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APPLICATION No:
06/53595/OUT


APPLICANT:
Ask Property Developments Ltd


LOCATION:
Land  Bounded By Trinity Way, Queen Street, Collier Street And Gravel Lane Salford 3     


PROPOSAL:
Outline planning application for the redevelopment of the site comprising erection of four residential buildings rising from 4 to 22 storeys in height, A1, A2, A3, A4 and B1 retail/commercial floorspace at ground, first and second floors, of which no more than 2,499sq.m will be A1 floorspace, plus associated car parking and highway alterations.


WARD:
Ordsall


OBSERVATIONS:


+++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++


ADDITIONAL OBSERVATIONS


I have made a small number of minor amendments to my report.  These are highlighted in bold print.


+++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++


INTRODUCTION


The following three consecutively numbered applications are all related and the reports should be read together.  Each are within the Exchange Greengate master plan area that is subject to planning guidance in the recently approved Exchange Greengate Planning Guidance document.  


The Exchange Greengate area is a paradox - the historic core of Salford and just five minutes stroll from Selfridges and Harvey Nichols yet dominated by commuter car parking, empty and dilapidated buildings, dead and semi derelict space and vacant and overgrown land.  The Exchange Greengate Planning Guidance has been developed and approved by the City Council to guide the transformation of the area and to establish it as a dynamic new part of the city centre.


It is intended that the transformation will combine high quality commercial and residential properties with leisure uses, dramatic public spaces and new waterside environments.  The guidance aims to ensure that new development is not only of exceptional design quality but also that it is integrated with the surrounding area.  It also provides an important contribution to the successful planning of the area in a situation where there are a multiplicity of land ownerships and where a number of different developers will be bringing forward individual sites.  The Guidance will assist in ensuring that future applications within Exchange Greengate are dealt with in a consistent manner.


Over the next 15 years the Exchange Greengate area has the capacity to deliver over 3.25 million sq.ft of development floorspace, 2,600 new homes and at the heart of the area a new urban park that is the subject of application 06/53597/FUL.  The Guidance states that all developments that are brought forward with the Exchange Greengate area will be required to contribute proportionately to the cost of public realm and public transport provision.


The Exchange Greengate public realm project is currently the subject of an economic appraisal and implementation study that is being undertaken to investigate the justification for English partnerships support.  It is intended that the capital costs of the public realm (works and land acquisition) will be funded from a variety of sources, including public sector funding from English partnerships and Salford City Council and private sector funding from developers through Section 106 contributions.  In addition, funding for the proposed new footbridge over the Irwell has been included within the submission for Big Lottery Fund investment for the Irwell City Park project.


It is intended that delivery of the public realm is sub-divided into two phases as follows:


i) Phase 1 - the Bridge, Urban Cove and Greengate Link, which could potentially be implemented in conjunction with the adjacent development, commencement in 2008 and completion 2010; and


ii) Phase 2 - Greengate Square, commencement in 2010 and completion in 2012.


The appraisal work to date has shown that the high quality public realm will be important in order to ensure that the Exchange Greengate area is developed to a very high standard and that the economic, social and environmental benefits are maximised.


It is proposed that Salford City Council will own the unadopted areas of public realm and will be responsible for ensuring that it is properly maintained and managed.  The City Council would sub-contract with a management company owned by the occupiers of the developments who would undertake the maintenance works.  It is envisaged that the maintenance and replacement/renewal funding will be secured from a number of sources including potentially ground rents, Salford City Council and commuted sums negotiated via Section 106 contributions.

It is clear to the City Council that the delivery of the significant public realm is likely to depend in part on very significant contributions arising from planning obligations, at a level significantly exceeding the requirements of the Planning Obligations Supplementary Planning Document.  For this reason it is considered that in this area the focus of such contributions will have to be on public realm and highways/transport issues, and will be subject to the conclusion of negotiations between the applicants, the City Council, Central Salford Urban regeneration Company and English Partnerships who will be providing initial funding on the basis that this funding would be reimbursed from subsequent Section 106 contributions.


Together the three applications form the majority of the remaining significant development sites in the area that is bounded by Trinity Way, the River Irwell, Chapel Street and Blackfriars Road.


HISTORIC CONTEXT


The Greengate area marks the origins of the city of Salford and dates back to the 10th century.  This earliest period in Salford’s history saw Salford as the focus of south east Lancashire, it was the royal manor of Salford, also known as Salfordshire.  As a village on the banks of the river Irwell Salford enjoyed the status of a free borough from 1230 and held a royal warrant to hold both a weekly market and an annual fair.  It was this royal charter that defined the governance of Salford until the late 18th century and which gave rise to the unique separation of the two cities of Salford and Manchester.  Today, that former market, that dates back almost 800 years, is marked on the ground by current ownership boundaries.


The historic core of Salford was formed by the confluence of three principal streets Chapel Street, Greengate and Gravel Lane.  This core was built up away from the banks of the river with arable land and private gardens occupying the river flood plain.  The river played an essential role in the Salford’s earliest industry, being a focus for fishing, eel farming, along with dyeing, fulling and bleaching related to the cotton, silk and wool trade.


It was the growth in weaving and the cotton industry which increasingly fuelled Manchester’s growth relative to Salford.  Manchester expanded south and westwards away from the medieval heart and by the 1720s the author Daniel Defoe described Manchester as “the greatest mere village”.  Defoe also referred to the River Irwell and to “a very firm, but ancient stone bridge over the Irwell which is built exceeding high“.  The expansion of Manchester did not immediately impact upon Salford and the diversity of industrial uses around the Greengate area continued with brewing, printing, rope making, etc supplementing the textile trade.


The Industrial Revolution and the arrival of the railways did though have a far greater impact upon Salford and the Greengate area.  The demand for high density housing for the new factory labour force created a massive westward residential expansion focussed along the Chapel Street corridor creating what was described at the time as ‘the perfect slum’.  Engels described Salford as



“A town of eighty thousand inhabitants which, properly speaking, is one large 
working-mans’ quarter, penetrated by a single wide avenue (Chapel Street)… 
it is an old and unwholesome, dirty and ruinous locality… The narrower side 
lanes of Chapel Street, Greengate and Gravel Lane have certainly never been 
cleaned since they were built…”


The opening of Salford Cathedral, the library and of Peel Park which occurred around 1850 emphasised the shift of the centre of Salford progressively westwards and the Greengate area remained a residential and light industrial area through to the Second World War.  By this time two thirds of Salford’s population lived in the Greengate area but by the 1930’s the area was in a state of decline and declared a slum area.  Following the Second World War extensive clearance was carried out and the area was redeveloped as an area for large scale industry and manufacturing.  The remains of this period of development are still to be seen on site.


However, following the gradual decline of these areas, by the 1970s and 1980s the area became occupied by a mixture of generally low grade employment uses and long stay surface commuter parking.


In recent years the Greengate area has increasingly been dominated by surface commuter car parking.

DESCRIPTION OF SITE AND PROPOSAL

The site is bounded to the north by Trinity Way, the main distributor road round the regional centre that carries high volumes of traffic.  The site would include, on this northern boundary, a new road junction onto Trinity way at Collier Street.  On the western boundary the site skirts around the existing grade II listed Eagle public house.  The grade II* listed Collier Street baths face the site on the opposite side of Collier Street.  To the south across Queen Street is a vacant site beyond which is the Dandara ‘Spectrum’ development on Blackfriars Road.  To the east, the site shares a boundary with application 06/53597/FUL that relates to the provision of major new public realm.  Further to the north on this same eastern boundary the site skirts the Abito apartment building, a nine storey development that is nearing completion and which is now being occupied.  In the north-east corner of the site beyond Greengate the site shares a common boundary with a further development site where the City Council is currently in negotiations with the applicant of a further outline application.


The site is currently occupied by a variety of industrial buildings and vacant land that is principally used for commuter car parking.


The application is submitted in outline with appearance and landscaping reserved for further consideration.  Approval is therefore sought at this stage for the layout, scale and means of access for the development.

Through the provision of a revised road pattern it is proposed to divide the site up into four separate building blocks each bounded by highway.  Three of these new city blocks are characterised by built form to the boundaries with parking hidden within the centre of the site under a raised podium that provides gardens for the residential accommodation and by wide stairways that provide access to these private courtyards.  The smaller fourth block contains a single tall building.  I will describe each of these in turn.


Block A


This block lies to the south of the Abito building and to the west of the proposed major new public space.  It would be bounded by the existing Gravel Lane to the east and the existing Queen Street to the south, a realigned Boond Street to the west and a new extension of Greengate to the north (New Greengate).  Boond Street moves to the east on the same north south alignment as currently exists. 


It is proposed to provide a ten storey building on the boundary facing the new public square (which is described in greater detail under application 06/53597/FUL) with six storey buildings on the remaining elevations.  Stairs would be located on the northern and western boundaries of this block. 


Block B


Located to the west of block A this block is also bounded by Queen Street, Boond Street, New Greengate but has the existing Collier Street on its western boundary.  It also contains the existing listed Eagle public house at the north-west corner of the block.


It is proposed to provide six storey buildings on the northern, eastern and southern elevations with a four storey building on the Collier Street elevation adjacent to the listed Eagle public house.  There would be stairs accessing the landscaped podium on the Boond Street, Queen Street and Collier Street elevations which, on the Collier Street elevation, would separate the listed building from the new development.


Block C


Located to the north of block B this block is bounded by Boond Street to the east, New Greengate to the south, Collier Street to the west and a new pedestrian square and Trinity Way to the north.  Buildings would be set back from the Collier Street elevation where they would face the listed Collier Street baths.


It is proposed to provide a sixteen storey tower in the northwest corner of the site.  This building would be freestanding, separated by stairs from the adjacent buildings.  It is proposed to provide a four storey building opposite the listed Collier Street baths and to the south of the tower.  This four storey block would be set back so that there would be a 16m distance to the listed baths.  On the Boond Street frontage and on the northern boundary facing new public space adjacent to Trinity Way would be a six storey building.


Block D


This block is different from the others in that it does not comprise a perimeter building with an internal raised courtyard.  It is a triangular shaped block and is located to the north of the Abito apartment building and is bounded by Trinity Way to the north, a development site to the east and the new public space to the south west.


It is proposed to provide a single circular tower on the site of twenty two storeys.  This tower would be freestanding but would contain a three storey link to a three storey triangular commercial building that would front Trinity Way and Greengate.


The Stairways


One of the more important features of the siting of the buildings is that the three blocks A, B and C would each feature wide stairways that would provide residents with access to the upper courtyard level.  There would be two such stairways in blocks A and C and three in block B and they would be deliberately wide, measuring up to 5m in width.  They would perform a number of functions.  They break up the solidity of the large building blocks and break up the street scene , adding character to the area.  They allows views into the courtyards and allow the landscaping to come down to street level.  They allow light into the courtyards and, in the long term, may allow public access to the courtyards.


Public Spaces


The proposed development would create two areas of public space.  The first would be a pedestrianised area of Greengate beyond the junction with the realigned Boond Street that would be adjacent to Trinity Way.  The second would be adjacent to Trinity Way to the north east of the block D tower.  This would also be adjacent to the riverside walkway. 


Phasing of Development


This is a large development that will be constructed over a period of a number of years.  For that reason I have attached conditions regarding the submission of a detailed phasing plan as well as a condition that would ensure a balance of development is achieved as time goes by.  The standard time limit condition has also been amended so that subsequent reserved matters applications can be made for a period of eight years rather than the normal three years.


The applicant has submitted information about the likely phasing of development that states that building work would commence with block D in 2008 (completion in 2010), block A that faces the proposed Greengate Square in 2009 (completion in 2011), block B in 2011 (completion in 2013) and block C starting on site in 2013 (completion in 2014).


Details of the highway changes common to all three Greengate applications


The Exchange, Greengate Planning Guidance that has been approved by the City Council proposes wholescale improvements to the existing highway network.  The existing network serves to isolate the area and the new proposals will open up access into the area and facilitate egress from it.  


The proposals for the area retain the historic street pattern that is centred on Chapel Street, Gravel Lane and Greengate to a large extent.


The most significant change to the existing highway network is that a new junction is provided on Trinity Way, opposite the existing Springfield Lane traffic light controlled junction.  This has been amended from the submitted scheme to be an all movements junction.  Traffic will enter from Trinity Way from either direction and will leave Collier Street in both directions as well.


The second significant alteration is that a new road, called New Greengate, will be formed that will run from the existing Greengate at its junction with Gravel Lane and will run directly towards the Collier Street baths, parallel to King Street and Queen Street, and will form a ‘T’ junction with Collier Street directly in front of the baths.


Caygill Street, a narrow street that runs parallel and adjacent to Collier Street would be removed and Boond Street, that also runs parallel to Collier Street would be moved to the east, creating a traditional grid that follows the traditional street pattern of the area with a minimum of interventions while allowing the three city blocks to be formed.


The existing Greengate would be reversed so that traffic enters Greengate one way only from Chapel Street at an improved junction.  Greengate would become two way north of the railway viaduct to allow access into Gorton Street.  It  would terminate in a small public square adjacent to Trinity Way where new pedestrian crossing facilities would be provided to link Greengate with the proposed Urban Splash development off Springfield Lane.


Gravel Lane would become two way to enable an exit on to Blackfriars Road.


Certain roads within the Exchange, Greengate area would be one way only in order to ensure that the new junction with Trinity Way will not be used as a rat run to the city centre.


The application has been amended very slightly so that the site area does not affect adjacent land ownerships.

SITE HISTORY


There is no relevant planning application history on this particular site.


CONSULTATIONS


Strategic Director of Environmental Services - The Environmental Appraisal Report submitted with the application shows that the historical land uses at, and surrounding the site have been extremely varied.  It is advised that sampling of both the made ground and natural strata are undertaken to determine the extent of potential contamination.  Furthermore it is recommended that leachate and/or groundwater sampling are conducted to ensure that there is no risk of contamination to controlled waters.  This is due to the site overlaying a major aquifer and the River Irwell forming the eastern boundary.


Commission for Architecture and the Built Environment – commented favourably on the original design framework but have not been specifically consulted on this particular application.  The application closely reflects the design framework proposals for this part of the site.


Environment Agency - Initially objected to the application on the grounds that the site lies within a high-risk area liable to flood and that the floor levels were unacceptably low.  Following submission of a revised flood risk assessment that the Environment Agency considers is satisfactory and meets with their approval it is now considered that permission can be granted subject to a condition regarding floor levels.


Central Salford Urban Regeneration Company - the URC aims to transform Central Salford over the next 20 years, guided by a new vision and regeneration framework.  The site lies within the Exchange, Greengate area which is one of the URC’s key priority areas identified in its business plan and vision and regeneration framework - part of the proposed new corporate centre for the city.  Other adjoining priority projects include the traffic calming of Chapel Street, the development of Salford Central Station and improved accessibility along the River Irwell.


Planning guidance has been approved by the City Council to establish the Exchange Greengate area as a dynamic new part of the regional centre.  The areas 13 hectares of vacant and underused land and buildings will be transformed into a distinctive and diverse mixed use urban quarter, combining high quality commercial and residential properties with leisure uses, dramatic public spaces and waterside environments and with new pedestrian connections into the regional centre.  The area will contribute to the growth of the regional centre’s office development.  This application fits well within these strategic objectives.


The Guidance includes six principal sites which will form the basis for the regeneration of the Exchange Greengate area, each to be redeveloped in accordance with the detailed planning considerations set out in the Guidance.  This application covers site 2 in the Guidance.  The URC is directly involved in delivering the primary area of public realm within Exchange Greengate.  This application relates well to the proposed Greengate square in respect of its massing and design, providing a strong edge to its western boundary.


The proposed uses are acceptable and consistent with the URC’s vision for Exchange Greengate.  Whilst not applying for a particular residential mix, it is understood that the applicant has agreed to reflect the provisions of the City Council’s Housing Planning Guidance in respect to floorspace and apartment size.  The URC considers that this is important in providing a broad mix of dwellings to achieve a diverse and quality living environment in the heart of the City Centre.


There has been a series of meetings over the past few months to review and refine the proposals for layout, scale and access.  The URC has been involved in these discussions and supports the revisions that have been made to the original scheme.  Specifically:


i) the recommended heights and position of the two taller blocks C and D have now been considered further in the context of the ring of taller buildings around the perimeter of the Greengate site - the agreed revised heights have resulted in a more coherent pattern for the wider Greengate skyline which is supported by the URC.


ii) the revisions have resulted in a better relationship between Collier Street blocks and the Eagle Inn, Collier Street baths and 39 Queen Street.


iii) the redesign of the Collier Street/Trinity Way junction to provide an all movements junction with pedestrian crossing facilities is supported and the building design has been amended to take this into account.  The proposed street grid is appropriate with block C re-massed along Greengate to follow the historic pattern of the street.


iv) it will be important to ensure that the new development takes account of the detailed policies in the Exchange Greengate Planning Guidance including sustainable design, secured design, building appearance and materials, lighting and public art.


v) in line with policy EG20 of the Guidance, the developer will need to secure the implementation of a programme of archaeology work.


This application has been the subject of long negotiation with the City Council and Central Salford URC and a number of design and other amendments have been made to address planning issues.  The URC now strongly supports the application, which accords closely with the URC’s vision for the Exchange Greengate area.  Agreement has now been reached on the level of S106 contributions from this proposal to support the provision of the primary public realm in the Exchange Greengate area.  It is also considered that the S106 agreement should additionally secure the future of the Collier Street baths.


United Utilities - Several public sewers cross the site and UU will not allow building over them and will require an access strip of no less than 6m in width, measuring at least 3m either side of the centre line of the sewer, for maintenance or replacement.  Therefore a modification of the site layout, or a diversion of the affected public sewers at the applicant’s expense, may be necessary.  To establish if sewer diversions are feasible, the applicant must discuss this at an early stage as a lengthy lead in period may be required if a sewer diversion proves to be acceptable.  It is unclear if the existing sewer network has the capacity to accommodate this development.  Flow investigations will be required before this may be confirmed.


The site must be drained on a separate system, with only foul drainage connected into the foul sewer.  Surface water should discharge to the watercourse/soak away/surface water sewer and may require the consent of the Environment Agency.  If surface water is allowed to be discharged to the public sewerage system we may require the flow to be attenuated to a maximum discharge rate determined by United Utilities.


The developer should be made aware that there is a need to reinforce the primary electricity network in Salford and United Utilities are in discussion with Salford City Council regarding this matter.


Greater Manchester Police Architectural Liaison Unit - have no objections to the proposed development.


Greater Manchester Passenger Transport Executive - Given the scale of development proposed in the two planning applications (this and the subsequent application numbered 06/53596/OUT) the effect of generated traffic will be highly significant, and unless a high proportion of the generated trips is made by sustainable modes, the increase in car traffic will undermine the City’s aspiration for environmental improvements.  To achieve a significant modal shift to public transport will require significant investment in infrastructure and services, and developer contributions will be crucial, given the current constraints on public funding.  There are currently no bus services running into the Greengate area and this will need to be addressed as part of these proposals and on street infrastructure provided.  It is also important that improved pedestrian linkages are considered as part of these developments, and in particular that consideration is given to how to assist pedestrian movement to and from Victoria station and Shudehill transport interchange.  Due to the cumulative effect of so much development, it will be essential for developer contributions to be paid into a fund that can be used to bring about improvements to public transport, and possibly include a further extension to Metro Shuttle (a free shuttle bus service running within the city centre).


It is noted that the planning application does not specify the density of the proposed residential development that would be constructed in blocks ranging between four to twenty two storeys.  Since the scale of the development could make a significant difference in terms of traffic impact, demand for public transport and size of developer contributions, GMPTE considers that there should be a more precise description of the proposed development, even though the proposal is currently only in outline.


The accompanying Transport Assessment states that Travel Plans ‘could’ be implemented to facilitate a reduction in the reliance upon the private car.  GMPTE recommends that a travel plan is considered as essential and that it should include specific targets for modal split and details of measures, including improvements to public transport, to be introduced in order to meet these targets. 


Manchester City Council - no response to date


English Heritage - no objection to the development.


Ramblers Association – would have preferred a project providing for a riverside route, and would have endorsed such a scheme.  As it is we have no other comments to make on this proposal.


Peak and Northern Footpaths Society - no response to date


The Greater Manchester Pedestrian Association - no response to date


Open Spaces Society - no response to date


Greater Manchester Ecology Unit - The bat survey submitted with the application is inadequate and a further survey should be undertaken.  These surveys should be carried out prior to the submission of detailed planning applications and the results included with these applications.  Black Redstarts are a protected species and can be found in the city centre.  Given the fact that the species has been recorded locally and that the habitat is suitable is suitable to support the species the submitted survey is inadequate and a further more detailed survey is required.  A condition is also required in order to control Japanese Knotweed and Giant Hogweed.


The river Irwell is a valuable wildlife corridor.  Appropriate care and attention should be taken during the course of the redevelopment of the area.  The site has been accurately  described as having low ecological value.  Policy NCB1 of the recently adopted Nature Conservation and Biodiversity Supplementary Planning Document states that development proposals should seek to maintain and enhance biodiversity and the nature conservation interest of sites.  Where possible and practicable, they should incorporate new wildlife habitat, landscaping and built features that attract wildlife.  Although it is recognised that incorporating new features to attract wildlife into this city centre development area will not be straightforward I would consider that this development could offer a valuable opportunity for improving this landmark site for wildlife.


PUBLICITY


The application has been advertised by means of both site and press notices.


The following neighbouring properties have been notified of both the submitted application and the amended plans.



Blueprint Studios 39 Queen Street, 49, 50, 51 and 55 Queen Street



S Crowther Ltd, Caygill Street



Youth Club and premises and 24 to 28 King Street



David Bentley Ltd and 25 Greengate West



The Eagle Inn, 19 Collier St, L Fedor and 2 and 17 Collier Street



1 to 33 and 2 to 32 Evans Street



All apartments in the Abito building


REPRESENTATIONS


I have received eight representations in response to the planning application publicity that include two objections from residents of Evans Street, one from a neighbour in the new Abito apartments, three from landowners in the area and one from a councillor.  The following issues have been raised by local residents:



Support in principle but several areas of concern.



Lack of consideration given to Listed Buildings.



Complete failure to take account of the former bath house.



Too much car parking is provided in such an accessible location.



Facilities for cyclists should be taken into account fully at this outline stage.


The proposal does not address its riverside setting and the application contains nothing about a riverside walkway.



The application fails to take account of the interests of landowners in the area. 



The proposed towers will be overbearing when viewed from Evans Street.



Noise and disturbance during construction.



Too many small apartments are being built and there are serious concerns 
about the long term sustainability of such a large amount of apartment 
development given such high vacancy rates in other developments.



The towers will be overbearing.



Loss of view/sunlight


Cllr Salmon has objected to the submitted application on the grounds that in the submission the applicant objects to the Housing Planning Guidance requirement that 50% of all apartments are over 57sq.m in floor area.  He states that there are three groups of people who want to live in the city centre: those who want to rent an apartment; those who want to buy an apartment to live in and those who want to buy an apartment as an investment.  He considers that by not according with the Guidance on apartment sizes the developer is not catering to those who want to live in the city centre.  He urges the Panel to only approve the development if it includes no studio apartments and a minimum of 50% of apartments above 57sq.m.


Euro Car Parks who own land within the Exchange Greengate area have objected to the Guidance.  They state that these objections have not yet been addressed and that as a significant landowner within the area they have still not been given the opportunity to be involved in the evolution of the proposals.  The three applications could have a major impact on the current and future use of Euro Car Park’s properties.


In addition to the above ECP object to the Ask application that encroaches onto their land through the realignment of Gravel Lane and Queen Street.  This encroachment is not justified simply to straighten the existing road pattern.


Mr S Warriah, who owns 91-93 Greengate a site that sits within the application site boundaries, has submitted his own applications for the redevelopment of his own property and considers this application a competing scheme.  His objection is made on three grounds: the lack of any Planning Policy Statement 6 - ‘Planning for Town Centres’ statement; the lack of conformity with Housing Planning Guidance with regard to apartment sizes and the lack of qualitative advantage over his own proposals.  Agents acting for Mr Warriah ask for an amended scheme from the applicant that allows his development to go ahead as well.  It is pointed out that the site lies on the periphery of the application site and the proposal could be amended.


