DESCRIPTION OF SITE AND PROPOSAL

THE SITE 

1. This application relates to an irregular shaped parcel of land situated at the eastern end of the Barton Strategic Regional  Site comprising some 31.3 hectares.  The site is broadly located between the M60 motorway to the east, the Manchester Ship Canal (MSC) to the south and the A57 Liverpool Road to the north. Barton Aerodrome lies to the north west of the site immediately north of the A57. In addition the site also extends eastwards beyond the high level Barton Bridge in the form of a thin corridor into the Eccles Waste Water Treatment Works (WWTW). This part of the site encompasses an existing track, part of an embankment and other open land before meeting up with the exiting access road into the WWTW site at Peel Green Road   The land to the west of the site is open previously disturbed land with naturally regenerating grassland and scrub vegetation. On the opposite side of the Ship Canal is the Davyhulme Sewage Works.

2. The site has a frontage of some 300m to the A57 behind which loops the former line of the A57 which is used as a short stay/stop off for cars/lorries This road also gives access to the larger site and a car park and changing block that serves the former sports pitches in the south western part of the site. Opposite this frontage lies housing (Avian Close, Avroe Road and Trident Road). The northern edge of the site away from the A57 lies close to southern bank of Salteye Brook beyond which lies a swathe of grass/scrub land and then a waste transfer station/reclamation yard (White’s Reclamation) and housing at New Hall Avenue and Wilfred Road.

3. The levels on the site vary between 17m and 26m AOD although the majority of the site lies between the range of 17m and 21m with the exception of an extensive plateau (formed from tipping) that sits within the central and eastern part of the site at 26m AOD. The high level M60 motorway bridge rises above the site representing a significant feature on its eastern side. The vegetation on the site is predominately rough grassland with young or semi mature scrub vegetation establishing in areas. Some mature trees are present on the site but are largely limited to groups around the changing block car park and in isolated groups along the Salteye Brook. Existing designated footpaths 2,3,4 and 28 cross the site. Eccles No. 4 crosses the site from the south-eastern corner by the MSC and after crossing the Salteye Brook runs along its northern bank. An historic public footpath route also leads north from the lay by crossing the A57 to join a footpath leading around the edge of Barton Aerodrome.

THE PROPOSAL

4. The application, which is in outline with siting and means of access to be determined, comprises three broad parts. 

5. Firstly it is proposed to erect a 20,000 seater purpose built, state of the art stadium. The stadium would have a footprint of some 200m by 180m and would be sited 170m to the south (at its closest point) of the White’s Reclamation site and 94m from the site boundary adjacent to the Manchester Ship Canal.  It would lie 280m to the south of the closest house on New Hall Avenue.

6. The detailed design of the stadium is something that would be considered at the reserved matters stage but the Design Report indicates that in order to maximise its visibility and connection with its surroundings the stadium would have an asymmetrical design. This would create a high western stand looking east towards the Barton Bridge with a maximum height of about 41m as measured from the pitch level (this equates to about 61m AOD). The stadium would have 8 levels. The pitch level would sit in the ‘bowl’ at 20m (AOD). The roof covering would be made up of a series of shells that start over the high west stand and cascade down the ground on the east side. Floodlighting would be hung from the underside of the roof of the west stand while two floodlighting columns would stand at each corner of the east side. 

7. Secondly integrated into the stadium structure would be a 208- bed four star hotel with ancillary conference space (580 sq m), restaurant (1520 sq m) and breakfast room (580 sq m), and a  casino/exhibition space (in conjunction with the hotel)/plant room (amounting to 8360 sq m) and piano bar (1200 sq m). As an interim measure given the uncertainties over the regulation/licensing  of casinos in the new Gambling Bill the space given over to the casino and exhibition uses would be evenly split although the application ultimately proposes a casino of 8,360 sq m (with a gaming area of 4073 sq m ) on the site. In addition other ancillary uses to the club such as bars (Class A4-330 sq m), restaurants (class A3 -1158 sq m) and takeaways (Class A5-370 sq m), club offices (300 sq m), media facility (220 sq m), crèche (120 sq m ), changing areas (560 sq m) and museum (200 sq m) are also proposed. A gym (1660 sq m) with pool (600 sq m)) and changing rooms (270 sq m) would also be integrated into the stadium.

8. Thirdly  it is proposed to erect 21,367 square metres (230,000 square feet) of non food bulk retail development and this would be located on the eastern part of the site in a crescent shaped structure. At its closest point it would stand some 130m to the south of housing on New Hall Avenue. The applicant has stated that the retail development together with the hotel and casino is “enabling development”, to generate the necessary commercial value to build the stadium and secure its viability. The applicant has confirmed that the retail A1 elements will be restricted to a defined range of goods comprising: -materials for maintenance and repairing the dwelling; furniture and furnishings, carpets and other floor coverings; household textiles; major household appliances; small electrical household appliances; small tools and miscellaneous accessories; major tools and equipment; garden plants and flowers; and audio visual, photographic and information processing equipment
9. .

