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AMENDMENTS/ADDITIONAL INFORMATION IN RESPECT OF THE DIRECTOR OF DEVELOPMENT SERVICES TO THE PLANNING TRANSPORTATION REGULATORY PANEL


PLANNING APPLICATIONS AND RELATED DEVELOPMENT CONTROL MATTERS


PART I (AMENDMENTS)


SECTION 1 : APPLICATIONS FOR PLANNING PERMISSION
2nd August 2007


APPLICATION No:
07/54744/FUL


APPLICANT:
P Leigh


LOCATION:
569 Manchester Road Worsley M27 9QL    


PROPOSAL:
Retention of a new dwelling including single storey rear element and dormer to front / rear elevation


WARD:
Swinton North


OBSERVATIONS:


ADDITIONAL OBSERVATIONS


The following text clarifies the situation surrounding enforcement action at this property. 


An Enforcement Notice was served on 28 July 2006 upon the owners of the property (reference 06/00232/DEVWPP). This required the following steps:

Step 1: Remove the two-storey rear extension from the land.


Step 2: Remove all debris as a result of carrying out Step 1 above.


Step 3: Return the land to its condition prior to the unauthorised development.


The date stipulated in  the notice for complying with the requirements was 20th October 2006. The applicants appealed against the enforcement notice. The Planning Inspector in his report of 18th December 2006 noted that although the compliance date stipulated had passed, the period between that and the notice’s issue was 50 days. The Inspector therefore concluded that he would vary the enforcement notice to allow 50 days from the date of his decision for steps 1-3 to be complied with. 


The amended enforcement notice has not been complied with. Court action with regards to the failure to comply with the Notice has been adjourned pending the determination of this current application.


APPLICATION No:
07/54815/FUL


APPLICANT:
Countryside Properties UK Ltd


LOCATION:
Land Bounded By Camp Street, Great Clowes Street, Moss Street And Duke Street Salford 7     


PROPOSAL:
Erection of 37 houses and 160 apartments (in five blocks - a four-eight storey apartment building known as Block 1, a four and five storey apartment building known as Block 2, a five storey apartment building known as Block 3, a four storey apartment building known as Block 4 and a four storey apartment building known as Block 5), creation of public spaces, car parking and ancillary uses together with highway and other works


WARD:
Broughton


OBSERVATIONS:


Additional observations


Since writing the original report the City Council and the applicants Countryside Properties have been in discussion with regard to the developer’s contribution. 


This application would provide a total of 621 bedscapes. It is accepted that in the past there have been a total of 101 existing bedscapes within the area covered by the planning application. These should be taken into account when calculating the net increase in population to the area. Having regard to the previous bedspaces that existed within the area the proposal would result in a projected net increase in bedspaces of 520. (365 in phase one and 155 in phase two).


Based on the net increase in bedspaces the open space requirements, as calculated in accordance with the policies H8 and R2 of the UDP and the Planning Obligations Supplementary Planning Document, would be equal to:


Phase 1


· 0.2664ha of high quality managed sports pitches


· 0.146ha youth and adult facilities


· 0.146ha amenity space and informal open space


Phase 2


· 0.11315ha of high quality managed sports pitches


· 0.017ha equipped children’s playspace


· 0.00348 youth and adult facilities


· 0.062ha amenity space and informal open space


Although this is a free standing planning application the site was originally identified as Phase four of the outline application for the regeneration of the Lower Broughton area, and therefore can be considered as a subset of the larger outline application (ref 06/52316/OUT). At the outline stage the applicants have already agreed with the Council through the amount of open space that was necessary to meet any need arsing as a result of the development of this area. This will be provided in the new Ascension Park the details of which will be agreed at phase 2 of the outline. There are sufficient controls on the outline permission to ensure the delivery of that open space. If further areas of open space were sought under this application then this would result in a over provision i.e. the developer would be required to provide an area of open space under the outline planning permission and another area under this full application.


Pre application meetings are currently taking place on the proposal for Ascension Park, which will provide the designated open space provision for the area covered by outline approval 06/52316/OUT. These proposals will form part of the subsequent reserved matters application. Until the full details for the open space that will be provided in Ascension Park are known it is impossible to estimate whether there will be any shortfall in provision. Therefore in order to ensure that the required level of open space is provided a condition is recommended that states 


Within 6 months of the date of permission a scheme for the provision of open space on land south of Clarence Street shall be submitted to the Local Planning Authority. Such scheme shall include details of compliance with the Unitary Development Plan policies H8 and R2, a mechanism to remedy any shortfall in provision of open space and a timetable for the provision of open space. Such a scheme shall be approved in writing by the Local Planning Authority and the approved scheme shall be implemented in accordance with the approved timetable for provision.