One other landowner has confirmed that they have no objections to the application.


NATIONAL PLANNING POLICY


PPS1 Delivering Sustainable Development, PPS3 Housing, PPS6 Planning for Town Centres, PPG13 Transport, PPG15 Planning and the Historic Environment


REGIONAL SPATIAL STRATEGY


DP1 Economy in the Use of Land and Buildings, DP3 Quality in New Development, DP4 Promoting Sustainable Economic Growth, Competitiveness and Social Inclusion, UR1 Urban Renaissance, UR2 An Inclusive Social Infrastructure, UR10 Greenery, Urban Greenspace and the Public Realm, SD1 The North-West Metropolitan Area.


UNITARY DEVELOPMENT PLAN POLICY


Site Specific Policies: MX1 Development in Mixed Use Areas


Other Policies: ST1 Sustainable Urban Neighbourhoods, ST6 Major Trip Generating Development, ST8 Environmental Quality, ST11 Location of New Development, DES1 Respecting Context, DES2 Circulation and Movement, DES3 Design of Public Space, DES7 Amenity of Users and Neighbours, DES10 Design and Crime, A1 Transport Assessment and Travel Plans, A2 Cyclists, Pedestrians and the Disabled, A8 Impact of the Development on the Local Highway Network, A10 Provision of Car, Cycle and Motorcycle Parking in New Development, E3 Knowledge Capital, EN19 Flood Risk and Surface Water, EN22 Resource Conservation, S1 Retail and Leisure Development Within Town and Neighbouring Centres.


DRAFT SUBMITTED REGIONAL SPATIAL STRATEGY


DP1 Regional Development Principles, MCR2 Regional Centre and Inner Areas of Manchester City Region, MCR4 Northern Part of the Manchester City Region


OTHER LOCAL PLANNING POLICY AND GUIDANCE

The Exchange, Greengate Planning Guidance


Since the 1980s the City Council has only been able to make limited interventions in the Greengate area to address the ongoing decline of this part of the City.  The combination of Government policy, new landowners, increasing developer interest, the rebuilding of Manchester city centre and, most importantly, the establishment of the Central Salford Urban Regeneration Company means that there is now the opportunity to secure the major transformation of Greengate.


A Development Framework for the area was approved by the City Council in 2005.  The Framework’s overall vision for the Exchange Greengate area is of a new city centre place which celebrates the river Irwell and reconnects Salford and Manchester.  It would be a dynamic mixed use destination in its own right, ensuring that the city centre as a whole continues to grow and contributing to its commercial, residential and cultural offer.


The Exchange, Greengate Planning Guidance was adopted by the City Council in January 2007.  It sets out the guidelines that the City Council will use as a material consideration in determining planning applications in the area.  It establishes a set of principles to ensure an  appropriate mix of uses and high design quality in new development.


PLANNING APPRAISAL


The main planning issues relating to this application are the principle of the development in this location is acceptable, whether the application as a whole is of sufficiently high quality to justify approval, whether the height, scale and massing of the buildings are acceptable, whether the development accords sufficiently with both the original approved development framework and the more recently approved planning guidance, the impact on Listed Buildings, the impact of the development on neighbours and on the environment in general, whether there is sufficient car parking and whether the development sufficiently contributes to the provision of open space.


Principle of the Development


Policy SD1 of the Regional Spatial Strategy states that development should be focussed within the North-West Metropolitan area, which includes Salford.


National planning policy as contained in PPS3 on Housing is also relevant.  It highlights the need to develop previously developed brownfield sites and where appropriate for higher densities in accessible locations.


Draft Regional Spatial Strategy published in January 2006 proposes a significant increase in the housing requirement in Salford with a threefold increase in the annual requirement for new dwellings from 530 to 1600 per annum.  Whilst the provision of housing is relevant in the consideration of this scheme it should be noted that little weight can be afforded to the draft Regional Spatial Strategy at this time.


Policy ST11 calls for development sites to be brought forward in the correct order.  The four level hierarchy of suitable sites begins with the reuse and conversion of existing buildings followed by previously developed land in an accessible location that is well related to housing, employment, services and infrastructure.  


The application site lies within policy area MX1 that seeks to create a vibrant mixed use area with a broad range of uses and activities and the policy states that development within the area will be required to support this.  Uses identified as being appropriate for the area include housing, offices, hotels, retail and food and drink uses and cultural uses.  The reasoned justification to the policy states that this part of the City will be increasingly seen as a key quarter of Manchester city centre, with improved physical and functional connections to the rest of the city centre.


Policy EG1 of the Guidance expands on policy MX1 and states that the regeneration of Greengate will result in a new and vibrant part of the city centre with a range of functions including commercial, residential, cultural, retail and leisure uses.  It will be characterised by exceptional architecture, high quality public spaces and a distinctive waterside frontage with new connections between the two cities.  It will be an area where there is on street activity and pedestrian life and movement.


Policy EG2 of the Guidance states that the development of Greengate will provide a mix of uses to help create a vibrant and interesting community which has activity during the day and evening throughout the year and which would be expected in a new city centre quarter.


The site is previously developed land and is in a location that is highly accessible to a full range of services and facilities and development is positively encouraged by the recently approved Exchange, Greengate Planning Guidance.  I therefore consider the principle of development in this location is both acceptable and desirable.


The proposal includes a mix of residential, office and retail uses and active ground floor uses are found throughout the scheme.  I consider that this proposed mix of uses is acceptable and in accordance with policies MX1 and EG2.


Design - Height, Scale and Massing


In considering the design of the development it is important to note that the application is in outline with approval sought at this stage for layout, scale and means of access.  Detailed issues of design and external appearance are therefore to be determined at a later stage.  However, the applicant has been required to submit information with regard to issues of height, scale and massing.  Therefore the combination of this information, the contents of the design and access statement and the information submitted by the applicant relating to the matters for determination set out a series of broad design principles that must be adhered to during design development and as such must be considered at this stage of the application process.


Policy DES1 states that developments will be required to respond to their physical context, respect the positive character of the local area and contribute towards local identity and distinctiveness via a number of factors that include the scale and size of the buildings, their distinctiveness in the street scene, the relationship to existing buildings and other features that contribute to townscape quality, the impact on, and quality of, views and vistas, the potential impact of the proposed development on the redevelopment of adjacent sites and the desirability of protecting existing building lines or allowing discontinuities that may improve or enrich the existing townspace and public space. 


Policy DES3 states that where development includes the provision of public space, that public space must be designed to, amongst other things; have a clear role and purpose; reflect and enhance the character and identity of the area; provide an appropriate setting for surrounding developments; be safe, uncluttered and appropriately lit; be of an appropriate scale; connect to established pedestrian routes and; minimise, and make provision for, maintenance requirements.


Policy DES5 states that tall buildings will be permitted where they meet a number of criteria.  Those criteria include that the scale of the development is appropriate to its context and location; that the location is highly accessible to public transport, walking and cycling; that the building would relate positively to and interact well with the adjacent public realm; that the building would be of the highest quality design; that the building would make a positive addition to the skyline and would not detract from important views and that there would be no unacceptable impact on the setting of a listed building or on the character or appearance of a conservation area.


Policy DES11 requires the submission of a design statement with all major applications explaining how the development takes account of the need for good design, the design principles and design concept and how these are reflected in the development’s layout, density, scale and height, the relationship of the development to its site and the wider context and how the development will meet the Council’s design objectives.


Policy EG8 of the Guidance states that the Exchange will take on the established urban form of Manchester city centre with its dense and compact city blocks and regular street grid.  The key principles of the proposed urban structure are set out within the Guidance.  The Guidance states that the indicative heights contained within the document are not prescriptive but are a broad indication of what may be acceptable and that the actual heights considered acceptable will be dependent on a full evaluation of the proposals received.


Policy EG9 states that the city centre’s urban design heritage is characterised by the Victorian and Edwardian approach of using buildings to dominate corners and command the street.  New development  should recognise this characteristic by respecting existing building lines which will normally mean building to the back of pavement and reinforcing corner plots.


Policy EG15 states the Exchange will adopt the street pattern that is set out in the Design Framework.


This outline scheme differs from the proposals outlined in the framework document by providing additional height in the two towers proposed on the Trinity Way frontage.  The Guidance though does indicate that this additional height may be acceptable.  The other buildings heights conform with both the original framework document and the approved planning guidance in that they are between four and eight storeys in height, with the lower buildings being located adjacent to Listed Buildings, rising to ten storeys where buildings front on to the proposed new Greengate square.


The proposals differ from the Guidance in that the height of the tower closest to the Listed Collier Street baths has been reduced from the twenty storeys indicated in the Guidance to sixteen storeys while the adjacent tower, to the north of the Abito building and adjacent to Trinity way has been increased to twenty two storeys from the twenty storeys indicated within the Guidance.  These alterations were driven by our concerns that a twenty storey tower was not acceptable adjacent to the Listed Collier Street baths.  The difference in height between these two towers now creates a stronger dialogue between them.  As well as this the detailed siting has been altered so that the sixteen storey tower in Block C sits further away from the Listed Collier Street baths so that there would now be the four storey building between the tower and the baths. 


Blocks A, B and C are therefore completely in accordance with the Exchange, Greengate Planning Guidance.  The detailed layout, scale and massing of the components of Block D have been given careful consideration and the comparative heights of towers on adjacent sites has been taken into consideration.  The scale of the other buildings in this block is considerably less than that envisaged in the Guidance and it is considered that the small increase in height of the tower over that indicated in the Guidance is acceptable in this instance.


Housing Mix


Policy H1 states that new housing development should contribute to the provision of a balanced mix of dwellings within the local area.  The policy goes on to state that all new housing development will be required to contribute towards the provision of a balanced mix of dwellings within the local area in terms of size, type, tenure and affordability.


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


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


The application is submitted in outline but approval is sought for the siting and the applicant has been required to submit information on the maximum massing of the proposed buildings.  Although approval is not sought at this stage for any particular number of apartments the applicant has confirmed that more than 50% of apartments will have a floor area of more than 57sq.m.


I consider that the mix identified above broadly conforms with Housing Planning Guidance and with policy H1 of the UDP but have attached a condition to ensure that three bedroom apartments are also provided as part of the mix of dwellings.


Affordable Housing


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


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


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


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


No affordable housing is proposed in this instance.  I am mindful of a number of factors including that discussions regarding the development of the Exchange, Greengate have been ongoing with the City Council for a number of years and that the application was submitted months before the Housing Planning Guidance was adopted in December 2006.  In addition the Exchange, Greengate area contains a significant amount of public realm and highway works that have to be funded in part by the private developers of sites within the area.  I therefore consider that the lack of affordable housing is acceptable in this instance in accordance with policy HOU3.


Effects of the development on neighbours


Policy DES7 requires all new developments to provide potential users with a satisfactory level of amenity.  Development which would have an unacceptable impact on the amenity of the occupiers or users of other developments will not normally be permitted. 


The closest neighbours to the towers are those in the Abito apartments.  This is a ten storey building and it would be faced on the opposite side of Boond Street by a six storey building.  The Abito building is built up close to its boundaries and all apartments face out on all four sides of the building which has a central atrium.  The sixteen storey tower in Block C is located on Trinity Way and Greengate and would be over 33m from the closest apartment in the Abito building.  It would also be more than 50m from the terraced housing in Evans Street.   The twenty two storey tower in Block D is set in 10m from the common boundary with the Paloma site to the south east and would be more than 110m from the houses on Evans Street.  It would be just 16m from the Abito building where habitable room windows would face each other.   The twenty two storey tower is set back approximately 5m from the back of pavement.    The Exchange, Greengate Planning Guidance states that the area will take on the established urban form of Manchester city centre with its dense and compact city blocks and regular street grid.  It goes on to state that the generally narrow street widths in Greengate lend themselves to predominantly six storey building heights rising to ten storeys adjoining public open spaces and reducing to three/four storeys around historic buildings.  This means that the six storey city block is situated just 10m from the Abito building.  It is a feature of the Abito building that the whole frontage of each apartment is fully glazed.  It is impossible in these circumstances to achieve the distances that would normally be considered necessary to ensure that there is no significant loss of privacy or overlooking.   I am mindful that the Abito building was developed with the knowledge that it would be at the centre of the Exchange, Greengate development and that neighbouring buildings would be close by.  I am satisfied therefore that these distances are acceptable.  It will be necessary though at reserved matters stage to ensure that the buildings that surround the Abito building are designed and detailed in such a manner to ensure that direct overlooking and loss of privacy is minimised as far as practicable.


Internal separation distances within the blocks would be at least 25m.


Highways, Parking and Circulation


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, other than for disabled provision.


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


Policy EG4 of the Guidance states that new transport networks and associated developments should achieve a balance between ensuring that it is as easy as possible to get into Greengate whilst minimising the impact on people being able to move around the area itself.  It goes on to state that a major objective is to encourage a switch to public transport to reduce the impact of the car.


The application is in outline only and no approval is sought for any particular number of dwellings and therefore while an indicative level has been assumed for the purposes of compiling the Transport Assessment approval is not sought for any particular car park space numbers.  I am satisfied that the level of car parking can be adequately dealt with at reserved matters stage.


Impact on Listed Buildings


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


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


The Collier Street baths lie directly adjacent to this site on the opposite side of Collier Street and are within the ownership of the applicant.   The baths is the only Listed Building within Salford that is on the national Buildings at Risk register.  The proposals have been amended as a result of officers concerns regarding the proximity and height of the Block C tower to this Listed Building.  The tower has been reduced in height from nineteen to sixteen storeys, has been moved 12m further away from the Listed baths and closer to the tower in Black D, rotated so that is sited and aligned now on Greengate rather than Collier Street and reduced in footprint.  I consider that these amendments are significant and represent an appropriate response to our concerns regarding the Listed baths.


In terms of the lower buildings these have been deliberately low where they are in any close proximity to either the Listed Collier Street baths or the Listed Eagle public house.  To the rear of the Eagle, which is currently surrounded by industrial buildings, on the proposed new Greengate elevation the proposed development would be 9m away at second floor level and 17m away at fifth floor level.  On the Collier Street elevation there are 4m wide stairs located adjacent to the Listed pub beyond which would be a four storey building.  With regard to the Collier Street baths the four storey ’L’ shaped element of Block C would be set back some 16m from the listed building. 


I am satisfied that the proposed development as a whole would considerably enhance the setting of both the Eagle pub and the Collier Street baths and furthermore that the development preserves the setting of these important listed buildings in accordance with both policy CH2 and national planning guidance.


Sustainability


Policy EN22 states that development proposals for more than 100 dwellings or more than 5,000sq.m of floorspace will only be permitted where it can be demonstrated that:


a) the impact on the conservation of non-renewable resources, and on the local and global environments, has been minimised as far as practicable; and


b) full consideration has been given to the use of realistic renewable energy options, and such measures have been incorporated into the development where practicable.


Policy EG5 of the Guidance states that all proposals for new building within the area should accord with the principles of sustainable development and should make a positive contribution to the delivery of a sustainable environment.


Policy EG13 of the Guidance states that new development should take into consideration the principles of sustainable construction and energy efficiency.  The Guidance goes on to say that all developments should achieve an ideal EcoHomes rating of ‘excellent’ and that if an ‘excellent’ rating cannot be achieved then a minimum rating of ‘very good’ must be achieved and the City Council must be provided with an explanation as to why ‘excellent’ has not been achieved.


The applicant states that the development will achieve a ‘very good’ rating.  As it is the City Council’s policy to seek an excellent rating I have attached a condition in accordance with the above policy.


Open Space Provision


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


The Planning Obligations SPD was approved by the City Council in March 2007.  It usefully points out that planning obligations should satisfy five tests that are set out in Circular 05/2005: Planning Obligations.  Planning obligations should be:



i) relevant to planning;



ii) necessary to make the proposed development acceptable in planning terms;



iii) directly related to the proposed development;



iv) fairly and reasonably related in scale and kind to the proposed 
development;



v) reasonable in all other aspects 


The SPD points out that planning obligations that do not meet the tests are not necessarily unlawful but where they are being offered by a developer they should be given very limited weight when determining a planning application.  This is based on the principle set out in Circular 05/2005 that planning permission must not be bought or sold.


This application is in outline only and the number of dwellings and the number of bedspaces is not known at this stage.  The SPD sets out the requirements regarding planning obligations.  This states that there should be a contribution of £1,850 per dwelling plus £598 per bedspace for three bedroom apartments and £1,850 per dwelling plus £658 for apartments of two bedrooms or less with £23.50 per square meter of non-residential floorspace.  The applicant has agreed in principle to enter into a legal agreement in accordance with these figures set out in the SPD.  However, the SPD states that lower or higher commuted sums may be appropriate in individual circumstances.  It states that there will be situations where the value of any planning obligation may need to be significantly higher than the average figures set out.  The SPD sets out a circumstance where this might be necessary - where a development would attract a large number of visitors and therefore would need to provide a higher standard of public realm in the surrounding area.


I consider that the Exchange Greengate area is one where higher levels of contribution are required given the amount and quality of public realm provision that is proposed and the highway improvements envisaged.  I also consider that a common approach should be taken to all developments within the Greengate area unless circumstances dictate otherwise. 


In this particular instance the applicant has argued that a substantial sum is being invested in the public realm of both this application and in particular that to be provided by the scheme proposed in application 06/53596/OUT.  The applicant states that their own contribution to public realm within their own application sites reaches £3.5million.  This would be in addition to the contribution that they will make to the wider public realm in Exchange Greengate that is identified under application 06/53597/FUL and which they estimate to be in the region of £7million. 


I am satisfied therefore that in addition to the sums set out in the Supplementary Planning Guidance the applicant in this instance is contributing significant monies towards public open space within the Exchange Greengate area that represent an approximate 50% increase on top of the figures set out in the SPD.


In order to achieve consistency this approach will be followed on all subsequent applications within the Exchange Greengate area where the sums set out in the SPD will be a minimum contribution made directly to fund the major public realm identified under application 05/53597/FUL and where additional contributions to the approximate value of 50% of the SPD baseline sums will be sought depending on the amount of public realm that is provided within subsequent individual developments so that where little, or no public realm is provided, additional contributions are made direct to the funding, management and future maintenance of the major new public realm areas.


The proposed Heads of Terms for the S106 Agreement are set out towards the end of the report.


Design and Crime


Policy DES10 states that development will only be permitted where it is designed to discourage crime, anti-social behaviour and the fear of crime, and support personal and property security.  Crime prevention measures should not be at the expense of the overall design quality, and proposals will be permitted where they have a hostile appearance or engender a fortress-type atmosphere.


Policy EG14 of the Guidance states that new development should take into consideration the principles of ‘Secured by Design’.


The Police Architectural Liaison Unit has raised no objections but I have attached a condition to ensure that the future development meets ‘Secured by Design’ standards.


Loss of Trees


Policy EN12 states that development that would have a detrimental impact on, or result in the loss of, any important landscape feature will not be permitted unless the applicant can clearly demonstrate that:



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.


The policy goes on to state that if the removal of an important landscape feature is permitted as part of a development then a replacement or compensation will be required.


The only trees on the site are those planted adjacent to Trinity Way in a small landscaped strip adjacent to the highway.  There are no mature trees although there are several small specimens.  I am satisfied that the development will provide appropriate replacement planting and when combined with the overall landscaping in the wider area will more than adequately compensate for the loss of existing planting.


Objections


a) Lack of consideration to Listed Buildings and the Collier Street Baths in particular.


The application has been amended so that the tower closest to the Collier St Baths has been moved away from its submitted position on the Collier Street frontage to Greengate where it would stand alone and would relate more closely to the block D tower.  There would now be a freestanding four storey block running the length of Collier Street where it is opposite the listed baths.  In addition the height of the tower has been reduced from nineteen storeys to sixteen storeys.


I consider these amendments result in a far better relationship to the Listed baths and am satisfied that there is no unacceptable impact on the setting of this Listed Building. 


b) Too much car parking given the location so close to the regional centre.


Approval for the level of car parking is not sought at this stage and the indications given in the application submission are indicative only.  I am satisfied that in any future reserved matters application the parking levels will fall within the range of provision that would normally be considered acceptable.


c) Facilities for cyclists should be taken into account at this outline stage


I have attached a condition regarding parking facilities for cyclists and consider that this adequately deals with this issue which will be addressed in full at reserved matters stage. 


d) The scheme does not address the riverside setting or the riverside walkway


This particular application has a small frontage to the river of just a few meters.  This frontage lies at the junction of the road bridge over the river that carries Trinity Way.  The riverside walkway currently exists at this level but is a whole storey lower than the general land level of the site.  I do not consider therefore that in these circumstances it is possible for the development of this site to address the riverside setting or deal with the riverside walkway in any meaningful or significant way.  I have however attached a condition requiring a scheme for the enhancement of the riverside walkway on the short frontage that this site does have.


e) The application fails to take account of the interests of landowners in the area.


The application generally conforms well to the approved Exchange Greengate Planning Guidance and I do not consider that the interests of other landowners in the area are put at disadvantage through the application itself.  Each application must be considered on its merits and other landowners are able to submit their own applications, as indeed one has done, should they desire.


f) The towers will be overbearing in general and particularly so when viewed from Evans Street. Loss of view/sunlight


As described above the tower closest to Evans Street has been reduced from nineteen to sixteen storeys and has been moved away from Collier Street towards Greengate taking it slightly further from Evans Street.  The Exchange Greengate Guidance states that taller buildings will be acceptable along the northern and eastern boundary of Greengate creating an identifiable and recognisable skyline in the vicinity of Victoria Station with the tallest buildings adjoining the Station and stepping down again towards the city centre.  It goes on to state that where taller buildings are envisaged, they are anticipated to range in height from twelve to forty storeys.  I would also point out that the towers are comparatively slender point towers, not slab blocks as are being developed on the Dandara Blackfriars Road site that is also within the Greengate area.


The tower closest tower will be over 50m from the closet dwelling on Evans Street and windows in properties would not look directly towards the towers.  I am satisfied that in these circumstances, despite Evans Street being situated at a lower level than Trinity Way and the site beyond, the towers would not be so overbearing as to have a significant detrimental effect on the amenity of residents of Evans Street.  Likewise I consider that those existing residents of the Abito building are living within a city centre location where buildings will be in comparative close proximity to each other and while there may be some loss of sunlight experienced that this is not so significant as to warrant further amendment or refusal of the application.


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


g) Noise and disturbance during construction.


There will inevitably be a degree of noise and disturbance in any development but I have attached a site operating condition that should ensure that such noise and disturbance is minimised and does not have a significant detrimental effect on the amenity of neighbours.


h) Too many apartments are being built and there are serious concerns about the long term sustainability of such a large amount of apartment development given such high vacancy rates in other developments.


The approved Housing Planning Guidance states that within the regional centre, the very high level of accessibility, the scale of the existing buildings, and the need to support that area’s development as a vibrant ‘city centre’ location means that apartments will normally be the most appropriate form of housing provision.  The Guidance identifies the Ordsall Lane corridor as offering the opportunity to provide a broader mix.  This approach is consistent with government guidance in PPS3 and PPG13, as well as with UDP policies ST12 and H1, which highlight that the mix and density of dwellings will be controlled having regard to the location and accessibility of the site, and its proximity to jobs and facilities.


Given this policy background I am satisfied that the Exchange Greengate is an area where 100% apartment provision is appropriate.  The applicant has stated that the development will be phased over a number of years.  The first apartments within the area, the Abito apartments, are being occupied now and soon the Dandara development on Blackfriars Road which is being developed in two phases, will begin to be occupied.  I am confident that this occupation of the area will continue at a steady pace for many years to the benefit of the area as a whole.  There will always be a certain level of vacancy in any apartment development and I consider that the best way for the local planning authority to tackle this issue is by making sure that the apartments are appropriately sized in accordance with the Housing Planning Guidance and to only approve those developments that reach the necessarily high quality of design that will make them places that people want to live.


i) Objection from Cllr Salmon


The applicant is aware of the City Council’s policy regarding the size of apartments and has confirmed that at least 50% of all apartments would be at least 57sq.m in floor area..  I consider that a broad range of apartment types is desirable and that this would include a small proportion of studios as well as a proportion of three bed apartments.  I have attached a condition regarding the size of the apartments.