10. Access to the site would be taken from a mid point along the frontage to the A57. This new main access would be signal controlled. The section of the A57 forming this junction is currently a dual carriageway with sufficient width available to accommodate a dedicated right hand turning land into the site. The signal-controlled junction would also provide left and right turning lanes for traffic leaving the site. From the junction the access road would enter the main part of the site across a new bridge over Salteye Brook. This spine road would run through the middle of the site with the proposed stadium to the west of the road and the proposed retail units fronting onto the road from the east. The spine road allows for a possible bridge crossing over the MSC to the Trafford side. It would be a single carriageway but with the potential to be widened to form a dual carriageway should it become a future link road (see Policy A9/4 Revised UDP- A57 Trafford Park link) and to accommodate a Metrolink connection (see Policy A3-Metrolink). This spine road would also run to the north of the retail development and provide a link through the Eccles WWTW site to Peel Green Road to allow for match day bus and pedestrian access and controlled shuttle and other bus access all year round . Finally in order to ensure that appropriate operational performance of the junction of the A57 and the M60 motorway (J11) is maintained a scheme for the incorporation of signal control at the roundabout together with associated widening is proposed.

11. The submission also describes the provision of a maximum of 1000 car parking spaces plus 60 disabled spaces for the retail development. The stadium element including the various uses would share 1300 car parking spaces (which includes 50 disabled spaces). In addition 30 motorcycle parking bays and 100 cycle bays would be shared between the two main uses. A transport interchange would be provided on the site to rationalise the link between the site and the public transport network. A coach park for 40 coaches would be provided.

12. The proposed development is one that is subject to the Environmental Impact Regulations and accordingly the applicant has submitted an Environmental Statement (ES April 2003). The ES describes the proposed development and assesses its impact across a range of environmental issues and where appropriate mitigation of identified impacts is also examined.  As required by the Regulations the applicant also produced a Non Technical summary. This provides a brief and concise summary of the findings of the Environmental Assessment. 
13. Furthermore the application has been amended to provide more details in relation to the alignment of the access route and its impact on the ecology of the Eccles WWTW; Great Crested Newt habitat assessment; ecological mitigation strategy (first draft); supplementary air quality and noise assessments and pedestrian access strategy. This has been treated as ‘further information’ and the application advertised in accordance with Regulation 19 of the Town and Country Planning (Environmental Impact Assessment) England and Wales) Regulations 1999.  More recently I have received an amendment to the position of the main access to the site off the A57 Liverpool Road. This revision arose to ensure compatibility with a neighbouring proposal for a multi modal freight interchange and in particular the alignment of a proposed bridge over the A57. After careful consideration and having regard to the requirement to consider the significant environmental impacts of the proposed development I have not sought ‘further information’ from the applicant as the revision to the access point would not require the provision of additional information in order to be an environmental statement. Nevertheless I re-publicised the application and notified local residents of this change. Overall I am satisfied the applicant has complied with the requirements of Schedule 4 the EIA Regulations in his submission of information for inclusion in the ES. The applicant’s main findings are as follows:    
NON TECHNICAL SUMMARY       
Archaeology:

14. The present assessment has identified no remains within the study area considered to be of national importance, and therefore meriting preservation in situ.

15. However, there is the possibility that the study area contains remains of regional significance which would merit preservation by record should these be directly affected by the proposed development. In particular there is some potential for the triangular area between the A57 and the paved lay-by to its south having been a site of late prehistoric/Romano-British settlement. The recommended form of mitigation is that this site should be archaeologically evaluated through trial trenching. Should early remains be found, this evaluation may be followed by excavation.

16. It is also possible that other remains of local or regional significance survive within the alluvial deposits in the study area, the anticipated form of these remains being stray finds of prehistoric or later date. Should any groundworks intrude into these deposits, there may be a requirement for a watching brief to record any remains brought to light. Given the extent of the study area, this watching brief might take the form of a sampling strategy. 

17. The south of the study area contains a small brick and concrete building of possible World War II origin. Unless subsequent findings reveal that this structure is later in date, it is recommended that a summary record be made, comprising photographs and a measured plan.

Waste and Land Contamination:

18. The proposed site of the City of Salford Stadium Development comprises the former floodplain of the River Irwell and is an area of known poor ground conditions. The site has historically been subject to infilling and land raising activities with waste materials including silts, ‘night’ soils (sewage sludge waste) and demolition and construction arisings.

19.  A ground investigation undertaken across the wider Barton Strategic Regional Employment Site in 1998 indicated the presence of potentially contaminated soils and groundwater and hazardous concentrations of ground gas at the proposed development site.

20. As part of the environmental assessment of the development site therefore consideration has been given to the impacts associated with land contamination and waste. A two-stage approach has been taken to the assessment. Firstly, baseline conditions were established through a desk based study of available information supplemented by a site walkover survey. This included development of a conceptual model of potential pollutant linkages at the site, which has been used as the basis for the impact assessment and recommended mitigation measures.

21.  The second stage has included a review of potential material re-use, an assessment of the impact of the masterplan on the baseline conditions and development of an outline remediation strategy to address identified risks to the proposed development and surrounding environmental receptors. 