Planning Obligations Supplementary Planning Document also requires developers to make an appropriate contribution to improvements to the city’s public realm, heritage and infrastructure, the training of local residents in construction skills and the offsetting of greenhouse gas emissions. 


City Public Realm, Heritage and Infrastructure


The applicants have stated in their planning statement that improving the public realm and infrastructure surrounding the application site are of fundamental importance to them and this is demonstrated by the improvements made to the public realm under Phase 1 of the regeneration project. The contribution this application makes to the public realm is limited, as the existing roads will become private. However, the surrounding roads, Moss Street and Duke Street, are part of the development agreement area and will be treated as per the Phase 1 proposals, which have already been approved and are currently being implemented on site. The applicants are of the opinion that payment of a commuted sum would not (nor could it) serve to increase their efforts in the area. I am of the opinion that the proposed infrastructure and public realm works across the regeneration area would be of a high standard and therefore is would be unreasonable to refuse planning permission because of failure to make a contribution to in respect to public realm. 


Training of Local Residents


Countryside Properties are part of the STEP1 initiative and they are committed to providing opportunities for local labour is secured as part of the Development Agreement.  The focus for STEP1 in 2007-08 is on the practical side of the job and on on-site training. 


 


Currently there are 14 full time workers on site, all employed in permanent positions.  These are not all employed directly by CPPLC but also by their sub-contractors.  They cover a variety of roles such as trainee joiners, trainee plumbers, senior electrical trainees, groundworkers, trainee dry liners and general and skilled operatives.  Whilst employed they have the opportunity for training - both on-site and off sites at colleges where they can undertake NVQs or similar specialist training.


 


STEP have confirmed that there is no scope at the present time to increase the number of placements that can be accommodated on site, as they are at capacity. Countryside Properties will continue to work with STEP to ensure the project continues successfully.  In addition to the STEP programme it is important to note Countryside employ a number of people who live in Lower Broughton and the wider Salford area and that they prioritise local supply chains wherever possible.


 


I am therefore satisfied that the applicants are already contributing to construction training and a financial contribution will not be required.


Climate Change


A condition has been placed on the permission requiring the developer to submit a scheme to demonstrate the environmental performance of the dwellings, which aims to reduce, and /or offsetting carbon dioxide emissions. Therefore a financial contribution would not be required.


Since writing my report issues have been raised with regard to the list of conditions. Conditions 7 and 10 have been removed and conditions 3, 11,13 and 22 have been amended. A set of revised conditions has been prepared and the full list of conditions is set out below.


1.
Standard Condition A03 


2.
Unless otherwise agreed in writing by the Local Planning Authority, the development hereby approved shall be undertaken in accordance with the phasing shown on drawings SK20-E and SK21-E prepared by Countryside Properties UK Ltd.


3. Redevelopment of the Fit City Broughton (plots 167 to 197) hereby approved shall not commence until a scheme for alternative recreational provision for Fit City Broughton has been submitted to and approved by the Local Planning Authority. The alternative provision shall be provided in accordance with the approved scheme.


4.
Prior to the commencement of development on each phase, samples of all external facing and roofing materials for that phase (notwithstanding any details shown on previously submitted plan(s) and specification) 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.


5.
Prior to the commencement of development on any one phase, a scheme providing details of the resistance of the external facing from the ingress of flood water, and the locations of services within the buildings within that phase, shall be submitted to and approved in writing by the Local Planning Authority. The development shall be undertaken in accordance with the approved scheme.


6.
Prior to the commencement of development on any one phase, scheme for the provision of surface water drainage works for that phase shall be submitted to and approved by the Local Planning Authority. The development shall be completed in accordance with the approved scheme.