I consider that this addresses Cllr Salmon’s main concerns.


j) Objection from Euro car parks


Contrary to the objection letter, ECP have participated in a Consultation Event on the Greengate Development Framework (6 July 2004) and commented favourably.  Central Salford URC has engaged in discussion about the Planning Guidance with ECP as have English Partnerships (15 September 2006) and more recently, Central Salford URC and the Council have engaged with ECP and adjoining landowners, Kay-Le (1 May 2007).  


The creation of a major new sequence of public spaces is key not only to the success of the Greengate development but also the regional centre as a whole.  A development of the scale of Greengate requires larger scale spaces as both amenity spaces and to respond to the new large scale of buildings being proposed.  The proposed Greengate square reflects the location of the three main streets that comprised the centre of medieval Salford.  This historic centre is re-interpreted as the sequence of three major public spaces.  The square also provides a draw and focus for Greengate to bring people beneath the viaduct into the site.  The square is proposed not only to benefit the residents and occupiers of Greengate but also the citizens of Salford and the regional centre.  This would be the largest piece of public realm in a generation for the city.  The location of the square has been carefully considered in terms of aspect, orientation and daylight.  It also reflects the historic medieval fabric of the city’s medieval centre.  Extensive areas of public realm are also proposed within individual schemes, as well as the main public square.  The development proposals respond as far as possible to existing site ownerships and street patterns, however, for the new public square and public realm it is considered appropriate to reconfigure some street arrangements to provide a new and coherent piece of city.


Car parking has been investigated as an option both under the square and on sites as multi-storey within the overall development framework site and are currently being re-evaluated.  The level of car parking within the scheme is sufficient and it should be noted that the Exchange Development Framework and Planning Guidance guide development of the area, including that on ECP land, which ECP have been consulted on.  It is not the role of the planning process to protect private interests.


The applicant has confirmed that an Article 6 notice was served on LA Jolley at Kay-Le Properties on 22 September 2006 advising them of the application.


In addition the applicant has been able to reduce the extent of the application site area so that it does not affect adjacent site ownerships.


k) Objection from Mr Warriah


The applicant has specified that the amount of A1 retail floorspace would not exceed 2,500sq.m and there is therefore, given that this is a location within the regional centre, there is no need for any PPG6 statement.  As outlined above the applicant has made it clear that the apartment sizes will now conform to the requirements of the Housing Planning Guidance.  With regard to any qualitative difference between the proposals put forward by Mr Warriah and those put forward by the applicant this is not a matter that needs to be considered in the decision making on either application.  Each application must be considered on its own merits.  I am therefore satisfied that the objections raised by Mr Warriah do not require the application to be amended in any way.


PROPOSED HEADS OF TERMS


1. The developer shall submit a schedule of works and programme for the retention of the Collier Street Baths together with proposals for remedial works to structurally unsafe elements of the building.  The developer will also submit a timetable for the bringing forward of a sustainable and commercially viable long term economic use for the building.  Both to be done within an appropriate time period.


2. The developer will pay the financial contribution in accordance with the sums outlined above and set out in the Planning Obligations Supplementary Planning Guidance.  This shall contribute towards public realm, the new junction on Trinity Way and improvements to public transport within the Exchange Greengate area. 


3. Additional financial contributions in the form of public realm works within the application site boundaries of applications 06/53595/OUT and 06/53596/OUT shall not exceed 50% of the value of the financial contributions payable in accordance with point 2 above.


4. As a partial alternative to the contribution in point 2 the developer shall provide the public realm described in application 06/53597/FUL.  This shall only occur provided that the value of such works are an equivalent cost that would otherwise have been payable under point 2.


VALUE ADDED TO THE DEVELOPMENT


In accordance with policy H8 and the Planning Obligations SPD, the applicant has agreed to enter into an agreement under Section 106 of the Town and Country Planning Act 1990.  As stated above the precise level of contribution has not been agreed at this stage as this is an outline application and the application does not seek approval of any specific number.  The basis on which this level of contribution is to be made has though been agreed as is described above.  In summary it is the full financial contribution set out in the Planning Obligations Supplementary Planning Document plus an additional approximate 50% contribution on top of this sum, through the implementation of physical works to the public realm.  This would largely contribute to the provision of public realm, public transport improvements and highway improvements within the Exchange Greengate area.  


In addition the 106 Agreement would secure the retention and repair of the Collier Street Baths, which are the only Listed Building in Salford that is on the register of listed buildings that are at risk, and a timetable for bringing forward a sustainable and commercially viable long term economic use for the building.


As well as this considerable improvements to the application have been made during the pre-application and application consideration processes.


I consider that these represent considerable added value to the City Council.


CONCLUSION


The main planning issues relating to this application are the principle of the development in this location is acceptable, whether the application as a whole is of sufficiently high quality to justify approval, whether the height, scale and massing of the buildings are acceptable, whether the development accords sufficiently with both the original approved development framework and the more recently approved planning guidance, the impact on Listed Buildings, the impact of the development on neighbours and whether there is sufficient car parking.  


The proposals represent an effective use of a previously-developed site within the Regional Centre. The application would assist in securing the redevelopment of what is currently an under-used and generally unattractive site in a highly prominent location within the Exchange, Greengate area. A broad mix of uses would be proposed within the site and it is envisaged that this development would assist with others in stimulating the redevelopment of other areas within the Exchange Greengate area for similar uses. The mix of uses proposed are consistent with UDP policies MX1, S2, ST11, RSS policies EC8, DP1 and UR1 and the Exchange Greengate planning guidance. Such a mix would create a diverse and sustainable development, which would be appropriate given the site’s location within the Regional Centre. The information submitted with the application indicates that the design of the development would be of a high quality, with significant investment in public realm, open space and infrastructure. A number of off-site highway works, including the provision of a new junction onto Trinity Way, would also be secured as part of this development. The likely impacts of the proposal on listed buildings, on neighbours and on the environment in general have been assessed and I am satisfied that, subject to a number of conditions, there would be no unacceptable detrimental impact on any interest of acknowledged importance as a result of this application. 


Although the applicants are not proposing to provide any affordable housing within the site a significant financial contribution towards major public open space elsewhere in the Exchange Greengate area will be made. I am of the opinion that the amount of investment involved in such works outweighs the need to provide any affordable housing within the site.


The architects for the scheme have worked successfully to revise and improve the scheme and I am satisfied that the proposed development, now that it has been reduced in size, is acceptable and accords with the policies of the development plan and the Exchange Greengate Planning Guidance.


RECOMMENDATION:

That Members are minded to grant planning permission subject to the conditions below once the Section 106 has been signed: 


i. that 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 and Section 278 of the Highways Act 1980 to secure the payment of a contribution to the implementation of environmental improvements in the local area, provision of open space in the local area, retention and repair of Collier Street baths together with timescale for re-use and improvements to public transport; and highway improvements respectively;


ii. that the applicant be informed that the City 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.

Conditions


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


2.
The development of each phase shall not be started until full details of the following reserved matters in respect of that phase have been submitted to and approved by the Local Planning Authority:



a) appearance; and 



b) landscaping.


3.
No phase of development authorised by this permission shall take place unless and until the local planning authority has received and approved in writing a site operating statement in relation to provision of permitted hours for construction works, delivery of materials and delivery and collection of equipment, provision and use of on-site parking for contractors' and workpeople's vehicles, wheelwashing facilities, street sweeping for each phase of development and no development or activities related or incidental thereto shall take place on the phase of development in contravention of such site operating statement.


4.
Prior to the commencement of the development of each phase, the developer shall submit 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.  Recommendations and remedial works contained within the approved report for each phase shall be implemented by the developer prior to the first occupation of any unit of accommodation within that phase unless otherwise agreed in writing by the Local Planning Authority.



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 in respect to the relevant phase were completed in accordance with those agreed by the Local Planning Authority.


5.
No phase of development approved by this permission shall be commenced until a scheme for the disposal of foul and surface waters for that phase of development has been approved in writing by the Local Planning Authority.  Such scheme shall be constructed and completed in accordance with the approved scheme.


6.
Prior to the commencement of development of each phase an assessment shall be submitted for written approval to the Local Planning Authority which details the levels of internal noise likely to be generated from the proposed commercial uses. This assessment shall identify and determine appropriate noise mitigation measures (such as soundproofing) required to protect the amenity of adjoining noise sensitive properties (the residential properties above). Any noise mitigation measures identified by the assessment shall be implemented prior to the commencement of the proposed use within each phase and retained thereafter.


7.
Acoustically glazed units comprising glass of 10mm and laminated 6.4mm with a 12mm air gap (6/12/6.4) shall be installed in all habitable room windows on  façades that face Trinity Way and the proposed new junction.  The units shall be installed in accordance with the manufacturer's recommendations to avoid air gaps when fitting the frames.  Alternative sound attenuated means of ventilation shall be provided. The applicant shall submit details of the proposed ventilation system to the Local Planning Authority for written approval prior to the commencement of development of each phase.  All such measures shall be implemented prior to first occupation of each phase and retained thereafter.


8.
The windows of all other habitable rooms shall be acoustically dual glazed to the standards of the Noise Insulation Regulations 1975 (as amended), unless otherwise agreed in writing by the Local Planning Authority.


9.
The applicant shall, with regard to television reception in the area containing the application site, provide the City Council as local planning authority with studies that: 



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



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



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


10.
A scheme for the provision of recycling facilities for each phase of development 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 of each phase a scheme demonstrating a BREEAM or Eco-Homes "excellent" rating for each phase shall be submitted to and approved in writing by the Local Planning Authority.  If an "excellent" rating cannot be achieved the Local Planning Authority will require an explanation as to why not and a minimum rating of "very good" must be achieved as an alternative.  The development shall be implemented in accordance with the approved scheme unless otherwise agreed in writing by the Local Planning Authority.


12.
No phase of development shall be commenced unless and until a lighting scheme for the phase of development has been submitted to and approved in writing by the Local Planning Authority. The approved scheme shall be implemented and thereafter retained prior to the first occupation of the development.


13.
A noise assessment detailing the acoustic protection measures to be incorporated into the final design for each phase shall be submitted to and approved in writing by the Local Planning Authority. Such assessment shall also detail mitigation measures to demonstrate how the noise levels agreed within the report will be achieved when the ventilation rates are increased (windows open - as for when Summer Cooling or Rapid Ventilation is required). Any additional ventilation requirements to enable compliance with the report shall be identified within the assessment. The approved acoustic protection and additional ventilation measures shall be implemented prior to first occupation of any dwelling within the relevant phase and retained thereafter.


14.
No development/demolition shall take place until the applicant has secured the implementation of a programme of archaeological work for each phase of development in accordance with a written scheme of investigation that has been submitted by the applicant and approved in writing by the Local Planning Authority.  The development and any demolition works shall only be implemented in accordance with the approved programme.


15.
Prior to the commencement of development a phasing plan shall be submitted for the approval of the Local Planning Authority.  Implementation of the development shall be carried out in accordance with the approved phasing plan unless otherwise agreed in writing by the Local Planning Authority.


16.
A minimum of 50% of the dwellings across the site as a whole shall have an internal floor area in excess of 57 square metres and a minimum of 10% of the dwellings across the site as a whole shall have three bedrooms unless otherwise agreed in writing by the Local Planning Authority.


17.
Prior to the commencement of development of the commercial units a travel plan relating to the commercial units within each phase shall be submitted to and approved in writing by the Local Planning Authority. Such travel plan shall include objectives and targets, and, where appropriate, measures to promote and facilitate public transport use, measures to reduce car use and its management, measures to promote and facilitate cycling and walking, promotion of practices/facilities to reduce the need to travel, monitoring and review mechanisms, travel plan coordination, and provision of travel information and marketing. The initiatives contained within the approved plan shall be implemented and shall be in place prior to the first occupation of any of the commercial units within each phase unless otherwise agreed in writing by the Local Planning Authority.


18.
The development of each phase shall not be commenced unless and until a crime prevention plan for that phase has been submitted to and approved in writing by the Local Planning Authority. Such scheme shall be capable of being accredited by Greater Manchester Police Architectural Liaison Unit under the secure by design scheme.  The approved crime prevention plan shall be implemented in full prior to the first occupation of any dwelling in that phase and retained thereafter unless otherwise agreed in writing by the Local Planning Authority.


19.
The applicant will submit a scheme for the display of industrial archaeological remains, in areas of open space within the Exchange Greengate area, commemorating the railway heritage and archaeology of the site.  Such scheme shall be implemented in full in accordance with the approved details and timetable.


20.
The development of each phase shall not be commenced unless and until a scheme for that phase detailing all the following matters including; sustainable construction techniques;  natural ventilation techniques; suatainable urban drainage systems; techniques to reduce solar heat gain and use of renewable energy sources; and all energy efficiency and sustainability matters have been submitted to and approved in writing by the Local Planning Authority. Prior to the occupation of any dwelling in that phase the approved scheme shall be installed and shall thereafter be retained and maintained unless otherwise agreed in writing by the Local Planning Authority.


21.
The applicant shall submit for written approval a dust management plan for each phase which will specify all measures and precautions necessary to prevent the emission of dust from the site affecting nearby sensitive premises. This scheme shall detail measures for both the demolition stage of the development as well as the construction stage of the development. Once agreed, all identified dust mitigation measures for each phase shall be implemented and maintained thereafter until the completion of the development unless otherwise agreed in writing by the Local Planning Authority.


22.
The development of each phase shall not commence unless and until an air quality assessment of the existing and future air quality for years 2010, 2020 and the opening year with and without the development hereby approved for Nitrogen Dioxide and particulate matter less than 10 microns shall be submitted to and approved in writing by the Local Planning Authority. The assessment shall identify the worst case exposure, changes in pollution concentration to residents of the approved development and shall identify any changes in pollution levels where public exposure occurs as a result. The predicted levels shall be compared with the relevant Air Quality Objectives set in the Air Quality Regulations 2000 and amendments thereof. The assessment shall detail mitigation measures required to address the air quality issues identified. The approved mitigation measures shall be implemented prior to first occupation of any of the units within each phase and retained thereafter unless otherwise agreed in writing by the Local Planning Authority.


23.
The parking spaces provided in each phase shall be used at all times thereafter for the parking of vehicles in accordance with a scheme to be approved by the Local Planning Authority in writing prior to the use of any building on each phase of the development unless otherwise agreed in writing by the Local Planning Authority.


24.
The development shall be carried out in accordance with the design principles set out in the Design and Access Statement, in particular the wide stairways that are an important design feature of the proposed blocks shall be provided in the same manner in any subsequent reserved matters application, unless otherwise agreed in writing by the Local Planning Authority.


25.
No phase of development shall commence until details of the existing and proposed floor levels for the phase of development 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.


26.
The maximum height above ground level of the tower in block C shall be 56m with a maximum height of residential accommodation at 52.8m unless otherwise agreed in writing by the Local Planning Authority.  The maximum height above ground level of the tower in block D shall be no greater than 75m with a maximum height of residential accommodation at 71.85m unless otherwise agreed with the Local Planning Authority.


27.
No development of block D shall take place until a scheme for the boundary treatment adjacent to the watercourse has been submitted to and approved in writing by the Local Planning Authority.  Such a scheme shall be completed in accordance with the approved plans.


28.
No phase of development shall commence until a further bat survey has been submitted to and approved in writing by the Local Planning Authority.  Should bats 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.


29.
No phase of development shall commence until a further 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.


30.
No part of the development hereby approved shall be occupied and brought into use until the highway works for the new junction on Trinity Way indicated on Feilden Clegg Bradley drawing 1330/P/220 amendment C have been completed and are open to the public unless otherwise agreed in writing by the Local Planning Authority.


Reasons:-


1.
Standard Reason R001 Section 92


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


3.
Standard Reason R005B Amenity - neighbours


4.
Standard Reason R028B Interests of public safety


5.
To ensure a satisfactory means of drainage in accordance with policy EN19 of the City of Salford Unitary Development Plan.


6.
Standard Reason R024B Amenity of future residents


7.
Standard Reason R024B Amenity of future residents


8.
Standard Reason R024B Amenity of future residents


9.
Standard Reason R005B Amenity - neighbours


10.
Standard Reason R024B Amenity of future residents


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


12.
Standard Reason R004B Amenity - area


13.
Standard Reason R024B Amenity of future residents


14.
To secure archaeology interests on the site in accordance with policy CH5 of the City of Salford Unitary Development Plan.


15.
Standard Reason R004B Amenity - area


16.
In accordance with policy H1 of the City of Salford Unitary Development Plan and policy HOU2 of the Housing Planning Guidance


17.
In accordance with policy A1 of the City of salford Unitary Development Plan.


18.
To ensure the design of the scheme discourages crime in accordance with Policy DES10 of the City of Salford Unitary Development Plan


19.
To commemorate the history of the site and provide an educational and community amenity in accordance with policy CH5 of the City of Salford Unitary Development Plan


20.
In order to address recycling and sustainability issues in accordance with policy EN22 of the City of Salford Unitary Development Plan.


21.
Standard Reason R005B Amenity - neighbours


22.
Standard Reason R024B Amenity of future residents


23.
Standard Reason R012B Parking only within curtilage


24.
The wide stairways are an important design feature that contribute towards local identity and distinctiveness and must form a part of any future development of the site in accordance with policy DES1 of the City of Salford Unitary Development Plan.


25.
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.


26.
The Local Authority consider it expedient to exerci in accordance with policy DES1 of the City of Salford Unitary Development Plan.


27.
To protect/enhance the habitat/amenity value of the river Irwell.


28.
To protect bats and their roost sites.


29.
To protect Black Redstarts and their nest sites.


30.
Reason: So as not to interfere with the free flow of traffic along Trinity Way   in accordance with policy A8 of the City of Salford Unitary Development Plan.


Note(s) for Applicant


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


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


3.
This development is subject to the planning obligation entered into by the applicant under Section 278 of the Highways Act 1980.


4.
The applicant is advised that the requirements of all the conditions precedent must be satisfied prior to the commencement of the development. Failure to satisfy the conditions precedent renders all development unauthorised and unlawful and appropriate action may be taken by the Council.


5.
Please note that an application for a licence under Section 177 of the Highways Act 1980 will be required if any element of the proposed development would overhang the footway by more than 150mm. The final decision to allow, or otherwise, any such development shall rest with the Local Highway Authority. Please contact Urban Vision Highway Services on 0161 909 6505 for further information.


APPLICATION No:
06/53596/OUT


APPLICANT:
Ask Property Developments Ltd And Network Rail


LOCATION:
Land Bounded By River Irwell, Chapel Street, Blackfriars Road And Former Liverpool To Manchester Railway Line Salford 3     


PROPOSAL:
Outline planning application for the redevelopment of the site comprising of six residential blocks rising from 8 to 20 storeys in height, three B1 office blocks rising from 8 to 16 storeys, a 20 storey hotel/residential block, A1, A2, A3, A4 and B1 retail/commercial floorspace at ground and first floors, of which no more than 2,499 sq.m will be A1 floorspace, plus associated car parking and highway alterations. (Amendment to include increase in height of office building A by three storeys and decrease in height of office block B by six storeys and minor amendments to office footprints)


WARD:
Ordsall


OBSERVATIONS:


+++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++


ADDITIONAL OBSERVATIONS


I have made a small number of minor amendments to my report.  These are highlighted in bold print.


+++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++

INTRODUCTION


This is the second application in the series of three that are related and which need to be read together.  It is submitted by Ask and Network Rail.  Each of the three applications are within the Exchange Greengate master plan area that is subject to planning guidance in the recently approved Exchange Greengate Planning Guidance document.  


The Exchange Greengate area is a paradox - the historic core of Salford and just five minutes stroll from Selfridges and Harvey Nichols yet dominated by commuter car parking, empty and dilapidated buildings, dead and semi derelict space and vacant and overgrown land.  The Exchange Greengate Planning Guidance has been developed and approved by the City Council to guide the transformation of the area and to establish it as a dynamic new part of the city centre.


It is intended that the transformation will combine high quality commercial and residential properties with leisure uses, dramatic public spaces and new waterside environments.  The guidance aims to ensure that new development is not only of exceptional design quality but also that it is integrated with the surrounding area.  It also provides an important contribution to the successful planning of the area in a situation where there are a multiplicity of land ownerships and where a number of different developers will be bringing forward individual sites.  The Guidance will assist in ensuring that future applications within Exchange Greengate are dealt with in a consistent manner.


Over the next 15 years the Exchange Greengate area has the capacity to deliver over 3.25 million sq.ft of development floorspace, 2,600 new homes and at the heart of the area a new urban park that is the subject of application 06/53597/FUL.  The Guidance states that all developments that are brought forward with the Exchange Greengate area will be required to contribute proportionately to the cost of public realm and public transport provision.


The Exchange Greengate public realm project is currently the subject of an economic appraisal and implementation study that is being undertaken to investigate the justification for English partnerships support.  It is intended that the capital costs of the public realm (works and land acquisition) will be funded from a variety of sources, including public sector funding from English partnerships and Salford City Council and private sector funding from developers through Section 106 contributions.  In addition, funding for the proposed new footbridge over the Irwell has been included within the submission for Big Lottery Fund investment for the Irwell City Park project.


It is intended that delivery of the public realm is sub-divided into two phases as follows:


i) Phase 1 - the Bridge, Urban Cove and Greengate Link, which could potentially be implemented in conjunction with the adjacent development, commencement in 2008 and completion in 2010; and


ii) Phase 2 - Greengate Square, commencement in 2010 and completion in 2012.


The appraisal work to date has shown that the high quality public realm will be important in order to ensure that the Exchange Greengate area is developed to a very high standard and that the economic, social and environmental benefits are maximised.


It is proposed that Salford City Council will own the unadopted areas of public realm and will be responsible for ensuring that it is properly maintained and managed.  The City Council would sub-contract with a management company owned by the occupiers of the developments who would undertake the maintenance works.  It is envisaged that the maintenance and replacement/renewal funding will be secured from a number of sources including potentially ground rents, Salford City Council and commuted sums negotiated via Section 106 contributions.

It is clear to the City Council that the delivery of the significant public realm is likely to depend in part on very significant contributions arising from planning obligations, at a level significantly exceeding the requirements of the Planning Obligations Supplementary Planning Document.  For this reason it is considered that in this area the focus of such contributions will have to be on public realm and highways/transport issues, and will be subject to the conclusion of negotiations between the applicants, the City Council, Central Salford Urban regeneration Company and English Partnerships who will be providing initial funding on the basis that this funding would be reimbursed from subsequent Section 106 contributions.


Together they form the majority of the remaining significant development sites in the area that is bounded by Trinity Way, the River Irwell, Chapel Street and Blackfriars Road.


HISTORIC CONTEXT


The Greengate area marks the origins of the city of Salford and dates back to the 10th century.  This earliest period in Salford’s history saw Salford as the focus of south east Lancashire, it was the royal manor of Salford, also known as Salfordshire.  As a village on the banks of the river Irwell Salford enjoyed the status of a free borough from 1230 and held a royal warrant to hold both a weekly market and an annual fair.  It was this royal charter that defined the governance of Salford until the late 18th century and which gave rise to the unique separation of the two cities of Salford and Manchester.  Today, that former market, that dates back almost 800 years, is marked on the ground by current ownership boundaries.


The historic core of Salford was formed by the confluence of three principal streets Chapel Street, Greengate and Gravel Lane.  This core was built up away from the banks of the river with arable land and private gardens occupying the river flood plain.  The river played an essential role in the Salford’s earliest industry, being a focus for fishing, eel farming, along with dyeing, fulling and bleaching related to the cotton, silk and wool trade.


It was the growth in weaving and the cotton industry which increasingly fuelled Manchester’s growth relative to Salford.  Manchester expanded south and westwards away from the medieval heart and by the 1720s the author Daniel Defoe described Manchester as “the greatest mere village”.  Defoe also referred to the River Irwell and to “a very firm, but ancient stone bridge over the Irwell which is built exceeding high“.  The expansion of Manchester did not immediately impact upon Salford and the diversity of industrial uses around the Greengate area continued with brewing, printing, rope making, etc supplementing the textile trade.