21. The general ground profile for the development site comprises made ground overlying drift deposits of alluvium, fluvial-glacial and glacial deposits situated above sandstone bedrock.  The groundwater regime comprises perched water in the made ground overlying the main groundwater table in the alluvium and glacial deposits. Groundwater in the alluvium and glacial deposits is in hydraulic continuity with the Manchester Ship Canal (MSC) and Salteye Brook with the water in the MSC acting as a source of recharge below the site.
22. In terms of contamination at the development site the 1998 investigation indicates:

· Elevated levels of arsenic, copper, nickel, zinc, boron and sulphide in the near surface materials (principally the made ground) but that these contaminants were relatively immobile.

· The deeper silts and clays contained elevated levels of petroleum hydrocarbons and also some phenol and arsenic.   

· The perched water in the made ground showed evidence of contamination with sulphides, polyaromatic hydrocarbons (PAHs) and phenol.

· The primary contaminant observed in the main groundwater below the site was ammoniacal nitrogen. 

· Potentially hazardous concentrations of methane (up to 77% by volume) and carbon dioxide (18.7% by volume) present at the development site 

23. A conceptual model of potential pollutant linkages has been developed that describes the receptors (e.g. end users of the development site, surface or groundwater) that may be at risk from the identified sources of contamination with implementation of the development and the potential pathways that may link them. An assessment of the significance of the impacts (pollutant linkages) without implementation of any mitigation measures has then been carried out in accordance with current recommended good practice. 

24.  Potential pollution linkages between the identified contaminants including heavy metals, metalloids and sulphate in the made ground and hydrocarbon contamination in the underlying silt deposits and end users and controlled waters have been identified in the impact prediction. The development however comprises principally of buildings and hardcover (car park, hardstanding or roads) and therefore with the exception of landscaped areas the potential pathway to end-users will be severed. This has therefore been assessed as moderate/low risk. With respect to controlled waters available leachability test data indicates these materials have a low polluting potential and so risks to controlled waters are considered low.

25. Perched groundwater was found to be contaminated with ammoniacal nitrogen, phenols and arsenic. The quality of the receiving waters (Salteye Brook and Manchester Ship Canal) is however considered poor and the impact of the perched water on these receiving watercourses is considered mild when also taking account of dilution within these water bodies. There is only a low risk and no remedial action in relation to the perched waters is therefore considered necessary.

26. In relation to soil and groundwater contamination therefore the mitigation measures are limited to consideration of the re-use of ground materials and requirements to protect human health (i.e. end users and maintenance workers) in landscaped areas. This will be achieved by providing a suitable cover of subsoil and topsoil in landscaped areas. Where possible cover material will comprise site won material.

27. The current site levels have been identified as a constraint to development. Earthworks (cut and fill) are required to optimise site levels for development. The two major areas of earthworks will be the re-use of the material in the large mound present on the central eastern part of the site and material to be excavated in the construction of the proposed stadium. The majority of material in the mound is considered suitable but removal of unsuitable material such as wood, plastic, metal and glass is recommended. A proportion of the arisings from the stadium construction will comprise hydrocarbon-contaminated silts, which will require treatment prior to re-use. Ex-situ bioremediation is proposed.

28. Consideration has also been made in the remedial strategy of the affect of contaminated ground materials and waters on building materials and the protection of services from identified contaminants and suitable mitigation measures recommended.

29. In addition to soil and groundwater contamination concentrations of methane and carbon dioxide above recommended guidance levels for development have been recorded. The risk presented to the development and sensitive off-site receptors by the presence of potentially hazardous concentrations of ground gas has been assessed as high risk in the impact assessment. An outline strategy for gas control and protection has been developed on the basis of available data. There is a high degree of uncertainty associated with the current gas data, which is limited in extent. A pre-requisite to detailed design will be to conduct longer-term, up to date gas monitoring to establish the current gassing regime at the development site.
30. It is considered that implementation of the recommended remedial strategy for the proposed development will lead to an overall improvement in the existing ground conditions at the site and a general reduction of the potential environmental impacts associated with contamination and ground gas. 

31. One of the main objectives of the remediation strategy is utilization of sustainable solutions that will minimize the import and export of materials where practicable. The assessment of material re-use indicates that off-site disposal will be limited to around 5 to 10% of excavated materials. 

32. It is intended that the outline remediation strategy will form the basis of the remediation strategy to be developed at detailed design stage. An initial step in the design process will be to carry out additional investigation, monitoring and assessment to address the areas of uncertainty in the current data set, to allow selection and detailed design of appropriate, environmentally sustainable and cost effective remedial and ground engineering solutions in consultation with the appropriate regulatory authorities.

Water Quality & Hydrology:

33. Assessment has been made of the impact of construction and operation of the development upon water quality and the hydrological regime of the site.

34. The main surface water features within the locality of the proposed development site are Salteye Brook and the Manchester Ship Canal.  The existing water quality of both these features is poor with Salteye Brook in particular being affected by discharges from sewage treatment facilities in the area. 

