultural Method Statement and Tree Protection Plan for the proposed development will need to be undertaken and approved in writing by the Local Planning Authority. All trees identified to be retained shall not be topped, lopped or cut down without prior approval of the Local Planning Authority.


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

7.
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 contractors’ and workpersons; vehicles; wheelwashing; and street sweeping; and no development or activities related or incidental thereto shall take place on the site in contravention of such site operating statement.


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

8.
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 following standards shall apply with respect to residential accommodation on the site as stipulated in BS8233:1999 "Sound insulation and noise reduction for buildings - Code of practice":


a.
internal noise levels of less than 30dB LAeq,(8hour) within bedrooms between 23.00 hours and 07.00 hours


b.
internal noise level of less than 40dB LAeq,(16hour) within living areas between 07.00 and 23.00 hours


c.
typical individual noise events not in excess of 45dB LAmax in bedrooms between 23.00 and 07.00 hours


d.
external noise levels of less than 55dB LAeq,(16hour) in gardens, balconies and private communal gardens between 07.00 and 23.00 hours


The use of ventilation measures which obviate the need for future residents to open windows for cooling and rapid ventilation shall be required.


The mitigation measures shall be approved in writing by the LPA and installed prior to occupation of the site. 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.


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

10.
Prior to occupation of the site an acoustic barrier shall be erected along the north eastern site boundary, as identified by the Capita Symonds Environmental Assessment Report, dated 22nd October, 2009.  The acoustic barrier shall have a minimum surface density of 10kgm-2 and a minimum height of 2m, and shall be approved by the LPA prior to occupation of the site.


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

11.
The development shall be implemented with floor levels at 300mm above adjacent road.


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

12.
The development hereby approved shall achieve a 4 star Code for Sustainable Homes rating, as a minimum. A post completion 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.


To ensure the development accords with policy EN22 of the Unitary Development Plan.

Notes to Applicant

1.
The Environmental Services Directorate can be contacted on 0161 737 0551 for further discussions concerning the assessment of noise and subsequent mitigation measures at this site. 

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.

	APPLICATION No:
	09/58427/DEEM3

	APPLICANT:
	Salford City Council

	LOCATION:
	Alleyway To Rear Of 102-166 New Lane, 10-92 Hardy Street And 2-10 Joseph Street, Eccles, M30 7JE, 

	PROPOSAL:
	Erection of 2.2m high gates to alleyway

	WARD:
	Winton


Description of Site and Surrounding Area 
This application relates to alleyways to the rear of properties on New Lane, Hardy Street and the rear of the Joseph Street. The area is predominantly residential in nature. To the rear of 18-38 Hardy Street and adjacent to 150 and 154 New Lane is Avondale Nursing Home.

Description of Proposal 
Consent is sought for the erection of five 2.2m high alleygates.   The gates would be curved top and painted black with gold finials. 

Gate 1 - would be located to the rear of 92 Hardy Street and 102a New Lane and would be set back 1m from the back edge of the curb. It would be a 2.9m wide double gate.

Gate 2 -  would be located between 128 and 130 New Lane and would be set 4m back from the front elevations.  It would be a 3.5m wide double gate.

Gate 3 – would be located between 16 and 18 Hardy Street and would be set 1.5m back from the front elevations.  It would be a 3.1m wide double gate

Gate 4 - would be located to the rear of 10 Hardy Street and the side elevation of 10 Joseph Street. It would be set back to the end of the garage of 10 Hardy Street.  It would be a 1.9m wide double gate.

Gate 5 - would be located to the side of 2 Joseph Street and in line with the rear divide of 168 and 170 New Lane, Eccles.  It would be a 2m wide double gate.

Site History 
There is a gating order currently pending consideration of the Planning and Transportation Regulatory Panel which is on today's agenda.  There are objections to the gating order.

Publicity

Site Notice: Affecting highway
Date Displayed: 21 December 2009
Press Advert: Salford Advertiser
Date Published: 14 January 2010
Reason: Article 8 Affect Public right of Way
Neighbour Notification 
The following neighbour addresses have been notified: 

10 - 92 Hardy Street (Inclusive)

2 - 10 Joseph Street (Inclusive)

102a – 160a New Lane (Inclusive)

Obarton Hall Works, Hardy Street

Representations 
The application is to be determined by the Planning and Transportation Regulatory Panel as the proposal received objections during the community involvement undertaken by the applicants.

One letter of objection has also been received in response to the planning application publicity from the occupier of 124 New Lane who raised the following concerns :-

The occupier uses the rear alley to gain access to his home and does not want to get out of his car late in the evening to unlock the gates for the fear of being attacked.

These issues will be addressed in the appraisal.

Consultations

Design For Security - No objections

Highways - No comments received to date.

The Open Spaces Society - No comments received to date.

Ramblers Association Manchester Area - No Objections

Peak and Northern Footpaths Society - No comments received to date.

United Utilities - No comments received to date.

The Greater Manchester Pedestrian Assoc. - No comments received to date.

Planning Policy Framework

Development Plan Policy

UDP
DES1 - Respecting Context

UDP
DES7 - Amenity of Users and Neighbours

UDP
DES10 - Design and Crime

UDP
A2 - Cyclists, Pedestrians and the Disabled

Other Material Considerations

SPD
SPD5 - Design and Crime

Appraisal 
The main issues for consideration with this application are the impact of the proposed gates on the amenity of users and neighbours, the safety of the highway and the character of the surrounding area. The main policies of relevance are DES1, DES7, DES10 and A2 of the City of Salford adopted UDP and policy DC18 of the Design and Crime SPD. 