The Industrial Revolution and the arrival of the railways did though have a far greater impact upon Salford and the Greengate area.  The demand for high density housing for the new factory labour force created a massive westward residential expansion focussed along the Chapel Street corridor creating what was described at the time as ‘the perfect slum’.  Engels described Salford as



“A town of eighty thousand inhabitants which, properly speaking, is one large 
working-mans’ quarter, penetrated by a single wide avenue (Chapel Street)… 
it is an old and unwholesome, dirty and ruinous locality… The narrower side 
lanes of Chapel Street, Greengate and Gravel Lane have certainly never been 
cleaned since they were built…”


The opening of Salford Cathedral, the library and of Peel Park which occurred around 1850 emphasised the shift of the centre of Salford progressively westwards and the Greengate area remained a residential and light industrial area through to the Second World War.  By this time two thirds of Salford’s population lived in the Greengate area but by the 1930’s the area was in a state of decline and declared a slum area.  Following the Second World War extensive clearance was carried out and the area was redeveloped as an area for large scale industry and manufacturing.  The remains of this period of development are still to be seen on site.


However, following the gradual decline of these areas, by the 1970s and 1980s the area became occupied by a mixture of generally low grade employment uses and long stay surface commuter parking.


In recent years the Greengate area has increasingly been dominated by surface commuter car parking.  

DESCRIPTION OF SITE AND PROPOSAL

This 3.4 hectare site includes the land bounded Chapel Street to the south, Blackfriars Road and Gravel Lane to the west, Norton Street to the north and the river Irwell and Salford Bridge to the east.  It includes all of the railway viaducts between Blackfriars Road and Gravel lane and the river.  Development would not of course affect the operational railway land, this retained land lies to the northern side of the viaduct.  The site shares common boundaries with application 06/53597/FUL that relates to the provision of major new public realm.  On the western boundary the site excludes the new Approach apartment building at the junction of Blackfriars Road and Chapel Street  and the single storey listed former police station and the three adjacent buildings on the Chapel Street frontage.  Greengate runs under the railway viaduct through the site.


The site is currently occupied principally by the railway viaduct which at viaduct level comprises operational land, unused railway land and surface car parking that is currently accessed from Salford Approach at the Blackfriars Road / Chapel Street junction and from Cathderal Approach off Victoria Street in Manchester.  Beneath the viaduct the railway arches are occupied principally by car parking. On the Chapel Street frontage the site is occupied by open land used for car parking, and a variety of buildings that sit at the junction of Greengate and Chapel Street.


The viaduct is an imposing Victorian structure that stands approximately 7m high and which is constructed of red sandstone block.


The site is bordered by a variety of building heights and spaces.  The most notable building in height is the twenty five storey Travel Inn building to the south of the site on Victoria Bridge Street.  The site benefits from its central city location.  It is within a five minute walk of Victoria station and is easily accessed by car and bus.  It is also a minutes walk from the central Manchester retail district.


The application is submitted in outline with appearance and landscaping reserved for further consideration.  Approval is therefore sought at this stage for the layout, scale and means of access for the development.


A portion of the site sits within the Cathedral Conservation Area which extends into the south east of the site around Cathedral Approach.  The site is also adjacent to the Flat Iron Conservation Area on its western boundary.  In addition a small section of the viaduct structure along Chapel Street and a bridge structure that is embedded in the viaduct structure spanning Greengate are grade II listed structures.  The grade II listed former police station on Chapel Street lies outside of the site boundary but has a relationship with the approach to the site from the south and west.


The application is for a mixed use redevelopment comprising residential, hotel, offices, retail and leisure uses occupying the former railway land fronting Chapel Street and Greengate.   An important feature of the application is the partial demolition of the viaduct structure and listed building structure spanning across Greengate that crucially allows the creation of significant public space at the junction of Greengate and Chapel Street and allows for the widening of the proposed Greengate link that leads from the public space south of the railway to that to the north.  The public spaces formed are dealt with under the subsequent application for public realm that follows on the agenda.  I have broken the site into three separate areas, A, B and C and will describe each area in turn.


Area A


The development is naturally split into two parts by the proposed Greengate link that connects Manchester city centre to the proposed Greengate square on the north side of the railway.  This link forms a part of the public realm application that follows this report on the agenda.  Fronting this public space at ground level there would be active frontages of retail, bar and restaurant uses that would utilise the existing viaduct arches on the east and the proposed new podium to the west.  The space created here would form a major new public space right at the border of Salford and Manchester and is described in more detail in the subsequent application 06/53597/FUL. 


There would, as in the previous scheme, be wide staircases leading from the public square up to the podium levels on either side of this space. There would also be lift access provided.


Area B


Above the viaduct and level with Cathedral Approach there would be three office buildings (A, B and C) stepping from eight to sixteen storeys (six to fourteen above podium) and arranged around an entrance drop off area oriented towards the city centre.


The office buildings would be prominent atop the existing viaduct and are connected to Manchester city centre by the grand scale of Cathedral Approach.  Their massing is a response to the masterplan framework’s desire to have a ring of taller buildings along the river Irwell as well as playing a role in the urban backdrop of the city centre.  The stepping heights of the office buildings also form a strong relationship with Manchester Cathedral and the tall Travel Inn building on Victoria Bridge Street.


There would be small retail units on the Chapel Street frontage in the retained viaduct structure.


Area C


Replacing the railway viaduct there would be a series of residential buildings - three connected blocks (buildings A, B and C) set back from the Chapel Street frontage and adjacent to the retained operational railway land and four connected blocks (buildings D, E, F and G)on the Chapel Street frontage - ranging from six to eighteen storeys in height above a podium level.  The buildings would be configured around a series of interconnecting landscaped areas and courtyards.  The massing is designed to increase the height of the buildings around the public open space, both intensifying the activity around this new space and emphasising the importance of this gateway between Salford and Manchester.  Building heights would step down along Chapel Street  from an eighteen storeys above podium level residential/hotel building (D) at the junction of Chapel Street and Greengate to six storeys above podium on the remaining three blocks on the Chapel Street frontage (buildings E, F and G) to give a more appropriate scale to this street.  This lower massing along Chapel Street also helps to maximise light into the courtyards.  On the three buildings set back from the Chapel Street frontage and to the north of the interconnecting courtyards the building adjacent to Greengate (building A) would rise to fifteen storeys above podium level.  The central building (B) would rise to nine storeys above podium with the building closest to Blackfriars Road (building C) rising to twelve storeys above podium level.


There would be small retail units at ground floor and first floor/mezzanine level.


Effect on listed structures


The listed structures affected by this proposed development are the sandstone walls to the viaduct along Chapel Street from the Greengate junction to Salford Bridge and the river Irwell and the viaduct parapets above Greengate.  The red sandstone viaduct walls will be retained.  The viaduct parapet above Greengate would be removed to allow Greengate to be widened and opened up to form a new public space.  Also removed would be stairs that climb from Greengate up to platform level on Salford Approach. The creation of a very generous new connection between Chapel Street and Greengate square is seen as key to the connectivity between the two sections of the public realm.


Access and servicing strategy


Vehicular access would not differ from existing with vehicular access to the residential area C being from Salford Approach and vehicular access to the office area B being from Chapel Street for parking and from Cathedral Approach for taxi’s and drop off. 


There would be pedestrian access at Chapel Street level to both the retail units and to the residential buildings. 


Servicing of the retail units would take place primary from within the car park at ground level with some off peak servicing from the street.


Servicing of the residential buildings for small vehicles would be from the access to the car park at the western end of the site from Salford Approach.  A larger entrance to a secure loading bay has bay has been positioned in the far western corner of the car park accessed through an area of retained viaduct.  This will allow larger vehicles to enter and leave in a forward gear.


For the office buildings access for large vehicles will be possible from Chapel Street into the area of private road to the east of the site, where lorries will be able to unload and turn.  Once within the car park, goods will circulate to lift cores.


Cathedral Approach will have pedestrian priority but will have an area of shared surface that will be available for car and taxi drop off, courier vehicles and for occasional lorry use for situations where office tenants move in or out of a building.


Phasing of Development


This is a large development that will be constructed over a period of a number of years.  For that reason I have attached conditions regarding the submission of a detailed phasing plan as well as a condition that would ensure a balance of development is achieved as time goes by.  The standard time limit condition has also been amended so that subsequent reserved matters applications can be made for a period of eight years rather than the normal three years.


The applicant has submitted information regarding the likely phasing that states that the first buildings to be developed would be the office building A and residential building C on either side of Greengate as well as the car park under the podium with work starting on site in 2008 (completion in 2010).  The next phase would be residential buildings D and E on the Chapel Street frontage commencing in 2010 (completion in 2013) followed by office building B and residential buildings B, F and G starting on site in 2013 (completion in 2015).  The fourth phase would be office building C commencing in 2015 (completion in 2016) and then finally residential building A commencing on site in 2016 (completion in 2017).


Details of the highway changes common to all three Greengate applications


The Exchange, Greengate Planning Guidance that has been approved by the City Council proposes wholesale improvements to the existing highway network.  The existing network serves to isolate the area and the new proposals will open up access into the area and facilitate egress from it.  


The proposals for the area retain the historic street pattern that is centred on Chapel Street, Gravel Lane and Greengate to a large extent.


Other applications on this agenda will result in the following changes to the highway and are described here to provide the full context for these proposals:


The most significant change to the existing highway network is that a new junction is provided on Trinity Way, opposite the existing Springfield Lane traffic light controlled junction.  This has been amended from the submitted scheme to be an all movements junction.  Traffic will enter from Trinity Way from either direction and will leave Collier Street in both directions as well.


The second significant alteration is that a new road, called New Greengate, will be formed that will run from the existing Greengate at its junction with Gravel Lane and will run directly towards the Collier Street baths, parallel to King Street and Queen Street, and will form a ‘T’ junction with Collier Street directly in front of the baths.


Caygill Street, a narrow street that runs parallel and adjacent to Collier Street would be removed and Boond Street, that also runs parallel to Collier Street would be moved to the east, creating a traditional grid that follows the traditional street pattern of the area with a minimum of interventions while allowing the three city blocks to be formed.


The existing Greengate would be reversed so that traffic enters Greengate one way only from Chapel Street at an improved junction.  Greengate would become two way north of the railway viaduct to allow access into Gorton Street.  It  would terminate in a small public square adjacent to Trinity Way where new pedestrian crossing facilities would be provided to link Greengate with the proposed Urban Splash development off Springfield Lane.


Gravel Lane would become two way to enable an exit on to Blackfriars Road.

Certain roads within the Exchange, Greengate area would be one way only in order to ensure that the new junction with Trinity Way will not be used as a rat run to the city centre.


Amendments to the proposed development


There have been considerable amendments to the application since it was submitted as a result of your officers’ concerns.  The first significant amendment is that with regard to office building C that is closest to the grade I listed Chetham’s School.  The proposed office building has been set away from the parapet wall of the viaduct creating a public frontage that encourages active uses and views towards Manchester city centre.  The southern portion of the building has also been lowered by a storey to a height of six storeys above podium and although two storeys have been added to the northern portion of the building, to give it a height of thirteen storeys above podium, the massing has been reduced to give a slimmer proportion to the building.


There have been significant amendments within the last few weeks to both increase the size of the first phase of offices (building A) that would be constructed and to improve the relationship of the building massing to the listed buildings within Manchester - Chetham’s and the Cathedral - and to the conservation area.  The building closest to Greengate (building A) has been increased in height by three storeys and the centre building (B) has been reduced in height by six storeys to ten storeys in height.  There has been no further alteration in the height or massing of the building closest to the boundary with Manchester (building C) which has already been reduced in massing in recognition of it’s proximity to listed buildings.


In addition there have been minor amendments to the footprints of the buildings that has further increased the distance of the buildings from the Manchester boundary albeit by a very small amount.


SITE HISTORY


There is no relevant planning application history on this particular site.


CONSULTATIONS


Strategic Director of Environmental Services - The Environmental Appraisal Report submitted with the application shows that the historical land uses at, and surrounding the site have been extremely varied.  It is advised that sampling of both the made ground and natural strata are undertaken to determine the extent of potential contamination.  Furthermore it is recommended that leachate and/or groundwater sampling are conducted to ensure that there is no risk of contamination to controlled waters.  This is due to the site overlaying a major aquifer and the River Irwell forming the eastern boundary.


Commission for Architecture and the Built Environment – we continue to offer our support for the master plan, which we note has been adopted as SPD.  The master plan will tested and developed as schemes come forward, and we are pleased that the original master plan architects have been retained to offer guidance to ensure that the srtong vision is not lost or diluted during implementation.


In terms of the tall buildings proposed to the north of the site, we think that it is essential that a tall buildings policy is drawn up, i.e. that a thorough analysis is made and guidelines coded, to ensure that this area is controlled, and not used as a cover for past planning mistakes.


The combination of the quantum of development, the inclusion of tall buildings, the mega structure concept, the mix of typologies (podium, towers, slab blocks), the proximity of listed buildings and conservation areas, and the uncertainty of the delivery process, makes this proposal an extremely difficult one to resolve.  We believe that complex buildings of this type should be a subject of a detailed application, so that the quality of the proposal can be properly assessed, and not left either to chance or to the vagaries of changing property ownership.  We cannot therefore support this outline planning application and we strongly advise the local planning authority to insist on a detailed application.


We draw your attention to the points made in our response to the master plan, where we stated that the design team should be ‘completely realistic about the issues involved’.  There is no evidence to suggest that this mega structure has been fully tested to explore the quality of life for the residents (access to blocks, quality and ambiguity of the external spaces, proximity of flats), the cliff edge condition or the impact on the cathedral and Chetham’s School of Music complex and of the ‘canyon effect of the proposal on the Greengate link.  We also note that the forms proposed show a degree of expressionistic pattern-making which are difficult to resolve in practice.


We are disappointed to note that a strong energy strategy remains absent in the outline planning application scheme.  We hope that during the next phase of design work, every effort will be made to exploit the possibilities of exporting heat from retail and office space to residential units.  The use of combined heat and power should be investigated as a measure with considerable scope to minimise carbon emissions associated with developments of this type.  Comprehensive redevelopment of the site creates an opportunity to put in place such infrastructure, which is far more difficult to retrofit.  It will be important as the scheme moves forward that benchmarks for sustainability are set through the planning process and emissions estimated as kilograms of carbon dioxide per square metre.


Environment Agency - no objection subject to conditions.  Advice is also provided regarding treatment and enhancement of the riverside and the river corridor.


Central Salford Urban Regeneration Company - the URC aims to transform Central Salford over the next 20 years, guided by a new vision and regeneration framework.  The site lies within the Exchange, Greengate which is one of the URC’s key priority areas identified in its business plan and vision and regeneration framework - part of the proposed new corporate centre for the city.  Other adjoining priority projects include the traffic calming of Chapel Street, the development of Salford Central Station and improved accessibility along the River Irwell.


Planning guidance has been approved by the City Council to establish the Exchange Greengate area as a dynamic new part of the regional centre.  The areas 13 hectares of vacant and underused land and buildings will be transformed into a distinctive and diverse mixed use urban quarter, combining high quality commercial and residential properties with leisure uses, dramatic public spaces and waterside environments and with new pedestrian connections into the regional centre.  The area will contribute to the growth of the regional centre’s office development.  This application fits well within these strategic objectives and will create an important connection to the regional centre and along the Irwell City Park.


The Guidance includes six principal sites which will form the basis for the regeneration of the Exchange Greengate area, each to be redeveloped in accordance with the detailed planning considerations set out in the Guidance.  This application covers site 2 in the Guidance.  The URC is directly involved in delivering the primary area of public realm within Exchange Greengate.  This application relates well to the proposed Greengate square in respect of its massing and design, providing a strong edge to its western boundary.


The proposed uses are acceptable and consistent with the URC’s vision for Exchange Greengate.  Whilst not applying for a particular residential mix, it is understood that the applicant has agreed to reflect the provisions of the City Council’s Housing Planning Guidance in respect to floorspace and apartment size.  The URC considers that this is important in providing a broad mix of dwellings to achieve a diverse and quality living environment in the heart of the City Centre.


There has been a series of meetings over the past few months to review and refine the proposals for layout, scale and access.  The URC has been involved in these discussions and supports the revisions which have been made to the original scheme.  Specifically:


i) the proposed heights and position of the various residential and commercial blocks have been amended to provide a better relationship both within the scheme and in the context of adjoining sites and the Cathedral Conservation Area.


ii) in particular, the proposed ground floor retail frontages along Chapel Street and Greengate will provide important life and activity to the new public realm.


iii) the new upper level public courtyard and square linked to the corporate office development will provide a significant space with views across the City skyline and connected to the Greengate link.


iv) the access arrangements have now been satisfactorily resolved with the car park access to the office development relocated to the eastern end of Chapel Street and light servicing/drop off retained via Cathedral Approach.  The detailed design treatment of Cathedral Approach will be important to achieve a satisfactory solution to its shared pedestrian/vehicle use - the applicant needs to provide information on the amount/type of traffic and its management.


v) it will be important to ensure that the new development takes account of the detailed policies in the Exchange Greengate Planning Guidance including sustainable design, secured design, building appearance and materials, lighting and public art.


vi) in line with policy EG20 of the Guidance, the developer will need to secure the implementation of a programme of archaeological work.


This application has been the subject of long negotiation with the City Council and Central Salford URC and a number of design and other amendments have been made to address planning issues.  The URC now strongly supports the application, which accords closely with the URC’s vision for the Exchange Greengate area.  Agreement has now been reached on the level of S106 contributions from this proposal to support the provision of the primary public realm in the Exchange Greengate area.


United Utilities - Several public sewers cross the site and UU will not allow building over them and will require an access strip of no less than 6m in width, measuring at least 3m either side of the centre line of the sewer, for maintenance or replacement.  Therefore a modification of the site layout, or a diversion of the affected public sewers at the applicant’s expense, may be necessary.  To establish if sewer diversions are feasible, the applicant must discuss this at an early stage as a lengthy lead in period may be required if a sewer diversion proves to be acceptable.  It is unclear if the existing sewer network has the capacity to accommodate this development.  Flow investigations will be required before this may be confirmed.


The site must be drained on a separate system, with only foul drainage connected into the foul sewer.  Surface water should discharge to the watercourse/soak away/surface water sewer and may require the consent of the Environment Agency.  If surface water is allowed to be discharged to the public sewerage system we may require the flow to be attenuated to a maximum discharge rate determined by United Utilities.


The developer should be made aware that there is a need to reinforce the primary electricity network in Salford and United Utilities are in discussion with Salford City Council regarding this matter.


Greater Manchester Police Architectural Liaison Unit - have no objections to the proposed development.


Greater Manchester Passenger Transport Executive - Given the scale of development proposed in the two planning applications (this and the previous application numbered 06/53595/OUT) the effect of generated traffic will be highly significant, and unless a high proportion of the generated trips is made by sustainable modes, the increase in car traffic will undermine the City’s aspiration for environmental improvements.  To achieve a significant modal shift to public transport will require significant investment in infrastructure and services, and developer contributions will be crucial, given the current constraints on public funding.  There are currently no bus services running into the Greengate area and this will need to be addressed as part of these proposals and on street infrastructure provided.  It is also important that improved pedestrian linkages are considered as part of these developments, and in particular that consideration is given to how to assist pedestrian movement to and from Victoria station and Shudehill transport interchange.  Due to the cumulative effect of so much development, it will be essential for developer contributions to be paid into a fund that can be used to bring about improvements to public transport, and possibly include a further extension to Metro Shuttle (a free shuttle bus service running within the city centre).


It is noted that the planning application does not specify the density of the proposed residential development which would be constructed in blocks ranging between four to twenty two storeys.  Since the scale of the development could make a significant difference in terms of traffic impact, demand for public transport and size of developer contributions, GMPTE considers that there should be a more precise description of the proposed development, even though the proposal is currently only in outline.


The accompanying Transport Assessment states that Travel Plans ‘could’ be implemented to facilitate a reduction in the reliance upon the private car.  GMPTE recommends that a travel plan is considered as essential and that it should include specific targets for modal split and details of measures, including improvements to public transport, to be introduced in order to meet these targets. 


Manchester City Council - no response to date

English Heritage – no objections to the development.


Ramblers Association – would have preferred a project providing for a riverside route, and would have endorsed such a scheme.  As it is we have no other comments to make on this proposal.


Peak and Northern Footpaths Society - no response to date


The Greater Manchester Pedestrian Association - no response to date


Open Spaces Society - no response to date


Greater Manchester Ecology Unit - The bat survey submitted with the application is inadequate and a further survey should be undertaken.  These surveys should be carried out prior to the submission of detailed planning applications and the results included with these applications.  Black Redstarts are a protected species and can be found in the city centre.  Given the fact that the species has been recorded locally and that the habitat is suitable is suitable to support the species the submitted survey is inadequate and a further more detailed survey is required.  A condition is also required in order to control Japanese Knotweed and Giant Hogweed.


The river Irwell is a valuable wildlife corridor.  Appropriate care and attention should be taken during the course of the redevelopment of the area.  The site has been accurately described as low ecological value.  Policy NCB1 of the recently adopted Nature Conservation and Biodiversity Supplementary Planning Document states that development proposals should seek to maintain and enhance biodiversity and the nature conservation interest of sites.  Where possible and practicable, they should incorporate new wildlife habitat, landscaping and built features that attract wildlife.  Although it is recognised that incorporating new features to attract wildlife into this city centre development area will not be straightforward I would consider that this development could offer a valuable opportunity for improving this landmark site for wildlife.


PUBLICITY


The application has been advertised by means of both site and press notices.


The following neighbouring properties have been notified of both the submitted application and both sets of amended plans.



2 Barlows Croft



S Perviz and Co, Cross Street



3 to 9, 24, 26 Blackfriars Road



1 to 3, 7 to 9 and 57 Gravel Lane



10 to 12 Cable Street



1 to 7 Cathedral Arches



All Textile apartments, Blackfriars Street



All apartments in City Heights, Victoria Bridge Street



All apartments in the Approach 




17, 19, 65, 71 to 89, Sacred Trinity Church, Dial House Chapel Street


REPRESENTATIONS


I have received six representations in response to the planning application publicity that include objections from residents, landowners in the area and one from a councillor.  The following issues have been raised by local residents:



Support in principle but several areas of concern.



Lack of consideration given to Listed Buildings.



Too much car parking is provided in such an accessible location.



Facilities for cyclists should be taken into account fully at this outline stage.



The application fails to take account of the interests of landowners in the area. 



Noise and disturbance during construction.



Too many small apartments are being built and there are serious concerns 
about the long term sustainability of such a large amount of apartment 
development given such high vacancy rates in other developments.



The proposal would sterilise 58-60 Chapel Street.


Cllr Salmon has objected to the submitted application on the grounds that in the submission the applicant objects to the Housing Planning Guidance requirement that 50% of all apartments are over 57sq.m in floor area.  He states that there are three groups of people who want to live in the city centre: those who want to rent an apartment; those who want to buy an apartment to live in and those who want to buy an apartment as an investment.  He considers that by not according with the Guidance on apartment sizes the developer is not catering to those who want to live in the city centre.  He urges the Panel to only approve the development if it includes no studio apartments and a minimum of 50% of apartments above 57sq.m.


Euro Car Parks and Kay-Le Property Investments who own land within the Exchange Greengate area have objected to the Guidance.  They state that these objections have not yet been addressed and that as significant landowners within the area they have still not been given the opportunity to be involved in the evolution of the proposals.  They acknowledge that surface car parking is not the most effective use of city centre land but  ECP are in the business of providing car parking and will strongly resist any proposals which do not seek to accommodate their interests accordingly. The three applications could have a major impact on the current and future use of Euro Car Park’s properties.  ECP and Kay Le do not consider that there is justification for requiring a substantial area of public realm which will be so physically separated from the ‘urban cove’ and which will be extremely costly.  ECP and Kay-Le both object to the application on the grounds that the proposals remove the potential to redevelop their own sites for mixed use development in accordance with the development parameters set out in the Exchange Greengate Planning Guidance.  ECP are particularly aggrieved that neither the Ask or URC proposals take any account of the reasonable requirement to, at the very least, provide replacement car parking within the developments or in any other location within Greengate.  They point out that the original framework did recognise the importance of car parking and made particular reference to additional shared car parking facilities under the new Greengate square that would improve on the levels of provision currently provided but in a more appropriate manner.  It is not considered that the Ask scheme provides sufficient car parking.  It is essential that additional public and contract parking is provided within the area.