35.  The adoption of standard good environmental management practice during construction works shall ensure that risk of accidental releases of polluting materials and runoff of sediment into the watercourses is minimised.  As the construction phase will include the treatment of contaminated ground materials, some improvement in groundwater quality is likely to occur over the long term.  This may then lead to an improvement in surface water quality as groundwaters beneath the site are in hydraulic continuity with Salteye Brook and the Manchester Ship Canal.

36. The operational phase of the development does not include any fixed uses where significant quantities of potentially polluting materials will be stored, used or manufactured therefore no significant impact upon water quality is anticipated under normal operating conditions. The risk of accidental release of sediment and spilled oils or fuel into the surface water bodies from vehicles accessing the development and using car parking areas will be minimised by ensuring that surface water drainage from the site is routed via silt traps and interceptors of appropriate design and capacity prior to discharge. 

37. A short length of Salteye Brook flows within the site and here a new bridge crossing is proposed for the main access to the development area, which will replace an existing single carriageway bridge.  Modelling has been undertaken to determine the hydrological characteristics of the Brook under the 1 in 100 year flood event in order to assess the impact of the new bridge crossing and to ensure that its design meets the requirements of the Environment Agency.

38. Salteye Brook discharges into the Manchester Ship Canal via twin box culverts.  Hydrological modelling has shown that under the 1 in 100 year flood event the predicted flood level in Salteye Brook will not exceed the top of the Brook channel banks.  At present, the existing bridge crossing is a significant constriction to flow under flood conditions and, upstream of the bridge, overtopping of the Brook channel banks may occur.  The proposed new bridge crossing will be designed to ensure that its deck soffit level lies at a height, which is no less than 600 mm above the predicted 1 in 100 year flood level.  Its span will be approximately 15m. Furthermore, the sheet pile walls at the existing bridge crossing will be removed to a level of approximately 0.5m above normal flow level and the banks graded back so that they have a profile which is similar to adjacent areas.  This will remove the existing constriction to flow and result in a positive impact upon the hydrological regime. 

Air Quality:

39.  Air quality within the immediate vicinity of the development site may generally be described as poor, principally due to the contribution of vehicle related emissions from the heavily trafficked M60 motorway and A57 trunk road. Air Quality Management Areas i.e. areas where air quality objectives set for the protection of human health may be exceeded, have been established for areas around the site along the corridors of both the M60 and A57.

40. There are two point sources (e.g. chimneys or vents) of emissions in the locality of the proposed development site including the Eccles crematorium and a petrol filling station.

41. Potential impacts upon air quality during the construction phase of the development would include the generation of dust from site preparation and construction activities and exhaust emissions from vehicles engaged in construction activities. However, the adoption of good practice on construction sites would ensure that there are no significant impacts upon surrounding land uses and local residential receptors.

42. The main impacts resulting from the operational phase of the development would result from additional vehicle movements on the local road network associated with journeys to the site. Predictive calculations to estimate the effects of changes in traffic flows indicate that a small increase in pollutant concentrations is predicted to occur as a result of the development at receptors located along the A57. The small magnitude of change in air quality that would result from the construction of the development is not considered to be significant.

43. The adoption of measures to reduce the use of the private car to access the development and to increase the occupancy of private vehicles travelling to the development site would be beneficial in reducing the impact of the development upon local air quality.

44. It is not considered that the operational uses of the stadium and retail components of the development would contribute significant emissions to atmosphere. The operational use of the stadium and the associated developments are therefore not anticipated to result in a significant impact upon local air quality.
Noise:

45. The existing noise environment has been characterised through noise monitoring carried out during both day-time and night-time periods. Traffic noise from the M60 motorway was the dominant noise source for the selected monitoring points surrounding the development area. 

46. The proposed development may result in increased noise during both construction and operational phases. Noise sources during the construction phase include plant and machinery engaged in construction activities and additional traffic on the local road network. Noise sources during the operational phase of the development would include traffic noise, fixed plant and the delivery/ despatch of goods.

47. Noise impacts during the construction phase of the development could be minimised through the provision of a noise management plan by the contractor. This should describe measures to be undertaken in order to manage and minimise the noise from significant construction activities.

48.  A quantitative assessment of noise associated with plant to be used during the site preparation and construction phase of the development has been undertaken. This has included the calculation of the total noise levels predicted at the closest residential receptor to the site.

49. Predicted noise levels resulting from road traffic associated with the operational phase of the development have been calculated for selected sensitive receptors, comprising residential properties. The predicted noise levels for the receptors indicate that there are no significant negative impacts associated with traffic noise resulting from the development.

 
 

Ecology
50. The scope of the ecological survey was defined on the basis of discussions with the Greater Manchester Ecology Unit (GMEU). Specific to this, the GMEU undertook their own Ecological Survey for the entire Barton Strategic Employment Site, the results of which are contained in the document “Barton Strategic Employment Site Ecological Survey” undertaken on behalf of Salford City Council, Manchester Ship Canal Company and the North West Development Agency in August 2000. Following discussions with the GMEU, it was their view that large-scale re-survey was not necessary as part of this application given the level of detailed information already available. As such, the field-based elements of this study were based upon an update walkover survey as well as an update breeding bird and water vole survey for the site. No other new fieldwork was undertaken. The majority of the species considered in the assessment have been included on the basis of some form of legislative protection.