7.    Prior to the commencement of development on any one phase, the developer shall:



a)
submit a site investigation report for the approval of the LPA.  The investigation shall address the nature, degree and distribution of ground contamination and ground gases on site and shall include an identification and assessment of the risk to receptors as defined under the Environmental Protection Act 1990, Part IIA, focusing primarily on risks to human health and the wider environment; and




b) Where necessary, submit a site investigation report to assess the risks to controlled waters for the approval of the LPA and in consultation with the Environment Agency. This report should also address points c.), d.) and e.) stated below and must be agreed in consultation with The Environment Agency.




c) 
The sampling and analytical strategy shall be approved by the LPA prior to the start of the site investigation survey.  Recommendations and remedial works contained within the approved report shall be implemented by the developer prior to occupation of the site.



d) 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 Local Planning Authority.




e) 
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.


8.
The site shall be treated in accordance with a landscape scheme which shall be submitted to and approved by the Local Planning Authority before development is started.  The scheme shall include full details trees and shrubs to be planted, walls, fences, boundary and surface treatment and shall incorporate the principles set out in the landscaping strategy which accompanied the application.  The scheme shall also include phasing details for the implementation of the landscaping.  The scheme shall be carried out in accordance with the approved details and phased provision.  Any trees or shrubs dying within five years of planting shall be replaced to the satisfaction of the Local Planning Authority.


9.
Within 6 months of the commencement of development on any one phase, a lighting scheme for the apartment blocks and public areas within that phase shall be submitted to and approved in writing by the Local Planning Authority. The approved scheme shall be implemented and thereafter retained prior to the first occupation of the development.


10.
Prior to the commencement of development on any one phase, a scheme for the provision of recycling facilities for the apartments within that phase shall be submitted to and approved in writing by the Local Planning Authority.  The approved scheme shall be implemented prior to the occupation of any dwelling in that phase and shall be maintained thereafter unless otherwise agreed in writing by the Local Planning Authority.


11.
Prior to the commencement of development on any one phase a scheme shall be provided to demonstrate the environmental performance of the dwellings hereby permitted shall be submitted to and approved in writing by the Local Planning Authority.  The development shall be implemented in accordance with the approved scheme unless otherwise agreed in writing by the Local Planning Authority.


12.
Prior to the commencement of development on any one phase and notwithstanding the details shown on the approved plans a revised car-parking layout that provides disabled car parking spaces within the curtilage of the site in accordance with the standards outlined in the Unitary Development Plan shall be submitted to and approved in writing by the Local Planning Authority. The car park shall be laid out in accordance with the approved details and made available for use prior to the commencement of development and retained as such thereafter.


13.
No development shall be started on any one phase until full details of the location, design and construction of the cycle stores within that phase have been submitted to and approved in writing by the Local Planning Authority.  Such approved cycle stores shall thereafter be constructed and made available for use before the development is brought into use.


14.
All existing vehicular access points (either private or highways) to be stopped up which currently serve the development site and which have connections to either Camp Street, Great Clowes Street or Moss Street shall have footways constructed across them to tie into the existing footways on these streets. Details of the construction / specification of materials for such footways shall be submitted to and approved in writing by the Local Planning Authority prior to the commencement of the development, and the development shall be undertaken in accordance with the approved details.


15.
Notwithstanding the details on the approved plans buff tactiles shall be provided either side of the new vehicle access off Great Clowes Street to the large car park serving Blocks 1 and 2.


16.
Notwithstanding the details shown on Drawing No. SK20-E and SK21-E hereby approved the security gates on the vehicular entrances to the site should be set back a minimum of 5.5m from the back of the footpath. The site shall be secured in accordance with the approved scheme prior to the first occupation of any of the dwellings and shall be retained as such thereafter.


17.
Notwithstanding the details on the submitted plan all vehicular access points onto Great Clowes Street and Moss Street shall be a minimum of 4.5m wide with a minimum radii of 4.5m.


18.
Prior to commencement of development, a noise and vibration management and monitoring plan relating to the control of noise and vibration from construction, including any piling operations, of the development shall be submitted to and approved in writing by the Local Planning Authority. All approved measures identified shall be implemented and maintained throughout the duration of the works they mitigate during the construction phase, unless otherwise agreed in writing by the Local Planning Authority.


19.
Noise from the construction, clearance and site remodelling phases of the development (specified as Site Noise) (LAeq,T) shall not exceed a noise level of 70dBLAeq,1hr  at any time on Monday to Friday 08:00 to 18:00 hours and LAeq,T shall not exceed the existing background level (LA90,T) at any time on Saturday 08:00 to 13:00 hours, at any point 1 metre from the boundary of noise sensitive properties, the locations of which shall first be to be agreed in writing with the LPA. The existing background noise levels shall be agreed at noise sensitive properties with the Local Planning Authority prior to the commencement of any development works on the site.