ECP consider that the current applications should not be determined until the issue of loss of car parking has been resolved to the satisfaction of ECP at the very minimum.  In that respect the current applications should be amended to make provision for additional car parking which must be tied into a S106 Agreement to ensure delivery of such with a view to it being managed by ECP.


NATIONAL PLANNING POLICY


PPS1 Delivering Sustainable Development, PPS3 Housing, PPS6 Planning for Town Centres, PPG13 Transport, PPG15 Planning and the Historic Environment


REGIONAL SPATIAL STRATEGY


DP1 Economy in the Use of Land and Buildings, DP3 Quality in New Development, DP4 Promoting Sustainable Economic Growth, Competitiveness and Social Inclusion, UR1 Urban Renaissance, UR2 An Inclusive Social Infrastructure, UR10 Greenery, Urban Greenspace and the Public Realm, SD1 The North-West Metropolitan Area.


UNITARY DEVELOPMENT PLAN POLICY


Site Specific Policies: MX1 Development in Mixed Use Areas


Other Policies: ST1 Sustainable Urban Neighbourhoods, ST6 Major Trip Generating Development, ST8 Environmental Quality, ST11 Location of New Development, DES1 Respecting Context, DES2 Circulation and Movement, DES3 Design of Public Space, DES7 Amenity of Users and Neighbours, DES10 Design and Crime, A1 Transport Assessment and Travel Plans, A2 Cyclists, Pedestrians and the Disabled, A8 Impact of the Development on the Local Highway Network, A10 Provision of Car, Cycle and Motorcycle Parking in New Development, E3 Knowledge Capital, EN19 Flood Risk and Surface Water, EN22 Resource Conservation, S1 Retail and Leisure Development Within Town and Neighbouring Centres.


DRAFT SUBMITTED REGIONAL SPATIAL STRATEGY


DP1 Regional Development Principles, MCR2 Regional Centre and Inner Areas of Manchester City Region, MCR4 Northern Part of the Manchester City Region


OTHER LOCAL PLANNING POLICY AND GUIDANCE

The Exchange, Greengate Planning Guidance


Since the 1980s the City Council has only been able to make limited interventions in the Greengate area to address the ongoing decline of this part of the City.  The combination of Government policy, new landowners, increasing developer interest, the rebuilding of Manchester city centre and, most importantly, the establishment of the Central Salford Urban Regeneration Company means that there is now the opportunity to secure the major transformation of Greengate.


The Development Framework that was approved by the City Council in 2005.  The Framework’s overall vision for the Exchange, Greengate is of a new city centre place which celebrates the river Irwell and reconnects Salford and Manchester.  It would be a dynamic mixed use destination in its own right, ensuring that the city centre as a whole continues to grow and contributing to its commercial, residential and cultural offer.


The Exchange, Greengate Planning Guidance was adopted by the City Council in January 2007.  It sets out the guidelines that the City Council will use as a material consideration in determining planning applications in the area.  It establishes a set of principles to ensure an appropriate mix of uses and high design quality in new development.


PLANNING APPRAISAL


The main planning issues relating to this application are the principle of the development in this location is acceptable, whether the application as a whole is of sufficiently high quality to justify approval, whether the height, scale and massing of the buildings are acceptable, whether the development accords sufficiently with both the original approved development framework and the more recently approved planning guidance, the impact on Listed Buildings, the impact of the development on neighbours and on the environment in general, whether there is sufficient car parking and whether the development sufficiently contributes to the provision of open space.


Principle of the Development


Policy SD1 of the Regional Spatial Strategy states that development should be focussed within the North-West Metropolitan area, which includes Salford.


National planning policy as contained in PPS3 on Housing is also relevant.  It highlights the need to develop previously developed brownfield sites and where appropriate for higher densities in accessible locations.


Draft Regional Spatial Strategy published in January 2006 proposes a significant increase in the housing requirement in Salford with a threefold increase in the annual requirement for new dwellings from 530 to 1600 per annum.  Whilst the provision of housing is relevant in the consideration of this scheme it should be noted that little weight can be afforded to the draft Regional Spatial Strategy at this time.


Policy ST11 calls for development sites to be brought forward in the correct order.  The four level hierarchy of suitable sites begins with the reuse and conversion of existing buildings followed by previously developed land in an accessible location that is well related to housing, employment, services and infrastructure.  


The application site lies within policy area MX1 that seeks to create a vibrant mixed use area with a broad range of uses and activities and the policy states that development within the area will be required to support this.  Uses identified as being appropriate for the area include housing, offices, hotels, retail and food and drink uses and cultural uses.  The reasoned justification to the policy states that this part of the City will be increasingly seen as a key quarter of Manchester city centre, with improved physical and functional connections to the rest of the city centre.


Policy EG1 of the Guidance expands on policy MX1 and states that the regeneration of Greengate will result in a new and vibrant part of the city centre with a range of functions including commercial, residential, cultural, retail and leisure uses.  It will be characterised by exceptional architecture, high quality public spaces and a distinctive waterside frontage with new connections between the two cities.  It will be an area where there is on street activity and pedestrian life and movement.


Policy EG2 of the Guidance states that the development of Greengate will provide a mix of uses to help create a vibrant and interesting community which has activity during the day and evening throughout the year and which would be expected in a new city centre quarter.


The site is previously developed land and is in a location that is highly accessible to a full range of services and facilities and development is positively encouraged by the recently approved Exchange, Greengate Planning Guidance.  I therefore consider the principle of development in this location is both acceptable and desirable.


The proposal includes a mix of residential, office and retail uses and active ground floor uses are found throughout the scheme.  I am satisfied that this application provides significant proportions of both commercial and residential floorspace that will secure the development of this natural extension to the regional centre in a sustainable and appropriate manner.  I consider that this proposed mix of uses is acceptable and in accordance with policies MX1 and EG2.  I have attached a condition that ensures that a mix of development is provided and that no single use predominates.


Design - Height, Scale and Massing


In considering the design of the development it is important to note that the application is in outline with approval sought at this stage for layout, scale and means of access.  Detailed issues of design and external appearance are therefore to be determined at a later stage.  However, the applicant has been required to submit information with regard to issues of height, scale and massing.  Therefore the combination of this information, the contents of the design and access statement and the information submitted by the applicant relating to the matters for determination set out a series of broad design principles that must be adhered to during design development and as such must be considered at this stage of the application process.


Policy DES1 states that developments will be required to respond to their physical context, respect the positive character of the local area and contribute towards local identity and distinctiveness via a number of factors that include the scale and size of the buildings, their distinctiveness in the street scene, the relationship to existing buildings and other features that contribute to townscape quality, the impact on, and quality of, views and vistas, the potential impact of the proposed development on the redevelopment of adjacent sites and the desirability of protecting existing building lines or allowing discontinuities that may improve or enrich the existing townspace and public space. 


Policy DES3 states that where development includes the provision of public space, that public space must be designed to, amongst other things; have a clear role and purpose; reflect and enhance the character and identity of the area; provide an appropriate setting for surrounding developments; be safe, uncluttered and appropriately lit; be of an appropriate scale; connect to established pedestrian routes and; minimise, and make provision for, maintenance requirements.


Policy DES5 states that tall buildings will be permitted where they meet a number of criteria.  Those criteria include that the scale of the development is appropriate to its context and location; that the location is highly accessible to public transport, walking and cycling; that the building would relate positively to and interact well with the adjacent public realm; that the building would be of the highest quality design; that the building would make a positive addition to the skyline and would not detract from important views and that there would be no unacceptable impact on the setting of a listed building or on the character or appearance of a conservation area.


Policy DES11 requires the submission of a design statement with all major applications explaining how the development takes account of the need for good design, the design principles and design concept and how these are reflected in the development’s layout, density, scale and height, the relationship of the development to its site and the wider context and how the development will meet the Council’s design objectives.


Policy EG8 of the Guidance states that the Exchange will take on the established urban form of Manchester city centre with its dense and compact city blocks and regular street grid.  The key principles of the proposed urban structure are set out within the Guidance.  The Guidance states that the indicative heights contained within the document are not prescriptive but are a broad indication of what may be acceptable and that the actual heights considered acceptable will be dependent on a full evaluation of the proposals received.


Policy EG9 states that the city centre’s urban design heritage is characterised by the Victorian and Edwardian approach of using buildings to dominate corners and command the street.  New development  should recognise this characteristic by respecting existing building lines which will normally mean building to the back of pavement and reinforcing corner plots.


Policy EG15 states the Exchange will adopt the street pattern that is set out in the Design Framework.


The amended proposals have been prepared following a detailed site analysis including an assessment of the impact on the listed Cheethams School of Music and Manchester Cathedral together with other surrounding buildings such as the Travel Inn on Victoria Street.  I consider that the disposition of building heights across the site would be acceptable with regard to both surrounding existing buildings and within the site.  The buildings would not be significantly higher than adjacent buildings, are of an appropriate scale within a city centre location and should be assessed with regard to other proposals within the Greengate area that are currently under determination.  The scheme accords with the policies contained in the Exchange Planning Guidance and the principles of the Development Framework, which require taller buildings to be located around the perimeter of the Greengate area.  The proposed ground floor retail frontages and pedestrian entrances along Chapel Street and Greengate would provide important life and activity to the new public realm.


The comments of CABE with regard to the outline nature of this application and the quality of the future buildings is noted.  I would agree with CABE that the quality of the detailed design is of the utmost importance and I would seek to assure all parties that the delivery of development of the highest design quality is a priority for the City Council.  I would point out though that the two applications 06/53595/OUT and 06/53596/OUT both of which have been submitted by Ask Developments (with Network Rail as joint applicant on application 06/53596/OUT represent a considerable amount of development that will take place over the next decade.  In these circumstances I consider it impractical to require detailed elevational treatment to be determined at this stage.  I am fully confident that the local planning authority will ensure that when reserved matters are submitted for individual buildings that nothing less than designs of the highest quality will be considered acceptable.  The applicant is fully supportive of this future expectation and is equally confident of their ability to provide such standards of design.


Housing Mix


Policy H1 states that new housing development should contribute to the provision of a balanced mix of dwellings within the local area.  The policy goes on to state that all new housing development will be required to contribute towards the provision of a balanced mix of dwellings within the local area in terms of size, type, tenure and affordability.


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


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


The application is submitted in outline but approval is sought for the siting and the applicant has been required to submit information on the maximum massing of the proposed buildings.  Although approval is not sought at this stage for any particular number of apartments the applicant has confirmed that more than 50% of apartments will have a floor area of more than 57sq.m.


I consider that the mix identified above conforms with Housing Planning Guidance and with policy H1 of the UDP.


Affordable Housing


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


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


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


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


No affordable housing is proposed in this instance.  I am mindful of a number of factors including that discussions regarding the development of the Exchange, Greengate have been ongoing with the City Council for a number of years and that the application was submitted months before the Housing Planning Guidance was adopted in December 2006.  In addition the Exchange, Greengate area contains a significant amount of public realm and highway works that have to be funded in part by the private developers of sites within the area.  I therefore consider that the lack of affordable housing is acceptable in this instance in accordance with policy HOU3.


Effects of the development on neighbours


Policy DES7 requires all new developments to provide potential users with a satisfactory level of amenity.  Development which would have an unacceptable impact on the amenity of the occupiers or users of other developments will not normally be permitted. 


The nearest residential properties are found at the Travel Inn on Victoria Street, at the Spectrum development currently under construction at Blackfriars Road and the Approach apartment block at the corner of Blackfriars Road and Chapel Street.  I am satisfied that appropriate privacy distances would be achieved between the proposed development and these surrounding residential buildings.  


Highways, Parking and Circulation


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


Policy EG4 of the Guidance states that new transport networks and associated developments should achieve a balance between ensuring that it is as easy as possible to get into Greengate whilst minimising the impact on people being able to move around the area itself.  It goes on to state that a major objective is to encourage a switch to public transport to reduce the impact of the car.


The application is in outline only and no approval is sought for any particular number of dwellings and therefore while an indicative level has been assumed for the purposes of compiling the Transport Assessment approval is not sought for any particular car park space numbers.  I am satisfied that the level of car parking can be adequately dealt with at reserved matters stage.  The proposed access arrangements are satisfactory with the main access to the development being located to the eastern end of Chapel Street and light servicing/drop off retained via Cathedral Approach.  The detailed design treatment of Cathedral Approach and the car park entrance will be dealt with under reserved matters applications to ensure a high quality treatment is achieved.


Impact on Listed Buildings and the Cathedral Conservation Area


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


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


Policy CH3 states that development in conservation areas will only be allowed where it would preserve or enhance the character or appearance of the conservation area.  In determining this, regard will be had to the extent to which the proposal; retains or improves features that contribute to the character or appearance of the conservation area; is of a high standard of design; secures environmental improvements and enhancements; and protects and improves important views within, into and out of the conservation area.


As stated above the creation of a very generous new connection between Chapel Street and the new Greengate square is considered key to the connectivity between the two major areas of public realm and wider strategic connections to the river Irwell walkway, and connections to developments beyond Trinity Way.  The importance of connectivity under the viaduct has been stressed by CABE on both times that the master planning has been presented.  Retention of the listed structure was considered to have the potential to compromise visual links from Manchester to Greengate square and the idea of a seamless connection under the viaduct. 


Studies on relocating the listed bridge parapet to the new cutting point show that the size and fixing of the parapet would not be appropriate at the new position.  The new cut line along the operational railway is wider and deeper in section and this would require changing the existing listed structure radically.  Additionally the curve on the existing structure would be out of context if repositioned to a new location.  Retention of the attached listed staircase is fundamentally difficult as it is situated in the middle of the proposed new square.  Relocating the stair would be equally difficult as it has been disused as a route for a significant time.  It is also very narrow and would be inadequate to deal with the volume of pedestrian traffic from the public square.  


The Grade I Manchester Cathedral and Chetham’s School lie opposite the commercial part of the development and are divided from the site by Chapel Street, the river Irwell and Victoria Street.  At its closest, the Cathedral would be 100m from the closest new office building which would six storeys above podium level.  It would be over 130m from the residential/hotel building that would be eighteen storeys above podium.  The existing twenty five storey Travel Inn building is, at its closest, 95m from the Cathedral.  I am satisfied that at these distances there would be no unacceptable impact on the setting of the Cathedral.  


The proposed development would be closer to the Victoria Street elevation of Chetham’s School and would be some 50m away.  As outlined above the proposals have been amended as a result of officers concerns regarding the proximity and height of the closest office building and this has been set in from the listed viaduct wall, reduced in height and reduced in massing.   I consider that these amendments are significant and represent an appropriate response to our concerns regarding the setting of Chetham’s School.  I am now satisfied that there would be no unacceptable impact on the setting of Chetham’s School.


The existing grade II listed former police station is currently in a setting where it is surrounded by taller buildings.  The proposed new office building would be set, at its closest, some 18m from the listed building and would be screened by the recently completed Approach apartment building.  The entrance to the car park has been reduced in size to minimise the impact on the listed building when viewed from the Chapel Street/Blackfriars Road junction and the buildings on Chapel Street have been deliberately kept at a height of six storeys above podium level to reflect the character of existing buildings on that street frontage.  I am now satisfied that there would be no unacceptable impact on the setting of the former police station.


In terms of the impact on the Cathedral Conservation Area I consider that the bringing into use of the arches behind the listed viaduct wall on the Chapel Street frontage and the setting back of the office building on the podium level would both retain and enhance features that contribute significantly to the character and appearance of the Conservation Area.  I am satisfied that a high standard of design will be achieved at reserved matters stage.  The podium level is currently a car park and I consider that in developing it in the manner proposed, where public space will be created and views deliberately offered into the Conservation Area and towards the listed buildings and beyond to Manchester city centre, the proposal both protects and improves important views into and out of the conservation area.  I am satisfied therefore that when taken with the proposals for the public realm the proposed development preserves and enhances the character and appearance of the Cathedral Conservation Area. 


In terms of the impact on the Flat Iron Conservation Area the proposed development lies beyond the boundaries of the Conservation area and I am satisfied that the new buildings would be separated to such an extent from the Conservation Area by the Approach apartments, the listed police station and the adjacent buildings on the Chapel Street frontage that there would be minimal impact.  


Sustainability


Policy EN22 states that development proposals for more than 100 dwellings or more than 5,000sq.m of floorspace will only be permitted where it can be demonstrated that:


a) the impact on the conservation of non-renewable resources, and on the local and global environments, has been minimised as far as practicable; and


b) full consideration has been given to the use of realistic renewable energy options, and such measures have been incorporated into the development where practicable.


Policy EG5 of the Guidance states that all proposals for new building within the area should accord with the principles of sustainable development and should make a positive contribution to the delivery of a sustainable environment.


Policy EG13 of the Guidance states that new development should take into consideration the principles of sustainable construction and energy efficiency.  The Guidance goes on to say that all developments should achieve an ideal EcoHomes rating of ‘excellent’ (with a minimum rating of ‘very good’ and that if an ‘excellent’ rating cannot be achieved then the City Council will require an explanation as to why not.


The applicant states that the development will achieve a ‘very good rating’.  As it is the City Council’s policy to seek an excellent rating I have attached a condition in accordance with the above policy.  I consider that the condition is sufficient to ensure that City Council policy is adhered to.


Open Space Provision


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


The Planning Obligations SPD was approved by the City Council in March 2007.  It usefully points out that planning obligations should satisfy five tests that are set out in Circular 05/2005: Planning Obligations.  Planning obligations should be:



i) relevant to planning;



ii) necessary to make the proposed development acceptable in planning terms;



iii) directly related to the proposed development;



iv) fairly and reasonably related in scale and kind to the proposed 
development;



v) reasonable in all other aspects 


The SPD points out that planning obligations that do not meet the tests are not necessarily unlawful but where they are being offered by a developer they should be given very limited weight when determining a planning application.  This is based on the principle set out in Circular 05/2005 that planning permission must not be bought or sold.


This application is in outline only and the number of dwellings and the number of bedspaces is not known at this stage.  The SPD sets out the requirements regarding planning obligations.  This states that there should be a contribution of £1,850 per dwelling plus £598 per bedspace for three bedroom apartments and £1,850 per dwelling plus £658 for apartments of two bedrooms or less with £23.50 per square meter of non-residential floorspace.  The applicant has agreed in principle to enter into a legal agreement in accordance with these figures set out in the SPD.  However, the SPD states that lower or higher commuted sums may be appropriate in individual circumstances.  It states that there will be situations where the value of any planning obligation may need to be significantly higher than the average figures set out.  The SPD sets out a circumstance where this might be necessary - where a development would attract a large number of visitors and therefore would need to provide a higher standard of public realm in the surrounding area.


I consider that the Greengate area is one where higher levels of contribution are required given the amount and quality of public realm provision that is proposed and the highway improvements envisaged.  I also consider that a common approach should be taken to all developments within the Greengate area unless circumstances dictate otherwise.

In this particular instance the applicant has argued that a substantial sum is being invested in particular in the public realm of both this application and that to be provided by the scheme proposed in application 06/53595/OUT.  The applicant states that their own contribution to public realm within their own application sites reaches £3.5million.  This would be in addition to the contribution that they will make to the wider public realm in Exchange Greengate that is identified under application 06/53597/FUL and which they estimate to be in the region of £7million. 


I am satisfied therefore that in addition to the sums set out in the Supplementary Planning Guidance the applicant in this instance is contributing significant monies towards public open space within the Exchange Greengate area that represent an approximate 50% increase on top of the figures set out in the SPD.


In order to achieve consistency this approach will be followed on all subsequent applications within the Exchange Greengate area where the sums set out in the SPD will be a minimum contribution made directly to fund the major public realm identified under application 05/53597/FUL and where additional contributions to the approximate value of 50% of the SPD baseline sums will be sought depending on the amount of public realm that is provided within subsequent individual developments so that where little, or no public realm is provided, additional contributions are made direct to the funding, management and future maintenance of the major new public realm areas.


The proposed Heads of Terms for the S106 Agreement are set out towards the end of the report.


Design and Crime


Policy DES10 states that development will only be permitted where it is designed to discourage crime, anti-social behaviour and the fear of crime, and support personal and property security.  Crime prevention measures should not be at the expense of the overall design quality, and proposals will be permitted where they have a hostile appearance or engender a fortress-type atmosphere.


Policy EG14 of the Guidance states that new development should take into consideration the principles of ‘Secured by Design’.


The Police Architectural Liaison Unit has raised no objections but I have attached a condition to ensure that the future development meets ‘Secured by Design’ standards.


Objections


a) Lack of consideration to Listed Buildings.


The application has been amended so that the tower closest to the Manchester Cathedral and Chetham’s School has been reduced in scale and massing and moved away from its submitted position on the viaduct wall. 


I consider these amendments result in a far better relationship to the Cathedral and School and am satisfied that there is no unacceptable impact on the setting of these Listed Building. 


b) Too much car parking given the location so close to the regional centre.


Approval for the level of car parking is not sought at this stage and the indications given in the application submission are indicative only.  I am satisfied that in any future reserved matters application the parking levels will fall within the range of provision that would normally be considered acceptable.


c) Facilities for cyclists should be taken into account at this outline stage


I have attached a condition regarding parking facilities for cyclists and consider that this adequately deals with this issue which will be addressed in full at reserved matters stage. 


d) The application fails to take account of the interests of landowners in the area.


The application generally conforms well to the approved Exchange Greengate Planning Guidance and I do not consider that the interests of other landowners in the area are put at disadvantage through the application itself.  Each application must be considered on its merits and other landowners are able to submit their own applications, as indeed one has done, should they desire.  With regard to the effect on 58-60 Chapel Street I am satisfied that the proposed development does not unduly restrict the development potential of that site as a result of its siting or height.  It may be the case that measures appropriate at reserved matters stage would need to be incorporated into the detailed design to ensure that a satisfactory relationship is maintained between the two sites.


e) Noise and disturbance during construction.


There will inevitably be a degree of noise and disturbance in any development but I have attached a considerate contractors condition that should ensure that such noise and disturbance is minimised and does not have a significant detrimental effect on the amenity of neighbours.


f) Too many apartments are being built and there are serious concerns about the long term sustainability of such a large amount of apartment development given such high vacancy rates in other developments.


The approved Housing Planning Guidance states that within the regional centre, the very high level of accessibility, the scale of the existing buildings, and the need to support that area’s development as a vibrant ‘city centre’ location means that apartments will normally be the most appropriate form of housing provision.  The Guidance identifies the Ordsall Lane corridor as offering the opportunity to provide a broader mix.  This approach is consistent with government guidance in PPS3 and PPG13, as well as with UDP policies ST12 and H1, which highlight that the mix and density of dwellings will be controlled having regard to the location and accessibility of the site, and its proximity to jobs and facilities.


Given this policy background I am satisfied that the Exchange Greengate is an area where 100% apartment provision is appropriate.  The applicant has stated that the development will be phased over a number of years.  The first apartments within the area, the Abito apartments, are being occupied now and soon the Dandara development on Blackfriars Road which is being developed in two phases, will begin to be occupied.  I am confident that this occupation of the area will continue at a steady pace for many years to the benefit of the area as a whole.  There will always be a certain level of vacancy in any apartment development and I consider that the best way for the local planning authority to tackle this issue is by making sure that the apartments are appropriately sized in accordance with the Housing Planning Guidance and to only approve those developments that reach the necessarily high quality of design that will make them places that people want to live.


g) Objection from Cllr Salmon


The applicant is aware of the City Council’s policy regarding the size of apartments and has confirmed that at least 50% of  all apartments would be at least 57sq.m in floor area..  I consider that a broad range of apartment types is desirable and that this would include a small proportion of studios as well as a proportion of three bed apartments.  I have attached a condition regarding the size of the apartments.


I consider that this addresses Cllr Salmon’s main concerns.


h) Objection from Euro car parks


Contrary to the objection letter, ECP have participated in a Consultation Event on the Greengate Development Framework (6 July 2004) and commented favourably.  Central Salford URC has engaged in discussion about the Planning Guidance with ECP as have English Partnerships (15 September 2006) and more recently, Central Salford URC and the Council have engaged with ECP and adjoining landowners, Kay-Le (1 May 2007).  