51. There are no statutory or non-statutory sites of nature conservation interest within the study area or its immediate surrounds. In the wider local area, there are two Sites of Biological Importance (SBI). These are the Grade C Foxhill Glen and the Grade A Davyhulme Sewage Works. 

52. In terms of habitats, the site covers a wide variety of habitats and plant species although there are large areas of relatively uniform habitat. The diversity of the flora reflects the diverse land usage and the history of tipping and other disturbance on the site. The majority of the site is grassland with a mosaic of tall ruderals and scrub. There are some areas of relict acid grassland but the majority is rank neutral grassland dominated by false oat-grass. There are areas of more species rich grasslands on some of the former tipped sites and along the borders of the canal. The sports pitches consist of closely mown amenity grassland, although certain of these have now been abandoned and are reverting back to a less-improved state. 

53. With regard to birds, the GMEU survey recorded some 38 species for the Barton Strategic Regional  Site in its entirety of which 17 species were confirmed as breeding. 12 were considered to be probably breeding, 4 as possibly breeding and 5 species as present but with no evidence of breeding. Warblers were found to be well represented with species such as blackcap, chiffchaff, whitethroat, sedge warbler, willow warbler and grasshopper warbler, all of which were recorded as breeding. Other species recorded as breeding included common breeding species such as robin, dunnock, great tit, blue tit, blackbird, goldfinch, greenfinch and wren. More notable species included reed bunting, skylark and linnet. Riverine species recorded from Salteye Brook included moorhen and mallard. Additional species recorded within, adjacent or over the site, although with no evidence of breeding, included kestrel, pheasant and feral pigeon. Likewise, grey heron, kingfisher and sand martin were seen feeding along the course of Salteye brook. Barn owl was seen hunting during nocturnal survey visits although no positive breeding evidence was found. 

54. The bat survey showed that the majority of bat activity was limited to the Salteye Brook corridor with a significant number of pipistrelles feeding at the northern end. Over the rest of the application site, the open nature provides a generally poor quality habitat. No roost sites were found to be present. 

55. With regard to water vole, this species was recorded historically from Salteye Brook. The updated survey failed to re-confirm evidence of water vole in this location. Abundant signs of brown rat were however noted. This habitat is generally unsuitable for water vole with extremely variable flows and significant concreted sections offering no burrowing opportunities. The survey also considered the drain/ditch, which crosses the central part of the site. This is culverted at either end and is therefore an isolated habitat although does contain  some reasonable stands of vegetation, particularly greater reedmace as well as other species which could provide a suitable water vole habitat. The ditch was surveyed in its entirety wherever access was possible. Three droppings were found in the south-eastern section, which were considered to be possible water vole droppings. All droppings were, however, old/wet and were not therefore typical examples as may be found during the summer months when voles are actively maintaining their latrine sites. This area will be re-surveyed during the summer.

56.  No systematic survey was undertaken for other legally protected species as part of the GMEU survey. With regard to the EAC Ltd. update survey, general consideration was given to species such as badger, amphibians (great crested newt) and reptiles during the course of the other survey work. With regard to badger, no evidence of this species was noted. This is a generally rare species in the local area. Likewise, the tipped material, which forms the majority of the site, represents a poor substrate for sett excavation. For amphibians, whilst the terrestrial habitat is of potentially good quality, there are no waterbodies within or adjacent to the application site which could provide suitable breeding habitat. Finally, whilst the site could provide good quality habitat for reptiles, given its historic usage and origin, there would seem little opportunity for colonisation given the absence of suitable habitat in the immediate wider area. 

57. In terms of ecological impacts, these could occur as a result of disturbance during construction activities and as a result of permanent habitat loss. The preparation of the development footprint and subsequent development mean that all habitats within the application site will be directly lost as a result of the development. This includes the direct loss of the habitats from the site as well as the species, which utilise these habitats.  Impacts resulting from construction are essentially related to the local disturbance of birds and other species from the site. They are typically of a temporary nature. Likewise, additional risks can be posed during construction to adjacent sites through, for example, pollution incidents or similar. In terms of the significance of these impacts, whilst the application site has been found to support a wide range of plant and animal species, the majority are common species typical of similar disturbed sites elsewhere in the local area. On this basis, the loss of these habitats is not considered to represent a significant impact in anything other than the local context.

58. With regard to mitigation, there are no specific mitigation measures required to offset the impacts of lost habitats or plant species, those impacted areas being typically poor quality habitats of limited value. Notwithstanding this, best practice would be to consider the use of native tree and shrub species wherever practicable with respect to new landscaping on the site. In terms of plants, the most significant consideration is with respect to Japanese knotweed, which occurs extensively. As an alien and invasive species it is an offence under the Wildlife and Countryside Act (1981, as amended) to spread the species. It is therefore recommended that a strategy for the eradication of the species be developed. For birds, there is little or no scope for mitigation and the level of impact would depend greatly upon the individual species. Whilst common breeding species typical of a semi-urban environment are likely to return within the landscaped parts of the site, it is very unlikely that species such as skylark, grasshopper warbler, reed bunting could be encouraged back to the site post-development. For water vole, specific mitigation would be required should the summer survey confirm presence on the central ditch. This would therefore be defined as required on the basis of this survey. 