Visual Impact
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 identity and distinctiveness.  

The proposed alley gates are to be constructed out of galvanised steel with gold finials and will allow surveillance along the alleyways. The majority of properties in the area are traditional terraced properties with rear yards which are enclosed with brick walls. The materials and scale of the proposed gates are considered to be appropriate within this location and consequently it is considered that the introduction would not have an adverse impact upon the visual amenity of the area.  The proposal is therefore in accordance with Policy DES1 of the adopted UDP.

Amenity
Policy DES7 states that development that will have an unacceptable impact on the amenity of the occupiers or users of other developments will not normally be permitted.

Although visible from the adjacent residential properties, it is not considered that the gates would significantly affect the amenities of adjacent residents.  It is therefore considered that the proposal will not have an unacceptable detrimental impact on the residential amenity currently enjoyed by neighbouring residents. The proposal is therefore in accordance with Policy DES7 of the adopted UDP.

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

Policy DC18 of the Council's Supplementary Planning Document on Design and Crime states alley gating should be designed as to make scaling them difficult and their locks should be protected so as to deter tampering and vandalism.  They should be flush with the building line and should allow views through them.  

The main purpose of the alley gates is to control the access to the alleyway in order to prevent anti-social behaviour and damage to private property. The alley gates would offer added security as well as clearly defining the alley as a communal space for adjoining residents.

It is considered that the siting of the gates and the inclusion of finials and the fact that the gates do not have any central horizontal bars means that they will be difficult to scale and therefore people will be prevented from climbing over them. In addition the gates are designed in such a way to allow views through them and along the alleyway ensuring a high level of natural surveillance. It is therefore considered that the proposal would be in accordance with DES10 and DC18.

Access
Policy A2 of the UDP states: 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.

All adjacent property owners would have a key to the alley gates with landlords being responsible for supplying tenants with a key. Any utility company that has equipment on the alleyway will also be entitled to gain access. The proposed alley gates would restrict the use of the alleyway to the residents adjacent to the alleyway. The alleyway provides access to the rear of the properties adjoining it and pedestrian and cycle traffic can easily be diverted to the footpaths to the front of New Lane, Hardy Street and Joseph Street which are well lit, without any significant increase in travel distance. 

There is currently vehicular access to the rear of the properties and this would be maintained with the double gates, which are wide enough to allow vehicle access. The gates are positioned as such to allow vehicle parking to the rear of the properties without blocking the gates. In addition there are no parking restrictions to the front of the properties on Hardy Street, New Lane and Joseph Street.

Consequently it is considered that the proposed alley gates would not affect the safe and convenient access to and around the site and as such the proposal is in accordance with Policy A2 of the UDP.

The need for the alley gate
Residents who would be affected by the development were consulted prior to the submission of this application and were asked to fill in a questionnaire. 57% responded and of these responses 98% were in favour of the proposal with 2% against the proposal.

Reasons given by neighbouring occupiers for the proposed alley gates include car and property crime, theft, congregating youths, fly tipping and alleyway used as an escape route. 

Results of the survey shows that 26% of respondents felt unsecure or very unsecure in their property and 56% felt unsafe or very unsafe when using the alleyways. 80% of respondents were of the view that crime or anti-social behaviour had been aided by the alleyway, a clear issue in terms of perceived fear of crime.

Whilst it is not necessary to demonstrate need in planning terms it is considered that the reduction of crime, vandalism and anti-social behaviour in the area has the potential to be considerable with the installation of the gates. The alley gates would define public and private space and would act as a deterrent and limit access to residents only.

The application site and surrounding area is located within the Winton ward and has above average burglary, anti-social behaviour and British Crime Survey crime rates. It has been subject to a significant number of crimes over the last couple of years and it is considered that the proposed alley gating is likely to assist in crime reduction in the area, with the fear of crime also likely to be reduced.  

Waste Collection
It is noted that the proposals provides for residents a key to the gates which allows them to place bins for collection, ensuring that service is maintained. In some circumstances residents may be physically unable to place bins for collection, in which case they can use the ‘Bin Assist’ service offered by Environmental Services, which is available for residents (whether or nor alley gating is present) to request that bins are collected. The ‘Bin Assist Team’ have master keys available to them to access the alleygates. 

Conclusions/Summary 
It is considered that the proposal would not compromise highway safety or be out of character with the surrounding area. In addition, it is considered that the proposal would not cause any significant harm to the amenity of neighbouring occupiers or unacceptably restrict movements of pedestrians or mobility impaired. The proposal would reduce the potential for crime to arise and would be in accordance with all relevant policies within the Unitary Development Plan and the Design and Crime SPD and there are no other material considerations that outweigh those policies.

The press notice will expire after today's Panel meeting. It is therefore recommended that Panel be minded to approve the application and authority delegated to the Chairman of the Planning and Transportation Regulatory Panel and the Head of Planning and Transport Futures to issue the decision notice once the press notice has expired

Recommendation

Approve

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


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

2.
The gates hereby approved shall be colour treated with the approved colour black with gold finials prior to installation and shall be maintained as such thereafter.


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

Notes to Applicant

1.
This decision relates to the plans received on the 9th December 2009

2.
This grant of planning permission does not authorise the closure or diversion of the public right of way as indicated on the approved plan, until the appropriate order has been made.
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