The creation of a major new sequence of public spaces is key not only to the success of the Greengate development but also the regional centre as a whole.  A development of the scale of Greengate requires larger scale spaces as both amenity spaces and to respond to the new large scale of buildings being proposed.  The proposed Greengate square reflects the location of the three main streets that comprised the centre of medieval Salford.  This historic centre is re-interpreted as the sequence of three major public spaces.  The square also provides a draw and focus for Greengate to bring people beneath the viaduct into the site.  The square is proposed not only to benefit the residents and occupiers of Greengate but also the citizens of Salford and the regional centre.  This would be the largest piece of public realm in a generation for the city.  The location of the square has been carefully considered in terms of aspect, orientation and daylight.  It also reflects the historic medieval fabric of the city’s medieval centre.  Extensive areas of public realm are also proposed within individual schemes, as well as the main public square.  The development proposals respond as far as possible to existing site ownerships and street patterns, however, for the new public square and public realm it is considered appropriate to reconfigure some street arrangements to provide a new and coherent piece of city.


Car parking has been investigated as an option both under the square and on sites as multi-storey within the overall development framework site and are currently being re-evaluated.  The level of car parking within the scheme is sufficient and it should be noted that the Exchange Development Framework and Planning Guidance guide development of the area, including that on ECP land, which ECP have been consulted on.  It is not the role of the planning process to protect private interests.


The applicant has confirmed that an Article 6 notice was served on LA Jolley at Kay-Le Properties on 22 September 2006 advising them of the application.


i) Objection from CABE


CABE object to the submission of an outline application, however, I consider that the details relating to the key issues of concern have been submitted as part of the application and a variety of supporting documentation has been provided to assess specific impacts of the scheme.  The application has been considered with respect to detailed planning guidance in the form of the Exchange Planning Guidance and Exchange Greengate Development Framework.  The scheme accords with policies and principles contained in both documents.  The applicant has carried out further assessment of the impact on listed buildings and has amended the scheme to improve its relationship with listed buildings and within the site.  


PROPOSED HEADS OF TERMS


5. The developer shall submit a schedule of works and programme for the retention of the Collier Street Baths together with proposals for remedial works to structurally unsafe elements of the building.  The developer will also submit a timetable for the bringing forward of a sustainable and commercially viable long term economic use for the building.  Both to be done within an appropriate time period.


6. The developer will pay the financial contribution in accordance with the sums outlined above and set out in the Planning Obligations Supplementary Planning Guidance.  This shall contribute towards public realm, the new junction on Trinity Way and improvements to public transport within the Exchange Greengate area. 


7. Additional financial contributions in the form of public realm works within the application site boundaries of applications 06/53595/OUT and 06/53596/OUT shall not exceed 50% of the value of the financial contributions payable in accordance with point 2 above.


8. As a partial alternative to the contribution in point 2 the developer shall provide the public realm described in application 06/53597/FUL.  This shall only occur provided that the value of such works are an equivalent cost that would otherwise have been payable under point 2.


VALUE ADDED TO THE DEVELOPMENT


In accordance with policy H8 and the Planning Obligations SPD, the applicant has agreed to enter into an agreement under Section 106 of the Town and Country Planning Act 1990.  As stated above the precise level of contribution has not been agreed at this stage as this is an outline application and the application does not seek approval of any specific number of units or amount of floorspace.  The basis on which this level of contribution is to be made has though been agreed as is described above.  In summary it is the full financial contribution set out in the Planning Obligations Supplementary Planning Document plus an additional approximate 50% contribution on top of this sum, through the implementation of physical works to the public realm.  This would largely contribute to the provision of public realm, public transport improvements and highway improvements within the Exchange Greengate area.  


As well as this considerable improvements to the application have been made during the pre-application and application consideration processes.


I consider that these represent considerable added value to the benefit of City Council.


CONCLUSION


The main planning issues relating to this application are the principle of the development in this location is acceptable, whether the application as a whole is of sufficiently high quality to justify approval, whether the height, scale and massing of the buildings are acceptable, whether the development accords sufficiently with both the original approved development framework and the more recently approved planning guidance, the impact on Listed Buildings, the impact of the development on neighbours and whether there is sufficient car parking.  


The proposals represent an effective use of a previously-developed site within the Regional Centre. The application would assist in securing the redevelopment of what is currently an under-used and generally unattractive site in a highly prominent location within the Exchange, Greengate area. A broad mix of uses would be proposed within the site and it is envisaged that this development would assist with others in stimulating the redevelopment of other areas within the Exchange Greengate area for similar uses. The mix of uses proposed are consistent with UDP policies MX1, S2, ST11, RSS policies EC8, DP1 and UR1 and the Exchange Greengate planning guidance. Such a mix would create a diverse and sustainable development, which would be appropriate given the site’s location within the Regional Centre. The information submitted with the application indicates that the design of the development would be of a high quality, with significant investment in public realm, open space and infrastructure. The likely impacts of the proposal on listed buildings, on neighbours and on the environment in general have been assessed and I am satisfied that, subject to a number of conditions, there would be no unacceptable detrimental impact on any interest of acknowledged importance as a result of this application. 


Although the applicants are not proposing to provide any affordable housing within the site a significant financial contribution towards major public open space elsewhere in the Exchange Greengate area will be made. I am of the opinion that the amount of investment involved in such works outweighs the need to provide any affordable housing within the site.


The architects for the scheme have worked successfully to revise and improve the scheme and I am satisfied that the proposed development, now that it has been reduced in size, is acceptable and accords with the policies of the development plan and the Exchange Greengate Planning Guidance.


RECOMMENDATION:

That Members are minded to grant planning permission subject to the conditions below once the Section 106 Agreement has been signed: 


i. that 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 and Section 278 of the Highways Act 1980 to secure the payment of a contribution to the implementation of environmental improvements in the local area, provision of open space in the local area and improvements to public transport; and highway improvements respectively;


i. that the applicant be informed that the City Council is minded to grant planning permission, subject to the conditions stated below, on completion of such legal agreement;


i. 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.

Conditions


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


2.
The development of each phase shall not be started until full details of the following reserved matters in respect of that phase have been submitted to and approved by the Local Planning Authority:



a) appearance; and 



b) landscaping.


3.
No phase of development authorised by this permission shall take place unless and until the local planning authority has received and approved in writing a site operating statement in relation to provision of permitted hours for construction works, delivery of materials and delivery and collection of equipment, provision and use of on-site parking for contractors' and workpeople's vehicles, wheelwashing facilities, street sweeping for each phase of development and no development or activities related or incidental thereto shall take place on the phase of development in contravention of such site operating statement.


4.
Prior to the commencement of the development of each phase, the developer shall submit 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.  Recommendations and remedial works contained within the approved report for each phase shall be implemented by the developer prior to the first occupation of any unit of accommodation within that phase unless otherwise agreed in writing by the Local Planning Authority.



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 in respect to the relevant phase were completed in accordance with those agreed by the Local Planning Authority.


5.
No phase of development approved by this permission shall be commenced until a scheme for the disposal of foul and surface waters for that phase of development has been approved in writing by the Local Planning Authority.  Such scheme shall be constructed and completed in accordance with the approved scheme.


6.
Prior to the commencement of development of each phase an assessment shall be submitted for written approval to the Local Planning Authority which details the levels of internal noise likely to be generated from the proposed commercial uses. This assessment shall identify and determine appropriate noise mitigation measures (such as soundproofing) required to protect the amenity of adjoining noise sensitive properties (the residential properties above). Any noise mitigation measures identified by the assessment shall be implemented prior to the commencement of the proposed use within each phase and retained thereafter.


7.
Acoustically glazed units comprising glass of 10mm and laminated 6.4mm with a 12mm air gap (6/12/6.4) shall be installed in all habitable room windows on  faēades that face the railway.  The units shall be installed in accordance with the manufacturer's recommendations to avoid air gaps when fitting the frames.  Alternative sound attenuated means of ventilation shall be provided. The applicant shall submit details of the proposed ventilation system to the Local Planning Authority for written approval.  All measures shall be implemented prior to first occupation and retained thereafter.


8.
The windows of all other habitable rooms shall be acoustically dual glazed to the standards of the Noise Insulation Regulations 1975 (as amended), unless otherwise agreed in writing by the Local Planning Authority.


9.
The applicant shall, with regard to television reception in the area containing the application site, provide the City Council as local planning authority with studies that: 



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



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



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


10.
A scheme for the provision of recycling facilities for each phase of development 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 of each phase a scheme demonstrating a BREEAM or Eco-Homes "excellent" rating for each phase shall be submitted to and approved in writing by the Local Planning Authority.  If an "excellent" rating cannot be achieved the Local Planning Authority will require an explanation as to why not and a rating of "very good" must be achieved as a minimum.  The development shall be implemented in accordance with the approved scheme unless otherwise agreed in writing by the Local Planning Authority.


12.
No phase of development shall be commenced unless and until a lighting scheme for the phase of development has been submitted to and approved in writing by the Local Planning Authority. The approved scheme shall be implemented and thereafter retained prior to the first occupation of the development.


13.
A noise assessment detailing the acoustic protection measures to be incorporated into the final design for each phase shall be submitted to and approved in writing by the Local Planning Authority. Such assessment shall also detail mitigation measures to demonstrate how the noise levels agreed within the report will be achieved when the ventilation rates are increased (windows open - as for when Summer Cooling or Rapid Ventilation is required). Any additional ventilation requirements to enable compliance with the report shall be identified within the assessment. The approved acoustic protection and additional ventilation measures shall be implemented prior to first occupation of any dwelling within the relevant phase and retained thereafter.


14.
No development/demolition shall take place until the applicant has secured the implementation of a programme of archaeological work for each phase of development in accordance with a written scheme of investigation that has been submitted by the applicant and approved in writing by the Local Planning Authority.


15.
Prior to the commencement of development a phasing plan shall be submitted for the approval of the Local Planning Authority.  Implementation of the development shall be carried out in accordance with the approved phasing plan unless otherwise agreed in writing by the Local Planning Authority.


16.
A minimum of 50% of the dwellings across the site as a whole shall have an internal floor area in excess of 57 square metres and a minimum of 10% of the dwellings across the site as a whole shall have three bedrooms unless otherwise agreed in writing by the Local Planning Authority.


17.
Prior to the commencement of development of the commercial units a travel plan relating to the commercial units within each phase shall be submitted to and approved in writing by the Local Planning Authority. Such travel plan shall include objectives and targets, and, where appropriate, measures to promote and facilitate public transport use, measures to reduce car use and its management, measures to promote and facilitate cycling and walking, promotion of practices/facilities to reduce the need to travel, monitoring and review mechanisms, travel plan coordination, and provision of travel information and marketing. The initiatives contained within the approved plan shall be implemented and shall be in place prior to the first occupation of any of the commercial units within each phase unless otherwise agreed in writing by the Local Planning Authority.


18.
The development of each phase shall not be commenced unless and until a crime prevention plan for that phase has been submitted to and approved in writing by the Local Planning Authority. Such scheme shall be capable of being accredited by Greater Manchester Police Architectural Liaison Unit under the secure by design scheme.  The approved crime prevention plan shall be implemented in full prior to the first occupation of any dwelling in that phase and retained thereafter unless otherwise agreed in writing by the Local Planning Authority.


19.
The applicant will submit a scheme for the display of industrial archaeological remains, in areas of open space within the Exchange Greengate area, commemorating the railway heritage and archaeology of the site.  Such scheme shall be implemented in full in accordance with the approved details and timetable.


20.
The development of each phase shall not be commenced unless and until a scheme for that phase detailing all the following matters including; sustainable construction techniques;  natural ventilation techniques; suatainable urban drainage systems; techniques to reduce solar heat gain and use of renewable energy sources; and all energy efficiency and sustainability matters have been submitted to and approved in writing by the Local Planning Authority. Prior to the occupation of any dwelling in that phase the approved scheme shall be installed and shall thereafter be retained and maintained unless otherwise agreed in writing by the Local Planning Authority.


21.
The development of each phase shall not be commenced unless and until a scheme for that phase detailing all the following matters including; sustainable construction techniques;  natural ventilation techniques; suatainable urban drainage systems; techniques to reduce solar heat gain and use of renewable energy sources; and all energy efficiency and sustainability matters have been submitted to and approved in writing by the Local Planning Authority. Prior to the occupation of any dwelling in that phase the approved scheme shall be installed and shall thereafter be retained and maintained unless otherwise agreed in writing by the Local Planning Authority.


21.
The applicant shall submit for written approval a dust management plan for each phase which will specify all measures and precautions necessary to prevent the emission of dust from the site affecting nearby sensitive premises. This scheme shall detail measures for both the demolition stage of the development as well as the construction stage of the development. Once agreed, all identified dust mitigation measures for each phase shall be implemented and maintained thereafter until the completion of the development unless otherwise agreed in writing by the Local Planning Authority.


22.
The development of each phase shall not commence unless and until an air quality assessment of the existing and future air quality for years 2010, 2020 and the opening year with and without the development hereby approved for Nitrogen Dioxide and particulate matter less than 10 microns shall be submitted to and approved in writing by the Local Planning Authority. The assessment shall identify the worst case exposure, changes in pollution concentration to residents of the approved development and shall identify any changes in pollution levels where public exposure occurs as a result. The predicted levels shall be compared with the relevant Air Quality Objectives set in the Air Quality Regulations 2000 and amendments thereof. The assessment shall detail mitigation measures required to address the air quality issues identified. The approved mitigation measures shall be implemented prior to first occupation of any of the units within each phase and retained thereafter unless otherwise agreed in writing by the Local Planning Authority.


23.
The parking spaces provided in each phase shall be used at all times thereafter for the parking of vehicles in accordance with a scheme to be approved by the Local Planning Authority in writing prior to the use of any building on each phase of the development unless otherwise agreed in writing by the Local Planning Authority.


24.
The development shall be carried out in accordance with the design principles set out in the Supplementary Design and Access Statement dated February 2007, in particular with regard to the high quality of the detailed design of indivudual buildings, unless otherwise agreed in writing by the Local Planning Authority.


25.
No phase of development shall commence until details of the existing and proposed floor levels for the phase of development 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.


26.
No phase of development shall commence until a further bat survey has been submitted to and approved in writing by the Local Planning Authority.  Should bats 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.


27.
No phase of development shall commence until a further 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.


28.
The proposed development shall be phased such that: -



a.
Before the occupation of more than 25% of the dwellings at least 30% of the commercial floorspace shall be completed and ready for occupation;



b.
Before the occupation of more than 50% of the dwellings at least 50% of the commercial floorspace shall be completed and ready for occupation;



c.
Before the occupation of more than 90% of the dwellings all the available commercial floorspace shall be completed and ready for occupation;



or unless otherwise as agreed in writing by the Local Planning Authority.


29.
No more than 30% of the office floorspace or 40% of the residential accommodation within the development hereby approved shall be occupied and brought into use until the public realm works identified within planning application 06/53597/FUL that are within the application site boundary have been completed and are open to the public, unless otherwise agreed in writing by the Local planning Authority.


Reasons:-


1.
Standard Reason R001 Section 92


2.
Standard Reason R002 Reserved Matters


3.
Standard Reason R005B Amenity - neighbours


4.
Standard Reason R028B Interests of public safety


5.
To ensure a satisfactory means of drainage in accordance with policy EN19 of the City of Salford Unitary Development Plan.


6.
Standard Reason R024B Amenity of future residents


7.
Standard Reason R024B Amenity of future residents


8.
Standard Reason R024B Amenity of future residents


9.
Standard Reason R005B Amenity - neighbours


10.
Standard Reason R024B Amenity of future residents


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


12.
Standard Reason R004B Amenity - area


13.
Standard Reason R024B Amenity of future residents


14.
To secure archaeology interests on the site in accordance with policy CH5 of the City of Salford Unitary Development Plan.


15.
Standard Reason R004B Amenity - area


16.
In accordance with policy H1 of the City of Salford Unitary Development Plan and policy HOU2 of the Housing Planning Guidance


17.
In accordance with policy A1 of the City of salford Unitary Development Plan.


18.
To ensure the design of the scheme discourages crime in accordance with Policy DES10 of the City of Salford Unitary Development Plan.


19.
To commemorate the history of the site and provide an educational and community amenity in accordance with policy CH5 of the City of Salford Unitary Development Plan.


20.
In order to address recycling and sustainability issues in accordance with policy EN22 of the City of Salford Unitary Development Plan.


21.
Standard Reason R005B Amenity - neighbours


22.
Standard Reason R024B Amenity of future residents


23.
Standard Reason R012B Parking only within curtilage


24.
Standard Reason R004B Amenity - area


25.
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.


26.
To protect bats and their roost sites.


27.
To protect Black Redstarts and their nest sites


28.
To ensure that a satisfactory standard of mixed development is achieved in accordance with Policy MX1 of the City of Salford Unitary Development Plan


29.
To ensure that a satisfactory standard of mixed development and public realm provision is achieved in accordance with Policy MX1 of the City of Salford Unitary Development Plan.


Note(s) for Applicant


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


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


3.
This development is subject to the planning obligation entered into by the applicant under Section 278 of the Highways Act 1980.


4.
The applicant is advised that the requirements of all the conditions precedent must be satisfied prior to the commencement of the development. Failure to satisfy the conditions precedent renders all development unauthorised and unlawful and appropriate action may be taken by the Council.


5.
Please note that an application for a licence under Section 177 of the Highways Act 1980 will be required if any element of the proposed development would overhang the footway by more than 150mm. The final decision to allow, or otherwise, any such development shall rest with the Local Highway Authority. Please contact Urban Vision Highway Services on 0161 909 6505 for further information.


APPLICATION No:
06/53597/FUL


APPLICANT:
Central Salford URC


LOCATION:
Land Bounded By The River Irwell, Cathedral Approach, Victoria Bridge Street, Chapel Street, Greengate And Gravel Lane, Salford      


PROPOSAL:
Provision of new Public Realm in the form of three new urban spaces - a water based square fronting the River Irwell, an enlarged pedestrian route along Greengate and a new city square to the north of the railway viaduct including a new pedestrian bridge across the Irwell to Victoria Street, water sculptures, new market cross, exchange monument and single storey pavilion building, tree planting and hard and soft landscaping


WARD:
Ordsall


OBSERVATIONS:


+++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++


ADDITIONAL OBSERVATIONS


I have made a small number of minor amendments to my report.  These are highlighted in bold print.


+++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++


INTRODUCTION


This is the second application in the series of three consecutively numbered applications that are all related and that are within the Exchange Greengate master plan area that is subject to planning guidance in the recently approved Exchange Greengate Planning Guidance document.  Together they form the majority of the remaining significant development sites in the area that is bounded by Trinity Way, the River Irwell, Chapel Street and Blackfriars Road.


The Exchange Greengate area is a paradox - the historic core of Salford and just five minutes stroll from Selfridges and Harvey Nichols yet dominated by commuter car parking, empty and dilapidated buildings, dead and semi derelict space and vacant and overgrown land.  The Exchange Greengate Planning Guidance has been developed and approved by the City Council to guide the transformation of the area and to establish it as a dynamic new part of the city centre.


It is intended that the transformation will combine high quality commercial and residential properties with leisure uses, dramatic public spaces and new waterside environments.  The guidance aims to ensure that new development is not only of exceptional design quality but also that it is integrated with the surrounding area.  It also provides an important contribution to the successful planning of the area in a situation where there are a multiplicity of land ownerships and where a number of different developers will be bringing forward individual sites.  The Guidance will assist in ensuring that future applications within Exchange Greengate are dealt with in a consistent manner.


Over the next 15 years the Exchange Greengate area has the capacity to deliver over 3.25 million sq.ft of development floorspace, 2,600 new homes and at the heart of the area a new urban park that is the subject of this application.  The Guidance states that all developments that are brought forward with the Exchange Greengate area will be required to contribute proportionately to the cost of public realm and public transport provision.


The Exchange Greengate public realm project is currently the subject of an economic appraisal and implementation study that is being undertaken to investigate the justification for English partnerships support.  It is intended that the capital costs of the public realm (works and land acquisition) will be funded from a variety of sources, including public sector funding from English partnerships and Salford City Council and private sector funding from developers through Section 106 contributions.  In addition, funding for the proposed new footbridge over the Irwell has been included within the submission for Big Lottery Fund investment for the Irwell City Park project.


It is intended that delivery of the public realm is sub-divided into two phases as follows:


i) Phase 1 - the Bridge, Urban Cove and Greengate Link, which could potentially be implemented in conjunction with the adjacent development, commencement in 2008 and completion in 2010; and


ii) Phase 2 - Greengate Square, commencement in 2010 and completion in 2012.


The appraisal work to date has shown that the high quality public realm will be important in order to ensure that the Exchange Greengate area is developed to a very high standard and that the economic, social and environmental benefits are maximised.


It is proposed that Salford City Council will own the unadopted areas of public realm and will be responsible for ensuring that it is properly maintained and managed.  The City Council would sub-contract with a management company owned by the occupiers of the developments who would undertake the maintenance works.  It is envisaged that the maintenance and replacement/renewal funding will be secured from a number of sources including potentially ground rents, Salford City Council and commuted sums negotiated via Section 106 contributions.

It is clear to the City Council that the delivery of the significant public realm is likely to depend in part on very significant contributions arising from planning obligations, at a level significantly exceeding the requirements of the Planning Obligations Supplementary Planning Document.  For this reason it is considered that in this area the focus of such contributions will have to be on public realm and highways/transport issues, and will be subject to the conclusion of negotiations between the applicants, the City Council, Central Salford Urban regeneration Company and English Partnerships who will be providing initial funding on the basis that this funding would be reimbursed from subsequent Section 106 contributions.


HISTORIC CONTEXT


The Greengate area marks the origins of the city of Salford and dates back to the 10th century.  This earliest period in Salford’s history saw Salford as the focus of south east Lancashire, it was the royal manor of Salford, also known as Salfordshire.  As a village on the banks of the river Irwell Salford enjoyed the status of a free borough from 1230 and held a royal warrant to hold both a weekly market and an annual fair.  It was this royal charter that defined the governance of Salford until the late 18th century and which gave rise to the unique separation of the two cities of Salford and Manchester.  Today, that former market, that dates back almost 800 years, is marked on the ground by current ownership boundaries.


The historic core of Salford was formed by the confluence of three principal streets Chapel Street, Greengate and Gravel Lane.  This core was built up away from the banks of the river with arable land and private gardens occupying the river flood plain.  The river played an essential role in the Salford’s earliest industry, being a focus for fishing, eel farming, along with dyeing, fulling and bleaching related to the cotton, silk and wool trade.


It was the growth in weaving and the cotton industry that increasingly fuelled Manchester’s growth relative to Salford.  Manchester expanded south and westwards away from the medieval heart and by the 1720s the author Daniel Defoe described Manchester as “the greatest mere village”.  Defoe also referred to the River Irwell and to “a very firm, but ancient stone bridge over the Irwell which is built exceeding high“.  The expansion of Manchester did not immediately impact upon Salford and the diversity of industrial uses around the Greengate area continued with brewing, printing, rope making, etc supplementing the textile trade.


The Industrial Revolution and the arrival of the railways did though have a far greater impact upon Salford and the Greengate area.  The demand for high density housing for the new factory labour force created a massive westward residential expansion focused along the Chapel Street corridor creating what was described at the time as ‘the perfect slum’.  Engels described Salford as


“A town of eighty thousand inhabitants which, properly speaking, is one large working-mans’ quarter, penetrated by a single wide avenue (Chapel Street)… it is an old and unwholesome, dirty and ruinous locality… The narrower side lanes of Chapel Street, Greengate and Gravel Lane have certainly never been cleaned since they were built…”


The opening of Salford Cathedral, the library and of Peel Park that occurred around 1850 emphasised the shift of the centre of Salford progressively westwards and the Greengate area remained a residential and light industrial area through to the Second World War.  By this time two thirds of Salford’s population lived in the Greengate area but by the 1930’s the area was in a state of decline and declared a slum area.  Following the Second World War extensive clearance was carried out and the area was redeveloped as an area for large-scale industry and manufacturing.  The remains of this period of development are still to be seen on site.