Landscape & Visual Impact:

59.  An assessment has been carried out in accordance with the Guidelines for Landscape & Visual Impact Assessment, 2nd Edition.  In addition to a desk-based study and walkover surveys, a series of photomontages were prepared to illustrate the visibility of the built form of the development from various key viewpoints.

60. The proposed development will lead to a significant change in the character of the site.  The development site is presently an open and exposed area with a semi-natural character, although with clear signs of past disturbance and degradation.  The proposals will give the site a more urban character, whilst retaining and enhancing the important landscape feature of the Salteye Brook corridor.  The changes to the landscape character are not considered to be detrimental or inappropriate to this urban edge location.

61. The development will involve the loss of a small number of mature trees and a section of mature hedge, although this will be more than compensated for by the introduction of a substantial number of young and semi-mature trees as part of the development.  In addition, significant belts of native structure planting are proposed that will extend and reinforce the wildlife corridor along Salteye Brook.

62. A new bridge crossing over Salteye Brook will involve some temporary disturbance of the wildlife corridor during construction.  This will take place at a section of the brook, which currently has a hard engineered edge and will provide an opportunity to re-grade the bank to a more naturalised profile.

63. An existing public right of way crosses the site and will need to be re-aligned to accommodate the proposals.  The proposed re-alignment is not considered to be significant. The new route will replace the currently unsurfaced footpath with a fully constructed route suitable for disabled access.

64. Views into the development are limited, but key viewpoints include the northbound carriageway of the M60 across Barton Bridge.  The stadium complex will be clearly visible with the main stand presenting itself towards the motorway.  It is considered that the distinctive design and architectural form of the stadium will become a landmark feature along this section of the road and will in no way detract from existing views.

65. Residents of the housing along New Hall Avenue will have views of the development from the back of the housing, although these will be filtered by existing vegetation.  There will be a substantial impact initially, although the proposed planting along the boundary of the development is predicted to largely screen the development within a period of 10 years.  Advance planting and possible off-site planting should be considered to reduce the period of impact.

Climate Change:

66. The proposed development site is currently generating greenhouse gases including carbon dioxide and methane through the microbial decomposition of organic materials within made ground and natural silt deposits.

67. Estimates have been made of the carbon dioxide emissions that may arise as a result of the development. These estimates have been restricted to the prediction of emissions arising from energy use associated with the operational phase of the development. However, other sources of emissions would include embodied carbon dioxide relating to the production and provision of construction materials, fuel use during the construction period from road vehicles providing the transportation of workers to and from the site, the use of plant on site and energy used within temporary offices.

68. Carbon dioxide emissions associated with energy use during the operational phase of the development would include heating, lighting, cooling and cooking. Carbon dioxide emission estimates associated with these uses have been estimated at 5,818 tonnes of carbon dioxide per annum. This is equivalent to approximately 0.00103% of UK carbon dioxide emissions based on 2001 data and could approximate to 0.28-0.31% of annual emissions of carbon dioxide from all sources within the City of Salford.

69. Carbon dioxide emissions associated with the operational phase of the development may be reduced by incorporating energy efficiency measures in the design of the buildings and through the adoption of simple measures such as the use of energy efficient light bulbs and timer switches.

70. It is recommended that energy efficiency is considered during the detailed design stage and the setting of energy efficiency targets for the development should occur in agreement with Salford City Council.

OTHER SUPPORTING DOCUMENTS 


71. In addition the applicant has submitted a range of other supporting documents. These also include updates to the ES in response to issues raised by consultees and the City Council and include:

Transportation Assessment (March 2003): 

72. The applicant’s main findings are as follows: 

· The proposed development accords with national and local planning policy. It is a location that is well served by public transport and will be made better so by the composite of transport measures proposed.

· The site is accessible by pedestrians and cyclists and will be delivered appropriately protected by a Green Transport Plan in relation to the ancillary and associated development and by a Transportation  Management Strategy in relation to the event use of the stadium facility.

· The development accords with PPG13 parking standards.

· The development does not conflict with any policies in the adopted UDP and the emerging replacement plan where it is supported by a specific allocation.

· The traditional traffic impact of the development proposals has been considered using accepted techniques for the Evening Peak and Saturday/Sunday Retail Peaks.

· It has been demonstrated that where an impact might be expected to arise this has been appropriately mitigated.

· A further sensitivity test has been prepared that considers the occasional traffic impact relating to a capacity event at the stadium and this again has been demonstrated to be acceptable.

· The Transportation Management Strategy that accords with recent best practice in relation to similar facilities has been set out and to be delivered via a planning obligation.

· A Transportation Management Plan and Green Travel Plan, which has been the subject of discussion  with the Highways Agency, the GMPTE and the Council is set out in Appendix 1.