20.
Prior to the commencement of development on any one phase, close boarded wooden fencing with a minimum surface density of 10kgm-2 and a minimum height of 2.4m shall be erected around the perimeter of the site and shall be retained as such for the duration of the construction activities.


21.
Prior to the commencement of development on any one phase, full details of the glazing and ventilation systems to be installed shall be submitted to and approved in writing by the Local Planning Authority. The approved glazing and ventilation systems shall be installed prior to first occupation of any of the residential units and retained as such thereafter.


22. Prior to the commencement of the development of any one phase, a Dust Management Plan (DMP) for that phase shall be submitted to and approved in writing by the Local Planning Authroity. The DMP shall identify all areas of the construction activities likely to take place on site where dust may be generated and further identify control methods to ensure that dust does not travel beyond the site boundary. The approved dust management measures shall be implemented and maintained at all times during construction of that phase.


23. Within 6 months of the date of permission a scheme for the provision of open space on land south of Clarence Street shall be submitted to the Local Planning Authority. Such scheme shall include details of compliance with the Unitary Development Plan policies H8 and R2, a mechanism to remedy any shortfall in provision of open space and a timetable for the provision of open space. Such a scheme shall be approved in writing by the Local Planning Authority and the approved scheme shall be implemented in accordance with the approved timetable for provision. 


(Reasons)

1.
Standard Reason R000 


2.
In order to ensure that any impact on the environment and the amenity of neighbouring residents is minimised, in accordance with policies DES7 and EN14 of the City of Salford Adopted Unitary Development Plan.


3.
To safe guard recreational facilities in the city in accordance with R1 of the City of Salford Unitary Development Plan.


4.
To ensure that the materials used are visually appropriate to the locality and in accordance with Policy DES1 of the City of Salford Adopted Unitary Development Plan.


5.
The buildings are within an area at risk of flooding.


6.
To reduce the increased risk of flooding by ensuring the provision of a satisfactory means of surface water disposal.


7.
Standard Reason R024B 


8.
Standard Reason R004B 


9.
Standard Reason R024B 


10.
Standard Reason R024B 


11.
To ensure that the development accords with sustainability principles in accordance with Unitary Development Plan policy EN22.


12.
Standard Reason R026B 


13.
Standard Reason R004B 


14.
Standard Reason R026B 


15.
Standard Reason R026B 


16.
Standard Reason R026B 


17.
Standard Reason R026B 


18.
Standard Reason R005B 


19.
Standard Reason R005B 


20.
Standard Reason R005B 


21.
Standard Reason R024B 


22.
Standard Reason R005B 


23.
To ensure the development accords with policies H8 and R2 of the Unitary Development Plan.

APPLICATION No:
07/54926/DEEM3


APPLICANT:
Salford Leisure


LOCATION:
Fit City-Irlam Swimming Pool Liverpool Road Irlam M44 6BR   


PROPOSAL:
Erection of a two storey front/side extension, part single/part two storey rear extension, two 5-a-side football pitches and additional car parking spaces


WARD:
Cadishead


OBSERVATIONS:


ADDITIONAL OBSERVATIONS


Since writing this report comments have been received from the Greater Manchester Geological Unit. They have recommended that a condition requiring a site investigation be attached in order to protect the amenity of neighbouring residents. The condition proposed reads as follows – 


No development approved by this permission shall be commenced until a preliminary risk assessment on the potential for on site contamination has been undertaken and a report submitted to and approved in writing by the Local Planning Authority.  If the preliminary risk assessment identifies potential contamination the developer shall submit, prior to the commencement of development, a site investigation report for the approval of the Local Planning Authority. The investigation shall address the nature, degree and distribution of ground contamination and ground gases on site and shall include an identification and assessment of the risk to receptors as defined under the Environmental Protection Act 1990, Part IIA, focusing primarily on risks to human health and controlled waters.  The investigation shall also address the implications of ground conditions on the health and safety of site workers, on nearby occupied building structures, on services and landscaping schemes and on wider environmental receptors including ecological systems and property. The sampling and analytical strategy shall be approved by the Local Planning Authority prior to the start of the site investigation survey. The investigation shall include details of any remedial works. Recommendations and remedial works contained within the approved report shall be implemented by the developer prior to occupation of the site. Prior to discharge of the Contaminated Land Condition, 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.
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