However, following the gradual decline of these areas, by the 1970s and 1980s the area became occupied by a mixture of generally low grade employment uses and long stay surface commuter parking.


In recent years the Greengate area has increasingly been dominated by surface commuter car parking.  

DESCRIPTION OF SITE AND PROPOSAL

The site is formed by three distinct areas.  Firstly there is the area closest to Manchester city centre that comprises the site of the former Exchange bus station and which is bounded by the River Irwell, Victoria Bridge Street Cathedral Approach and Chapel Street.  The second part comprises that part of Greengate that runs under the railway lines between Chapel Street and Norton Street.  It also includes a portion of the existing railway arches to the east of Greengate and widens out to include the existing buildings on the Chapel Street frontage at the junction with Greengate.  The third element is the triangular area bounded by Norton Street and the railway viaduct to the south east, by Gravel Lane to the west and by Greengate to the north east.  The Abito apartment building faces the site in the north east corner.  The site shares common boundaries with applications 06/53595/OUT and 06/53596/OUT that precede this application on the agenda.  To the east of Greengate and to the north of the railway viaduct the site shares a common boundary with a further development site where the City Council is currently in negotiations with the applicant of a further outline application (07/54018/OUT).


Those railway viaduct and arches are both currently used for commuter and shopper car parking.


The application represents the primary public realm proposals for the Exchange Greengate area and are a sequence of integrated spaces leading from the river to the heart of the Exchange Greengate area.   This sequence has three main elements:


i) The Urban Cove


This is a street level water space with large water sculptures and urban waterfalls and a new pedestrian bridge from Victoria Street.  It is intended that the cove symbolically raises the River Irwell to Chapel Street level and the pedestrian bridge provides a dedicated crossing improving the connections between Manchester and Salford.  This new water space forms a new formal setting to Manchester Cathedral and will be surrounded by seating and will have an active frontage to the vaults of Cathedral Approach which will allow for both day and night activity.


The cove would be crossed by a simple pedestrian bridge that would focus pedestrian movement between Salford and Manchester.  The sides of the bridge would be faced in a partially mirrored glass that would be illuminated at night.  The deck of the bridge would be finished in recycled crushed glass resin.  The bridge splays widen at the approach from Manchester, pinch at the boundary over the river and opens up toward the bottom of Greengate. 


ii) The Greengate Link


This is a paved square to the immediate north of Chapel Street and a pedestrian route lined with water sculptures and art based light installations beneath the existing railway viaduct.  It is intended that the space will have the activity of a retail street and will have views back to the Manchester skyline and through to the new Greengate Square and beyond.  The resulting link would be much wider than the existing dark and comparatively narrow connection that the Greengate provides.  There would be shared surfaces so that pedestrian rights of way are emphasised.


iii) Greengate Square


This new square is defined by the surrounding streets of Greengate and Gravel Lane and will form the new green heart to the Exchange Greengate area.  A central lawn would be surrounded by densely planted trees and granite terraces.  The lawn sits away from the edge of the railway viaducts, separated by an area of hard paving.  With the eventual redevelopment of the arches this will allow for spill out spaces for cafes, bars and shops, and servicing access.  A kiosk is also proposed at the south western corner of the square, serving the dual purpose of closing the space off slightly to contain the square and also to provide an active use within the space rather than merely around it.  The square will also include the re-establishment of the ancient market place where new monuments will mark the sites of the original Exchange and the Salford Cross.  These two small scale pieces provide a contrast to the surrounding large scale buildings, giving a strong historical context for the new development and creating a definite sense of place for the new square.  


Although the application proposes detailed designs of the kiosk and the Exchange monument, two options for the detailed design of the market cross are presented, one a replica of the original cross and the other a modern interpretation of a new cross.  The Exchange monument marks the scale of the historic structure with a series of open frames of varying scales.  These frames are proposed to be constructed from sustainably sourced English oak.  The proposal includes a series of display pits beneath the monument.  These pits anticipate the possibility that archaeological excavations will reveal either ancient finds or foundations of the historic exchange.  These could then be displayed beneath glass floors with lighting at night.


The kiosk would be a small single storey structure that would operate as a café.


Details of the highway changes common to all three Greengate applications


The Exchange, Greengate Planning Guidance that has been approved by the City Council proposes wholescale improvements to the existing highway network.  The existing network serves to isolate the area and the new proposals will open up access into the area and facilitate egress from it.  


The proposals for the area retain the historic street pattern that is centred on Chapel Street, Gravel Lane and Greengate to a large extent.


The most significant change to the existing highway network is that a new junction is provided on Trinity Way, opposite the existing Springfield Lane traffic light controlled junction.  This has been amended from the submitted scheme to be an all movements junction.  Traffic will enter from Trinity Way from either direction and will leave Collier Street in both directions as well.


The second significant alteration is that a new road, called New Greengate, will be formed that will run from the existing Greengate at its junction with Gravel Lane and will run directly towards the Collier Street baths, parallel to King Street and Queen Street, and will form a ‘T’ junction with Collier Street directly in front of the baths.


Caygill Street, a narrow street that runs parallel and adjacent to Collier Street would be removed and Boond Street, that also runs parallel to Collier Street would be moved to the east, creating a traditional grid that follows the traditional street pattern of the area with a minimum of interventions while allowing the three city blocks to be formed.


The existing Greengate would be reversed so that traffic enters Greengate one way only from Chapel Street at an improved junction.  Greengate would become two way north of the railway viaduct to allow access into Gorton Street.  It  would terminate in a small public square adjacent to Trinity Way where new pedestrian crossing facilities would be provided to link Greengate with the proposed Urban Splash development off Springfield Lane.


Gravel Lane would become two way to enable an exit on to Blackfriars Road.

Certain roads within the Exchange, Greengate area would be one way only in order to ensure that the new junction with Trinity Way will not be used as a rat run to the city centre.


The detailed designs have been improved as a result of concerns expressed.  The issues raised have primarily focused on areas within the new Greengate square.  The market place has been revised to more definitely separate areas for pedestrians from carriageways.  This has been achieved by providing a stronger edge to the space of kerbs and bollards along with the introduction of designated pedestrian crossings into and out of the market place.   The former kiosk building has been revised to a more landscaped based approach that envisages using a sloping roof of the new design to create a roof terrace overlooking the square.  The kiosk has been reconfigured to reflect the proposed café use.  Materials have been changed to use the same landscaping palette of granite, cor-ten steel, timber and a green roof.


SITE HISTORY


There is no relevant planning application history on this particular site.


CONSULTATIONS


Strategic Director of Environmental Services - The site as a whole has had many former uses indicated from historical map searches and has undergone significant changes in various areas at different times.  As this proposal is primarily for provision of public open space there is a potential conflict between past potentially contaminative uses and the proposed final use of the site.  It is recommended that a full contaminated land condition should be applied to this application.  As the bulk of the space is for public open space then under PPS23 – Planning and Pollution Control, it is classified as a sensitive end use and should be treated as such.  Much of the site will be covered by hard landscaping however some areas will be treated to soft landscaping along with some buildings being erected as part of the proposal.


The scheme also details various equipment being integrated into the development, primarily to control the water features but also required for site illumination.  It is recommended that a condition be attached controlling the maximum noise levels from such equipment so that the public and amenity of neighbours and site users is protected.  The degree of lighting proposed for the scheme is also a matter that will necessitate discussion and a condition.  The lighting will need to be sufficient to protect from a security and personal safety point of view, however, it should not be such that the amenity of existing neighbours is adversely affected.


Commission for Architecture and the Built Environment – this is a well considered scheme, with the potential to make a significant contribution to the successful redevelopment of the Exchange Greengate area, enhancing links with Manchester through measures including the provision of a new pedestrian bridge.  It would be equally beneficial for the local authority to extend this level of ambition to the creation of improved pedestrian routes within Salford, particularly across Trinity Way and to the north and south.


We would encourage the conditioning of materials and key architectural details to ensure that quality suggested by the planning application drawings continues through the construction stage.  This will be particularly important for the treatment of the underside and sides of the viaduct, and to maintain the simplicity of the pedestrian bridge.


Environment Agency - no objection in principle but provides advice and requests conditions regarding boundary treatment to the River Irwell, in order to maximize opportunities for wildlife, and with regard to the treatment of Japanese Knotweed.


United Utilities – no objection in principle but provide advice.


Greater Manchester Police Architectural Liaison Unit - have no objections to the proposed development.


Greater Manchester Passenger Transport Executive – no objections to the proposed development.


Manchester City Council – no response to date

Ramblers Association – would have preferred a project providing for a riverside route, and would have endorsed such a scheme.  As it is we have no other comments to make on this proposal.


Peak and Northern Footpaths Society – no response to date


The Greater Manchester Pedestrian Association – no response to date

Open Spaces Society – no response to date


PUBLICITY


The application has been advertised by means of both site and press notices.


The following neighbouring properties have been notified of the application.



Blueprint Studios 39 Queen Street, 49, 50, 51 and 55 Queen Street



S Crowther Ltd, Caygill Street



Youth Club and premises and 24 to 28 King Street



David Bentley Ltd and 25 Greengate West



The Eagle Inn, 19 Collier St, L Fedor and 2 and 17 Collier Street



1 to 33 and 2 to 32 Evans Street



2 Barlows Croft



S Perviz and Co, Cross Street



3 to 9, 24, 26 Blackfriars Road



1 to 3, 7 to 9 and 57 Gravel Lane



10 to 12 Cable Street



1 to 7 Cathedral Arches



All Textile apartments, Blackfriars Street



All apartments in City Heights, Victoria Bridge Street



All apartments in the Approach 




17, 19, 65, 71 to 89, Sacred Trinity Church, Dial House Chapel Street


REPRESENTATIONS


I have received five representations in response to the planning application publicity.  The following issue has been raised:



Strong support for the development.


The application fails to take account of the interests of landowners in the area.


Loss of listed structures.


No need for an additional bridge.


Missed opportunities to develop a children’s play area, provide greater benefit for wildlife and soft landscaping and to make water retention and sustainable urban drainage systems a visible feature of the urban landscape.


Euro Car Parks and Kay-Le Property Investments who own land within the Exchange Greengate area have objected to the Guidance.  They state that these objections have not yet been addressed and that as significant landowners within the area they have still not been given the opportunity to be involved in the evolution of the proposals.  They acknowledge that surface car parking is not the most effective use of city centre land but  ECP are in the business of providing car parking and will strongly resist any proposals that do not seek to accommodate their interests accordingly. The three applications could have a major impact on the current and future use of Euro Car Park’s properties.  ECP and Kay Le do not consider that there is justification for requiring a substantial area of public realm which will be so physically separated from the ‘urban cove’ and which will be extremely costly.  ECP and Kay-Le both object to the application on the grounds that the proposals remove the potential to redevelop their own sites for mixed use development in accordance with the development parameters set out in the Exchange Greengate Planning Guidance.  ECP are particularly aggrieved that neither the Ask or URC proposals take any account of the reasonable requirement to, at the very least, provide replacement car parking within the developments or in any other location within Greengate.  They point out that the original framework did recognise the importance of car parking and made particular reference to additional shared car parking facilities under the new Greengate square that would improve on the levels of provision currently provided but in a more appropriate manner.  It is not considered that the Ask scheme provides sufficient car parking.  It is essential that additional public and contract parking is provided within the area.


Similar concerns with regard to the effect of the proposals on the owner of 16 Chapel Street have also been made and in particular that there is no good reason why the proposals could not be amended to exclude that landholding.


ECP consider that the current applications should not be determined until the issue of loss of car parking has been resolved to the satisfaction of ECP at the very minimum.  In that respect the current applications should be amended to make provision for additional car parking which must be tied into a S106 Agreement to ensure delivery of such with a view to it being managed by ECP.


NATIONAL PLANNING POLICY


PPS1 Delivering Sustainable Development, PPS6 Planning for Town Centres, PPG13 Transport, PPG15 Planning and the Historic Environment, PPG17 Planning for Open Space, Sport and Recreation.


REGIONAL SPATIAL STRATEGY


DP1 Economy in the Use of Land and Buildings, DP3 Quality in New Development, DP4 Promoting Sustainable Economic Growth, Competitiveness and Social Inclusion, UR1 Urban Renaissance, UR2 An Inclusive Social Infrastructure, UR10 Greenery, Urban Greenspace and the Public Realm, SD1 The North-West Metropolitan Area.


UNITARY DEVELOPMENT PLAN POLICY


Site Specific Policies: MX1 Development in Mixed Use Areas


Other Policies: ST1 Sustainable Urban Neighbourhoods, ST6 Major Trip Generating Development, ST8 Environmental Quality, ST11 Location of New Development, DES1 Respecting Context, DES2 Circulation and Movement, DES3 Design of Public Space, DES7 Amenity of Users and Neighbours, DES10 Design and Crime, A2 Cyclists, Pedestrians and the Disabled, A8 Impact of the Development on the Local Highway Network, A10 Provision of Car, Cycle and Motorcycle Parking in New Development, EN19 Flood Risk and Surface Water, EN22 Resource Conservation.


DRAFT SUBMITTED REGIONAL SPATIAL STRATEGY


DP1 Regional Development Principles, MCR2 Regional Centre and Inner Areas of Manchester City Region, MCR4 Northern Part of the Manchester City Region


OTHER LOCAL PLANNING POLICY AND GUIDANCE

The Exchange, Greengate Planning Guidance


Since the 1980s the City Council has only been able to make limited interventions in the Greengate area to address the ongoing decline of this part of the City.  The combination of Government policy, new landowners, increasing developer interest, the rebuilding of Manchester city centre and, most importantly, the establishment of the Central Salford Urban Regeneration Company means that there is now the opportunity to secure the major transformation of Greengate.


The Development Framework that was approved by the City Council in 2005.  The Framework’s overall vision for the Exchange, Greengate is of a new city centre place that celebrates the river Irwell and reconnects Salford and Manchester.  It would be a dynamic mixed use destination in its own right, ensuring that the city centre as a whole continues to grow and contributing to its commercial, residential and cultural offer.


The Exchange, Greengate Planning Guidance was adopted by the City Council in January 2007.  It sets out the guidelines that the City Council will use as a material consideration in determining planning applications in the area.  It establishes a set of principles to ensure an appropriate mix of uses and high design quality in new development.


PLANNING APPRAISAL


The main planning issues relating to this application are the principle of the development in this location is acceptable, whether the application as a whole is of sufficiently high quality to justify approval, whether the design of the built development is acceptable, whether the development accords sufficiently with both the original approved development framework and the more recently approved planning guidance, the impact on Listed Buildings and the impact of the development on neighbours.


Principle of the Development


Policy SD1 of the Regional Spatial Strategy states that development should be focused within the North-West Metropolitan area, which includes Salford.


The application site lies within policy area MX1 that seeks to create a vibrant mixed use area with a broad range of uses and activities and the policy states that development within the area will be required to support this.  Uses identified as being appropriate for the area include housing, offices, hotels, retail and food and drink uses and cultural uses.  The reasoned justification to the policy states that this part of the City will be increasingly seen as a key quarter of Manchester city centre, with improved physical and functional connections to the rest of the city centre.


Policy EG1 of the Guidance expands on policy MX1 and states that the regeneration of Greengate will result in a new and vibrant part of the city centre with a range of functions including commercial, residential, cultural, retail and leisure uses.  It will be characterised by exceptional architecture, high quality public spaces and a distinctive waterside frontage with new connections between the two cities.  It will be an area where there is on street activity and pedestrian life and movement.


Policy EG2 of the Guidance states that the development of Greengate will provide a mix of uses to help create a vibrant and interesting community which has activity during the day and evening throughout the year and which would be expected in a new city centre quarter.


Policy EG3 of the Guidance states that the regeneration of Greengate will re-define the role of the river Irwell as a point of interconnection between Salford and Manchester.  There will be an extended and enhanced pedestrian and cycle route along the river’s edge, regularly linking back into the network of streets and squares.


Policy EG7 of the Guidance specifically allocates land at Chapel Street/Greengate/Gravel Lane for high quality public realm.


Policy EG17 of the Guidance states that the Exchange primary public realm proposals are conceived as an integrated sequence of spaces leading from the river to the heart of the Greengate site.


The site is previously developed land and is in a location that is highly accessible to a full range of services and facilities and development is positively encouraged by the recently approved Exchange, Greengate Planning Guidance.  I therefore consider the principle of development in this location is both acceptable and desirable.


The Guidance states that one of the key visions for the Exchange Greengate area is to create an outstanding series of new public spaces which will not only connect to and complement those within Manchester’s Millennium Quarter but will also provide a unique sense of character for the historic centre of Salford.  Public realm on this scale will provide Salford with a new City Square, which when taken together with the Millennium Quarter will mark out the medieval centres of both cities as a grand piece of public space.


The proposal is for extensive leisure space and I consider that this proposed use is acceptable and in accordance with policies MX1 and the range of policies within the Exchange Greengate Planning Guidance.


Design

Policy DES1 states that developments will be required to respond to their physical context, respect the positive character of the local area and contribute towards local identity and distinctiveness via a number of factors that include the scale and size of the buildings, their distinctiveness in the street scene, the relationship to existing buildings and other features that contribute to townscape quality, the impact on, and quality of, views and vistas, the potential impact of the proposed development on the redevelopment of adjacent sites and the desirability of protecting existing building lines or allowing discontinuities that may improve or enrich the existing townspace and public space. 


Policy DES3 states that where development includes the provision of public space, that public space must be designed to, amongst other things; have a clear role and purpose; reflect and enhance the character and identity of the area; provide an appropriate setting for surrounding developments; be safe, uncluttered and appropriately lit; be of an appropriate scale; connect to established pedestrian routes and; minimise, and make provision for, maintenance requirements.


Policy DES11 requires the submission of a design statement with all major applications explaining how the development takes account of the need for good design, the design principles and design concept and how these are reflected in the development’s layout, density, scale and height, the relationship of the development to its site and the wider context and how the development will meet the Council’s design objectives.


Policy EG8 of the Guidance states that the Exchange will take on the established urban form of Manchester city centre with its dense and compact city blocks and regular street grid.  The key principles of the proposed urban structure are set out within the Guidance.  The Guidance states that the indicative heights contained within the document are not prescriptive but are a broad indication of what may be acceptable and that the actual heights considered acceptable will be dependent on a full evaluation of the proposals received.


Policy EG9 states that the city centre’s urban design heritage is characterised by the Victorian and Edwardian approach of using buildings to dominate corners and command the street.  New development  should recognise this characteristic by respecting existing building lines which will normally mean building to the back of pavement and reinforcing corner plots.


Policy EG15 states the Exchange will adopt the street pattern that is set out in the Design Framework.


The presence of a large water space next to the river has been considered essential.  The Development Framework proposed excavating an extensive river level cove.  This has been rationalised to provide a dramatic street level water feature.  The cove attempts to raise the river both physically and symbolically to make a unique space that is a key attractor for the Exchange Greengate area.


The current proposal for the cove provides a raised plane of water on a granite base providing seating around its edge.  The water in the cove is a shallow film and the granite base would be treated to prevent slips and falls and allow summer time paddling.  The water plane is tilted towards the river giving water movement and visual interest to the space.  The tall water sculptures within the cove will be visible from Deansgate and will help to draw people to the river’s edge.  The sculptures would be made of stainless steel and will be bathed in a film of water.   


Where the cove meets the river bank it is proposed to bring the water down over an existing unsightly concrete wall.  To allow close contact with the river and meet health and safety considerations a balustrade would be brought up to the river edge.  The granite plane would fold over the face of the river and water would cascade over the face appearing to plunge into the river


A number of variations for the detailed design of the bridge have been considered but the current scheme proposes a simple hollow section truss that will give a single form that will span from Deansgate to Greengate, allowing the water of the cove to flow beneath it.  The slightly mirrored sides to the bridge will reflect the surrounding structures as well as both the sky above and the water below.  At night the illumination would appear to make the bridge float above the river and cove.  The bridge surface would be coloured green which would reference both the lawned area at the other end of the sequence of spaces and the name Greengate.


As part of the viaduct site development described in the report on application 06/53596/OUT pedestrian connections will be provided to the upper levels above ground floor retail and concealed car parking.  The remaining sections of viaduct will need to be upgraded though as they are currently unsightly, dark and suffer from long term water ingress.  Such refurbishments are common across the country and often involve collaborations with artists.  The over cladding and light installations proposed would allow for work by local artists to be shown on a regular but changing basis.  In addition up lighting would be provided and the viaducts would be treated to minimise water dripping from beneath the arches.


I am satisfied that the detailed design is of high quality and in accordance with both the adopted UDP and the Exchange Greengate Planning Guidance. 


Effects of the development on neighbours


Policy DES7 requires all new developments to provide potential users with a satisfactory level of amenity.  Development which would have an unacceptable impact on the amenity of the occupiers or users of other developments will not normally be permitted. 


I consider that this significant public realm provides existing and future residents of the Greengate area with a significant resource that will have a beneficial effect on their amenity.


Highways and Circulation


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


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


Policy EG4 of the Guidance states that new transport networks and associated developments should achieve a balance between ensuring that it is as easy as possible to get into Greengate whilst minimising the impact on people being able to move around the area itself.  It goes on to state that a major objective is to encourage a switch to public transport to reduce the impact of the car.


The public realm proposals rely on the use of the existing road pattern.  The significant intervention is the creation of the new dedicated pedestrian footbridge that will improve the flow of pedestrian traffic between the two cities.   The proposal raises the ground level where the bridge meets Chapel Street and this raised table that is formed slows the two way traffic along Chapel Street with Greengate being one way only.  The adoption of shared surfaces will further improve the pedestrian environment in accordance with both UDP and Planning Guidance policies.


Impact on Listed Buildings and the Conservation Area


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


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


Policy CH3 states that development in conservation areas will only be allowed where it would preserve or enhance the character or appearance of the conservation area.  In determining this, regard will be had to the extent to which the proposal; retains or improves features that contribute to the character or appearance of the conservation area; is of a high standard of design; secures environmental improvements and enhancements; and protects and improves important views within, into and out of the conservation area.


The scheme involves the creation of significant public space in front of the listed Manchester Cathedral where otherwise there would undoubtedly have been pressure for building development.  I consider then that this aspect of the proposals minimises any potential impact on the listed Cathedral.  In providing formal open space instead of the existing surface car parking that exists on the site of the former Exchange bus station I consider that the setting of the listed Cathedral is enhanced.  The bridge is designed to be as simple a form as possible and the bridge height is minimised in relation to adjacent structures.  The choice of surface decking is important but I am satisfied that, subject to condition regarding the detail, the use of green recycled glass resin would not have any significant impact on the listed Cathedral. 


I am satisfied that the proposed development as a whole would considerably enhance the setting of the listed Manchester Cathedral and furthermore that the development preserves the setting of these important listed buildings in accordance with both policy CH2 and national planning guidance.


Design and Crime


Policy DES10 states that development will only be permitted where it is designed to discourage crime, anti-social behaviour and the fear of crime, and support personal and property security.  Crime prevention measures should not be at the expense of the overall design quality, and proposals will be permitted where they have a hostile appearance or engender a fortress-type atmosphere.


Policy EG14 of the Guidance states that new development should take into consideration the principles of ‘Secured by Design’.


The Police Architectural Liaison Unit has raised no objections but I have attached a condition to ensure that the future development meets ‘Secured by Design’ standards.


Future Maintenance


The success of the new public realm for the Exchange Greengate area will rely on an ongoing commitment and regime of maintenance and management of the public realm and cove and the healthy establishment of the new street trees and gardens in the square.  It is recognised that whilst the main roads and associated footpaths may be adopted and maintained by the highway authority, the square and cove will require more specialist attention.  These spaces could be managed through a specialised management company or similar arrangement for individual areas of the site or as a whole.


Financing of the future maintenance must come from those developments within the Exchange Greengate area.  An integrated approach to the public realm management should be adopted at an early stage of the detailed design process.  Due consideration should be given to the financial and resource constraints to ensure an appropriate and robust management and maintenance structure is established to meet the needs of the local community, key stakeholders and the City Council.  The management plan and structure should be flexible enough to take account of how the square and cove evolve in terms of usage, water management and vegetation growth, as well as being responsive to economic changes.  A Public Realm Management Plan will be an essential document to provide a framework within which effective monitoring, management and maintenance can occur for the Exchange Greengate public realm as a whole.