73. Masterplan Statement (April 2003): This document has been produced to support the masterplan proposals for the site and which are illustrated on the illustrative masterplan drawing. The document describes the design constraints (wildlife corridor, Barton Aerodrome flight path restrictions, road layout and compatibility with the wider strategic site), the rationale behind the siting and layout of the enabling development, the car parking and access requirements; public transport, footpaths and protection and enhancement of the wildlife corridor. 
Retail Assessment (April 2003): This report details the applicant’s retail planning case and comprises three parts. Firstly the need for the development by reference to quantitative, qualitative and other material considerations; secondly a sequential assessment of alternative 
development opportunities; and lastly the likely impact of the development on established retailing patterns and the related implications for the future well being of town centres. The Planning Appraisal discusses this and other retail reports.

74. Outline Remediation Strategy (April 2003): This report is based on the findings of earlier desk studies and a feasibility assessment to address the identified risks associated with contamination and ground gas. The Strategy deals with mitigating the long term risks associated with contamination  and ground gas and is interlinked to the proposed solutions for ground engineering, in particular to the earthworks and ground improvement works that are required to facilitate the development.
75. Design Report (April 2003): This report identifies the initial brief to design a : premier league class 20,000 seat ‘green’ rugby league stadium. Optimised for rugby league its design would also cater  for football and rugby union. Other uses may include rock concerts, exhibitions and conferences. The report lists minimum design standards (e.g. disabled access to all levels). The siting of the stadium is restricted by the flight paths at Barton Aerodrome. The report then goes on to describe the general design of the stadium, the seating bowl, floodlighting  and the individual levels of the building. 
76. Ecological Assessment of Proposed Access Through Eccles Waste Water Treatment Works (September 2003): This report is an ecological evaluation of the proposed road corridor and has been used to identify ecological impacts as a result of road widening and improvements, to recommend appropriate mitigation measures and identify any ecological constraints on road construction activities.
77. 78.  
Planning Statements Volumes 1, 2, 3(a, b, c) and 4 (October 2003).
· Volume 1 assesses the planning application against planning policy. Volume 2 plots the history of the Club and the reasons why a new stadium is needed: namely that changes in the game and expectations of supporters has increased; the existing Willows site is dated and tired and many traditional supporters have moved further west: the existing small car parking area is unsuitable to modern day sport usage. The overall aim of the Club is to provide a stadium at a sustainable location in the City to retain professional sport in a world class venue and to help with the City’s overall economic community and sports strategies. The rationale behind the size of the stadium is discussed. In particular a landmark development at one of the most visible sites in the City will help change the image of the City. Moreover the size of the stadium will enable the Club to be competitive in the Superleague. The Barton site is seen as the only site to accommodate the proposed stadium based on key issues of location, environmental sustainability, support for local and regional strategies and plans, impact on the local community and deliverability in a modest timescale given the precarious nature of the Club. Other sites including the Willows, Middlewood, and Stott Lane Playing fields have been discounted. The report goes onto discuss its relationship to the delivery of the whole of the Barton Strategic Regional  site and the commitment to sustainable regeneration through employment creation, energy, transport; a commitment to community regeneration through training, sport and recreation, heritage and a flagship festival. A brief development business plan is also discussed.

· Planning Statement Volume 3(a) is a statement from the Club’s Commercial Manager. It includes a detailed company profile and history of the Club. It also provides information on why a new stadium is required, in particular due to changes in the game and enhanced supporters ideals and expectations. The report explains how the Club are unable to sustain progress within the confines of the current ground. This is amplified by a detailed analysis of the current facilities the ground can currently offer which despite efforts are sadly lacking. In terms of car parking the Club have the use of 130 parking spaces with consequent problems of on street parking in the vicinity. The report concludes with a list of detailed requirements that are part and parcel of a new stadium from seating requirements to training facilities.
· Planning Statements Volume 3 b and c consist of a detailed condition survey of The Willows Stadium (1999) and an annual inspection (1998) report of structural elements of the ground to meet the requirements of the Guide to Safety at Sports Grounds 1997.  Planning Statement 4 is a description and summary of the community programmes run by the Club.

· 
· 
· 79. 
Supplementary Report to the Environmental Statement (March 2004)-this includes the previously published ecological assessment of the proposed access through Eccles WWTW; a draft ecological mitigation strategy (since updated in 2005); supplements to the air quality and noise assessments and footpath strategy
80.
Further Revised Assessment of Retail and Leisure Need and Impact (April 2004): This report has been produced in response to the Council’s retail consultant’s assessment of an earlier revised assessment. Its responds to the McNulty statement which clarified Government policy for town centres and retail development in April 2003; draft Planning Policy Statement 6: Planning for Town Centres December 2003; the Salford Retail Study City-Wide Capacity Assessment by RPS for Salford City Council; the Salford City Council Retail Capacity Study Up-date Report Summer 2003. In addition it took account of the Trafford Retail Development Study 2001. Also specific matters as requested by the Council’s retail consultants were examined and included: the assessment of need for bulky goods as a distinct category of goods; the assessment of the potential economic effects of the proposed retail development on the basis that the development comprises bulky goods retailing only; the justification of the differences between the findings of the applicant’s assessment and Council’s retail studies in respect of the need for additional retail floorspace; to justify assumptions applied within the assessment of retail need particularly with regard to the retention of expenditure within Salford and the recovery of expenditure lost to shopping facilities elsewhere; clarification of the qualitative need and retail requirements for bulky goods shopping on the site; an assessment of those parts of the district that are poorly served by bulky goods retail facilities; further evidence on the need for the proposed casino and hotel and the likely economic effects of the hotel and casino elements of the proposals on existing town centres. Account was also taken of up dated information on committed developments. The study area was also revised (made smaller) and the use of Experian demographic and expenditure data utilised.   
81. Great Crested Newt Survey (May 2004)-confirmed that GCNs are not present on the Eccles WWTW site.