As described above in the introduction it is proposed that Salford City Council will own the unadopted areas of public realm and will be responsible for ensuring that it is properly maintained and managed.  The City Council would sub-contract with a management company owned by the occupiers of the developments who would undertake the maintenance works.  It is envisaged that the maintenance and replacement/renewal funding will be secured from a number of sources including potentially ground rents, Salford City Council and commuted sums negotiated via Section 106 contributions.


Links with Irwell City Park


There is a real and urgent need to link the river with the many different initiatives and developments that are taking place and taking shape around its banks.  The development of this application has taken place alongside the emerging plans for Irwell City Park.


It is deliberately intended that pedestrians are brought into the heart of Greengate and into the new major public realm provided by the new Greengate square rather than taken on a public route that followed the river bank and went under the railways lines.  Such a route would be far less inviting or useable than bringing people into the new Greengate square from where there will be safe and inviting access to riverside pedestrian routes.


Other Objections


a) The application fails to take account of the interests of landowners in the area.


The application generally conforms well to the approved Exchange Greengate Planning Guidance and I do not consider that the interests of other landowners in the area are put at disadvantage through the application itself.  Each application must be considered on its merits and other landowners are able to submit their own applications, as indeed one has done, should they desire.


b) Objection from Euro Car Parks and the owner of 16 Chapel Street


Contrary to the objection letter, ECP have participated in a Consultation Event on the Greengate Development Framework (6 July 2004) and commented favourably.  Central Salford URC has engaged in discussion about the Planning Guidance with ECP as have English Partnerships (15 September 2006) and more recently, Central Salford URC and the Council have engaged with ECP and adjoining landowners, Kay-Le (1 May 2007).  


The creation of a major new sequence of public spaces is key not only to the success of the Greengate development but also the regional centre as a whole.  A development of the scale of Greengate requires larger scale spaces as both amenity spaces and to respond to the new large scale of buildings being proposed.  The proposed Greengate square reflects the location of the three main streets that comprised the centre of medieval Salford.  This historic centre is re-interpreted as the sequence of three major public spaces.  The square also provides a draw and focus for Greengate to bring people beneath the viaduct into the site.  The square is proposed not only to benefit the residents and occupiers of Greengate but also the citizens of Salford and the regional centre.  This would be the largest piece of public realm in a generation for the city.  The location of the square has been carefully considered in terms of aspect, orientation and daylight.  It also reflects the historic medieval fabric of the city’s medieval centre.  Extensive areas of public realm are also proposed within individual schemes, as well as the main public square.  The development proposals respond as far as possible to existing site ownerships and street patterns, however, for the new public square and public realm it is considered appropriate to reconfigure some street arrangements to provide a new and coherent piece of city.


Car parking has been investigated as an option both under the square and on sites as multi-storey within the overall development framework site and are currently being re-evaluated.  It should be noted that the Exchange Development Framework and Planning Guidance guide development of the area, including that on ECP land, which ECP have been consulted on.  It is not the role of the planning process to protect private interests.


The applicant has confirmed that an Article 6 notice was served on LA Jolley at Kay-Le Properties on 22 September 2006 advising them of the application.


c) Missed opportunities


I consider that the major new areas of public realm with provide significant opportunities for children to play albeit that there will not be swings and roundabouts.  I consider that in this location the different forms of play that are encouraged are appropriate.  With regard to the points raised about wildlife and soft landscaping and water retention and sustainable urban drainage systems I have attached conditions that cover both areas and have passed the detailed comments on to the developer so that they can be incorporated into the scheme as far as practicable.


VALUE ADDED TO THE DEVELOPMENT


The scheme contributes significantly to public realm in the city.   Improvements to the detailed scheme have been negotiated through the course of the application process

CONCLUSION


The main planning issues relating to this application are the principle of the development in this location is acceptable, whether the application as a whole is of sufficiently high quality to justify approval, whether the design of the built development is acceptable, whether the development accords sufficiently with both the original approved development framework and the more recently approved planning guidance, the impact on Listed Buildings and the impact of the development on neighbours.


The proposals represent an effective use of a previously developed site within the Regional Centre. The application would assist in securing the redevelopment of what is currently an under-used and generally unattractive site in a highly prominent location within the Exchange, Greengate area.  The public realm will be at the heart of the major development that will occur in the area and this development would assist with others in stimulating the redevelopment of other areas within the Exchange Greengate area for similar uses. Such a mix of development would create a diverse and sustainable development, which would be appropriate given the site’s location within the Regional Centre. The information submitted with the application demonstrates that the detailed design and materials of the development would be of a very high quality, with significant investment in public realm, open space and infrastructure.  The likely impacts of the proposal on listed buildings, on neighbours and on the environment in general have been assessed and I am satisfied that, subject to a number of conditions, there would be no unacceptable detrimental impact on any interest of acknowledged importance as a result of this application. 


The architects for the scheme have worked successfully to revise and improve the scheme and I am satisfied that the proposed development is of the highest quality and accords fully with the policies of the development plan and the Exchange Greengate Planning Guidance.


RECOMMENDATION:


Approve Subject to the following Conditions


1.
Standard Condition A03 Three year time limit


2.
Development of the kiosk cafe shall not commence until samples of materials for the external walls and roof have been submitted and approved in writing by the Local planning Authority.


3.
Each phase of the site shall be treated in accordance with a landscape scheme which shall be submitted to and approved by the Local Planning Authority before phase of 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 twelve months of the commencement of each phase of development and thereafter shall be maintained to the satisfaction of the Local Planning Authority.  Any trees or shrubs dying within five years of the initial implementation of the planting scheme shall be replaced to the satisfaction of the Local Planning Authority.


4.
The detailed design and materials used for all surfacing and structures shall be in accordance with those set out in the Design and Access Statement and Design Amendment Supplement unless otherwise agreed in writing by the local planning authority.


5.
Notwithstanding the information submitted, no development shall commence until full details of the proposed kiosk, Exchange monument, water sculptures, Salford Cross and waterfall, together with a timetable for implementation, have been submitted to and approved in writing by the Local Planning Authority.  The development shall be carried out in accordance with the approved details.


6.
Standard Condition M08 Site Investigation - new


7.
The rating level (LAeq,T) from all fixed plant and machinery associated with the development, when operating simultaneously, shall not exceed the background noise level (LA90,T) by more than -5dB at any time when measured at the nearest noise sensitive premises.  Noise measurements and assessments shall be carried out according to BS4142;1997.


8.
No phase of development shall be brought into use until a lighting scheme has been submitted to and approved in writing by the Local Planning Authority.  The scheme shall detail how the lighting strategy will be achieved and shall identify any specialist or feature lighting associated with any aspect of the development and shall further identify mitigation measures and controls necessary to prevent a reduction in the amenity of other site users both on and surrounding the site.  Advice from the Institute of Lighting Engineers should be incorporated into the report.  The approved scheme for each phase shall be implemented in full with all identified measures being incorporated into the design and which shall be used at all times when the specialist or feature lighting is operated.


9.
No development of the urban cove shall take place until a scheme for the boundary treatment adjacent to the watercourse has been submitted to and approved in writing by the Local Planning Authority.  Such a scheme shall be completed in accordance with the approved plans.


10.
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.


11.
The applicant will submit a scheme for the display of industrial archaeological remains within the site commemorating the railway heritage and archaeology of the site.  Such scheme shall be implemented in full in accordance with the approved details and timetable.


12.
Prior to the commencement of development a phasing plan shall be submitted for the approval of the Local Planning Authority.  Implementation of the development shall be carried out in accordance with the approved phasing plan unless otherwise agreed in writing by the Local Planning Authority.


13.
No development/demolition shall take place until the applicant has secured the implementation of a programme of archaeological work in accordance with a written scheme of investigation that has been submitted by the applicant and approved in writing by the Local Planning Authority.


14.
No phase of development authorised by this permission shall take place unless and until the local planning authority has received and approved in writing a site operating statement in relation to provision of permitted hours for construction works, delivery of materials and delivery and collection of equipment, provision and use of on-site parking for contractors' and workpeople's vehicles, wheelwashing facilities, street sweeping for each phase of development and no development or activities related or incidental thereto shall take place on the phase of development in contravention of such site operating statement.


15.
No development shall commence until a management plan for the maintenance of the public realm has been submitted to and approved in writing by the Local planning Authority.


(Reasons)

1.
Standard Reason R000 Section 91


2.
Standard Reason R008B Development-Building in vicinity


3.
Standard Reason R004B Amenity - area


4.
Standard Reason R004B Amenity - area


5.
Standard Reason R004B Amenity - area


6.
Standard Reason R028B Interests of public safety


7.
Standard Reason R005B Amenity - neighbours


8.
Standard Reason R005B Amenity - neighbours


9.
To protect/enhance the habitat/amenity value of the river Irwell.


10.
To prevent pollution of any watercourse


11.
To commemorate the history of the site and provide an educational and community amenity in accordance with policy CH5 of the City of Salford Unitary Development Plan


12.
Standard Reason R004B Amenity - area


13.
To secure archaeology interests on the site in accordance with policy CH5 of the City of Salford Unitary Development Plan.


14.
Standard Reason R005B Amenity - neighbours


15.
Standard Reason R004B Amenity - area


Note(s) for Applicant


1.
For further discussions regarding the requirements of the contaminated land condition, the applicant/developer is advised to contact the Environmental Protection Team in the Environmental Directorate (Tel: 0161 737 0551)


APPLICATION No:
07/54558/COU


APPLICANT:
The Store Room Ltd


LOCATION:
Ladywell Court 673 - 675 Eccles New Road Salford M50 1AY   


PROPOSAL:
Retention of change of use from business (Class B1) to storage and distribution (Class B8)


WARD:
Weaste And Seedley


OBSERVATIONS:


Since this report was completed, an additional condition has been added for the car parking layout as shown on the submitted plans, to be marked out and made available in association with the development.


+++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++


DESCRIPTION OF SITE AND PROPOSAL


The application site relates to Ladywell Court, an existing office building situated on the south side of Eccles New Road.  The site is bounded by a 2.1 metre black palisade fence to all sides.  3-storey residential flats sit to the north of the site and commercial buildings bound the site on all other sides.


The applicant seeks consent for the change of use from business (Class B1) to storage and distribution (Class B8).  External alterations are proposed and have been approved through a separate planning application.  18 car parking spaces are proposed including 3 disabled parking spaces.  It is proposed that the use operate between the hours of 08:00 – 18:00 Mondays to Fridays, 09:00 – 17:00 on Saturdays and 10:00 – 16:00 on Sundays.  A site visit revealed that the proposed change of use has already been implemented.


SITE HISTORY


07/54559/ADV – Display of various illuminated signage – Permitted.


07/54555/FUL – Alterations to elevations – Permitted.


CONSULTATIONS


Environment Agency – have no concerns about the proposals and no comments to make.


The Strategic Director of Environmental Services – has no objections to this application.  There are residential properties opposite the site however these are in excess of 35-40 metres across Eccles New Road.  Noise from the proposed activities is not thought likely to have any significant impact on the amenity of residential properties due to the high ambient noise levels which already exist along this road.  The operating hours proposed are typical of a retail type use and are not considered excessive nor are likely to be intrusive over the range of hours indicated.


PUBLICITY


A site notice was displayed on 9 May 2007.


A press notice was displayed in the Advertiser on 24 May 2007


The following neighbour addresses were notified:



665 – 669 Eccles New Road



677 Eccles New Road



554 Eccles New Road



667 – 669 Eccles New Road



William Wilson Limited, 667 – 669 Eccles New Road



Flats 1 – 45 Monks Court, Canterbury Gardens


REPRESENTATIONS


1 letter of representation has been received in response to the application publicity, this raises concern should any toxic chemicals or harmful substances be stored on site and should any heavy traffic or large vehicles be in use over the weekend.


REGIONAL SPATIAL STRATEGY


DP3: Quality in New Development

UNITARY DEVELOPMENT PLAN POLICY


Site specific policies: 
None.


Other policies:

E5:  Development within Established Employment Areas





DES10: Design and Crime


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


EN17:  Pollution Control.



DRAFT SUBMITTED REGIONAL SPATIAL STRATEGY

DP1:
Regional Development Principles

PLANNING APPRAISAL


The main planning issues relating to this development are: whether the principal of development is acceptable; the impact on the amenity of local residents; and highway safety issues.


Principal of Development


Policy E5 considers that within established employment areas, planning permission will be granted for the redevelopment of land and buildings for employment purposes.  The current policy framework does not distinguish between the employment  uses in Use Classes B1, B2 and B8.  The proposed B8 use would therefore fall within the general category of employment uses and the proposed change of use is therefore in accordance with policy E5.


Amenity


Policy EN17 considers that development proposals that would be likely to cause or contribute towards a significant increase in pollution to the air by reason of noise will not be permitted.


I have not received any objections from the Strategic Director of Environmental Services in relation to this proposal.  


The site was previously occupied by a B1 use and is surrounded to the south, east and west be commercial properties.  The closest residential properties are situated to the north of the site at a distance of approximately 50 metres, the site is set back 20 metres from Eccles New Road.  In light of the above, I am satisfied that the proposal would not have an unacceptable detrimental impact on the amenity of neighbouring occupiers of other developments.


Highway Safety


The proposed change of use would utilise the existing vehicular access from Eccles New Road.  Policy A10 of the adopted UDP states that development will be required to make adequate provision for disabled drivers, cyclists and motorcyclists in accordance with the minimum standards set out in appendix B and must not exceed the maximum car parking standards set out within appendix C.  The floorspace is 3,305 square metres.


Appendix B states that a minimum of 2 disabled spaces or 5% of the total capacity should be provided whichever is greater.  3 spaces are proposed which is sufficient.  Cycle parking should be provided on the basis of 1 per 850 square metres which equates to 4.  Motorcycle parking should be provided on the basis of 1 per 4,00 square metres with a minimum of 2 spaces, therefore 2 should be provided on this site.  No cycle or motorcycle parking has been provided and a condition would be attached to any planning consent requiring details to be submitted within 6 months of the date of this permission.


Appendix C states that the maximum number of car parking spaces should be calculated on the basis of 1 space per 45 square metres, this equates to a maximum provision of 73 spaces.  18 spaces are proposed and the proposal does not therefore exceed maximum car parking standards and is in accordance with policy A10 of the UDP.  No objections on highway grounds are raised.


VALUE ADDED TO DEVELOPMENT



Amended plans have been received showing the removal of external storage units.


CONCLUSION


The change of use provides a suitable employment use in accordance with policy E5 of the UDP and does not cause harm to the amenities of neighbouring occupiers.  The level of car parking does not exceed maximum standards and the proposal would not be detrimental to highway safety.  The change of use does not compromise the aims and objectives of the relevant policies contained within the development plan and there are no other material planning considerations that would justify a refusal of consent.


RECOMMENDATION:


Approve Subject to the following Conditions


1.
Within 6 months of the date of this permission full details of the location, design and construction of the cycle stores to accommodate 4 bicycles and 2 motorcycles must be submitted to and approved in writing by the Local Planning Authority.  Such approved cycle stores shall thereafter be constructed and made available for use at all times the development is in use.


2.
Within 6 months of the date of this permission, the car parking layout as detailed on drawing Number 02 (Job Number 5847) shall be marked out and made available in association with the development hereby approved and shall remain available thereafter.


Reasons:-


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


2.
Standard Reason R012B Parking only within curtilage


APPLICATION No:
07/54610/COU


APPLICANT:
Miss J Cameron


LOCATION:
Unit 4 Fairhills Road Industrial Estate Tallow Way Irlam M44 6RJ  


PROPOSAL:
Change of use from warehousing/offices to childrens soft play warehouse


WARD:
Cadishead


OBSERVATIONS:


Additional Observations


Following the last Panel meeting the applicant has submitted the following comments and additional information in support of their application.


· The list of 21 North West play facilities was not available as supporting information. The applicant considers that the type of facilities proposed as part of this application are not a new concept.


· In response to the views of one panel member that these play centres are usually found in light industrial areas, the applicant has submitted information and photographs of three other play facilities located in large industrial estates. These facilities include Polars Palace and Jungle Gymon the Winsford Industrial Estate, Antsinyourpantz on the Crown Industrial Estate in Altrincham and Giddy Kids on the Roman Way Industrial Estate in Preston.


· In regards to a comment made by a panel member regarding the lack of HGV turning facilities for the other industrial units in Tallow Way, the applicant has stated that all four units on Tallow Way have large fenced service yards, with space for HGV’s to manoeuvre. 


· Addressing the issue of pedestrian and vehicle conflict the applicant has looked at the committee report relating to the approval of the 35 Industrial Units and highlights that the Highway Officers at the time had not objections to the scheme on highway grounds. The applicant considers that any issues relating to pedestrian safety would have been taken into consideration during the application for the new industrial units.


The applicant also makes a number of additional points as follows:


· A pedestrian crossing facility is already in place on Fairhills Road


· Moving vehicles will be travelling much slower on Tallow Way since this is a no through road.


· Residents from the nearby Fairhills Housing Estate currently use Fairhills Road  to access their local facilities. Traffic is travelling much faster on this road with many industrial vehicles visiting the Woodrow Way Estate. This is the same road into Lidl and the Tesco Extra Superstore.


· Peak time for this business proposal will be at weekends when the other units are not in operation.


In response to the above comments received by the applicant I have the following observations to make. The applicant has stated that the relationship of childrens play facilities within industrial estate is a common one and has provided examples of other nearby facilities. Although the information provided by the applicant clearly shows the units located within industrial estates, I do not know the planning background to each of these sites. As each site is assessed on its own individual merit and circumstance it is still considered that in the instance of this application the unit would be located in an inappropriate area for such a use.


In regards to the conflict between pedestrians and vehicles, although how pedestrians access the new industrial facilities would have been taken into consideration when determining that application the pedestrians in question would have been the proposed workforce. What gives rise to the biggest cause of concern with this application is the type of pedestrians accessing this site, which is likely to be young children.


***********************************************************************


DESCRIPTION OF SITE AND PROPOSAL


The application relates to an industrial unit located within the Fairhills Road Industrial Estate on the south side of Tallow Way in Irlam. The site is bounded to the west by a Tesco Superstore to the east and industrial uses to the surrounding areas.


The application is for the change of use of the site from warehousing/ offices to a children’s soft play warehouse. The application site contains two car parks, the smaller of the two car parks is already marked out for 18 car parking spaces, the larger of the two car parks is currently used as a service yard for HGV’s it is proposed that this service yard could be used for an additional 38 car parking spaces.


SITE HISTORY


Although not directly related to the site, this application is linked to two previous applications by the applicant at Unit 5 Fairhills Road Industrial Estate:


An application for the change of use of the unit to a children’s play warehouse was refused in September 2006 (06/53131/COU)


An application for the change of use of the unit to a children’s play warehouse was withdrawn in June 2006 (Ref 06/52634/COU)


CONSULTATIONS


Director of Environmental Services – no comments received to date


PUBLICITY


A site notice was displayed on 15th May 2007


The following neighbour addresses were notified:


· Unit 1, 2, 3 Tallow Way Fairhills Road Industrial Estate, 


· Tesco Stores Ltd, Fairhills Industrial Estate


· Akzo Nobel Inks Ltd, Soapstone Way, Irlam


REPRESENTATIONS


I have not received any letters of representation / objection in response to the planning application publicity.  


Councillor Mann has requested that Panel consider this application as he supports the application as he feels the introduction of a children’s play warehouse would be beneficial to the local community.


UNITARY DEVELOPMENT PLAN POLICY


Site specific policies: None


Other policies: DES7 Amenity of Users and Neighbours




E5 Development within established employment areas




A2 Cyclists. Pedestrians and the disabled


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


PLANNING APPRAISAL


The main planning issues relating to this application are whether the principle of the development is acceptable and whether there would be sufficient car parking provided for users of the proposed children’s play warehouse. 


Policy E5 of the adopted UDP sets out criteria for when planning permission will be granted for the reuse or redevelopment of sites or buildings within an established employment area for non-employment uses. It states that planning permission will only be granted where the development would not compromise the operating conditions of other related employment uses, and where one or more of the following apply:


 


a)  The developer can demonstrate there is no current or likely future demand for the site for employment purposes


b)  There is a strong case for rationalizing land uses or creating open space


c)  The development would contribute to the implementation of an approved regeneration strategy or plan for the area


d)  The site is allocated for another use in the UDP.


It is not considered that the introduction of a children’s play area in this unit would compromise the operating conditions of the other units within the industrial estate and therefore I am satisfied that the application complies with the first part of policy E5.


The applicant has provided the following information in support of their application:


· The current company occupies both units 3 and 4 Tallow way, employing a total of 22 staff. A portion of the company is being relocated to Luton (storage/ warehousing and distribution) and the design, sales, finance and administration departments will still be located in unit 3. 


· The indoor play centre is a much-needed facility within the Irlam and Cadishead area and would attract visitors from the surrounding districts of Culcheth, Lymm, Woolston, Eccles and Worsley.


· According to a MIDAS search there are a total of 35 new units that will become available within the Fairhills Road area. In addition there are a further 11 units within the area that have been marketed for over 12 months.


· A letter from a surveyors stating that the following marketing of the site has been undertaken since December 2006, the erection of a marketing board, advertisement in housing brochures and in the Manchester Commercial Property Register, included on the MIDAS database and direct mailing. The surveyors have confirmed that the only interest received to date in regards to the site is from the applicant.


The recently adopted Development Control Practice Note ‘Development within Established Employment Areas’ Adopted by the City Council on 12th February 2007 clearly sets out what information is required by the applicant in order to demonstrate that there is no current or future demand for the unit. The requirement under this adopted policy note requires the applicant to undertake a full market appraisal by a qualified person. As a minimum it is required that the appraisal consists of an assessment of the current availability and demand for the type of employment land in question and an assessment of the financial viability of re-using, refurbishing or redeveloping the site and/or buildings for other employment purposes. The policy note sets out in detail the specific level of information required to satisfy this criteria.


I am of the opinion that the evidence provided by the applicant is insufficient to satisfy criterion a) of policy E5 and is therefore inadequate to allow an assessment to be made of whether there is any current or future demand for the use of the site for employment purposes. In the absence of such information and the applicants failure to satisfy any of the other criteria which justify the redevelopment of sites or buildings within an established employment area for non-employment uses there is a principled objection to the proposed change of use on the basis that it would result in the loss of employment land, contrary to policy E5 of the adopted UDP. 


Policy A10 requires development to make adequate provision for disabled drivers, cyclists and motorcyclists, in accordance with the Council’s maximum standards. A total of 56 carparking spaces are to be provided on site. Apendix C of the UDP identifies the maximum car parking provision for this site to be 1 space per 25 sq m, this equates the a maximum of 60 car parking spaces, the proposed development is within the maximum limits. The applicant has stated that it is anticipated that a total of 60 vehicles would visit the site in an average day.  It is considered that the car parking provision on the site is adequate.


Policy A2 requires that development proposals make adequate provision for safe and convenient access by the disabled, pedestrians and cyclists. The application site is situated within the middle of an industrial estate; it is therefore reasonable to expect heavy goods vehicles to be travelling around the site. In addition, development is underway on a nearby site for the creation of 34 new B1, B2 and B8 units which will increase the amount of traffic on Soapstone Way. It is considered that although the site is accessible by car, significant pedestrian/ vehicle conflicts will be created by those trying to enter the site on foot or by cycle. Therefore the proposed application is contrary to policy A2.


CONCLUSION


Overall, I do not consider that sufficient justification has been provided to clearly demonstrate that there is no current or likely future demand for the site or building for employment purposes.  As such I consider that this proposal would be contrary to policy E5 of the adopted UDP. In addition the proposed development would give rise to significant pedestrian/ vehicle conflicts and therefore would be contrary to policy A2 of the Adopted UDP


RECOMMENDATION:


Refuse For the following Reasons:


1.
The proposed development would result in the loss of an employment site leading to a material shortfall in the range of sites available for economic development. As such the proposal would be contrary to Policy E5 of the adopted City of Salford Unitary Development Plan.


2.
The proposed pedestrian access to the site from the surrounding area would be detrimental to the safety of pedestrians, thereby being contrary to policy A2 of the Adopted City of Salford UDP.