82. Revised Ecological Mitigation Strategy (March 2005): The purpose of this report is to enable appropriate ecological mitigation and enhancement measures to be considered and agreed and then used as a basis for the production of a more detailed strategy. It is a review of the initial strategy, which has been subject to discussions with ecological consultees and the City Council and in response to the adjacent but unrelated Port Salford planning application, which has necessitated alterations. Whilst unrelated it is recognised that there are inherent benefits of considering how the ecological mitigation strategy for the stadium can compliment that of Port Salford and vice versa. It is a detailed report that summarises the ecological baseline, the impacts of the development on identified habitats and proposed on and off site mitigation. For example land on the north side of Salteye Brook (Council owned) outside the application site is put forward for mitigation. The report concludes that the proposed mitigation/enhancement measures within the retained wildlife zones would successfully address the majority of identified impacts.
83.  It is acknowledged that the total area of impacted habitats can never be addressed in full (20ha lost). However through appropriate habitat creation and particularly long- term protection and management a more optimum habitat within a reduced area can typically be achieved. Likewise major residual habitat losses are restricted to typically poor habitats. In addition, much of the impacted habitats are/have been disturbed. The Port Salford proposals also serve to extend the areas of conservation and provide an overall management strategy that incorporates a larger area that can be maintained and protected in the long term than is currently the case.
84.  This report also provides an update of the number and type of species on the site since the first survey in 2000, re-surveys in 2003 and current (2005). Whilst the site does still support a good range of breeding species there are however a number of significant changes in species usage. Specific to this is that the grasshopper warbler is no longer present on the site. In terms of woodland and scrub habitats the bullfinch is no longer present, as is the skylark. The application site which in parts has become more rank and subject to higher levels of disturbance is no longer in the applicant’s view a viable habitat for skylark. The mitigation land is however an area that is acceptable for skylark and they remain present on this land. In terms of the current value of the land the majority of species are relatively common and typical of the habitats found on the site. The site does however remain as a breeding habitat for several more notable species-reed bunting and willow warbler both of which are declining in numbers. The site also supports the song thrush. Over the last 4 years overall numbers of breeding birds has declined substantially. This has come about through increased public disturbance-motorbike use is extensive with the former sports pitches virtually bare earth. Track damage has also destroyed habitats and there has been a rapid spread of invasive species. As a result of the change described above the mitigation strategy has been modified to reflect the losses from the site and habitat damage. Overall whilst there are acknowledged ecological impacts associated with the development, the majority of the impacts can be effectively addressed such that the majority of the species and habitats currently found will remain present on the site and in the long term.

85. Economic Impact Assessment (May 2005): This report considers the development’s strategic context against the economic baseline for the area whilst quantifying the outcomes, outputs and targets through net benefits to measure the regeneration impact potential. Project management, development options and a risk assessment are detailed alongside market assessment and case studies of comparable development. The report concludes that the proposed development is an integrated development that compliments the neighbouring land uses in a highly accessible location; it has synergy with the remaining strategic investment site and its growth potential and the development maximises the socio economic impact and regeneration contribution to the local and sub regional economy. 

86. The report highlights significant economic deprivation within the Salford area. Economic activity and growth rates are below the North West and Greater Manchester average. The area in which the proposals are located demonstrates significant levels of deprivation against a range of measures. The report concludes that at least 100 FTE temporary construction related jobs would be created. In terms of permanent employment at the local level the report advises that including the large casino (8360 sq m) the total gross jobs would be 2629 falling to 1651 with the smaller casino (4160 sq m) with the casino being a substantial employer. Using the same two options net employment figures taking into account leakage, displacement and the multiplier effect give 2629 and 1594 at the local level; 1742 and 1094 at the Greater Manchester level and 1631 and 1023 at the North West region level.  Comparing these figures to a business park of similar floorspace  (i.e. the allocated use of the site) there is a substantial positive benefit in terms of net additional employment impacts for the proposed scheme at all levels.

87. The employment opportunities resulting from the full development will make a positive contribution to the regeneration of the local economy. The scheme will provide for a wide range of skills levels and local opportunities. Eighty percent of all employment opportunities will be targeted at local people. The scheme also has potential to attract inward investment and encourage reinvestment in the area; boost tourism and the leisure industry in the area and enhance the overall quality of life through environmental enhancement and social regeneration. 

88.  Further Supplementary Information to support the Planning Application dealing with retail/leisure issues, assessment against PPS6 and casino deregulation (June 2005): This report was prompted by the need to consider the proposed development against the now published PPS6-Planning for Town Centres (March 2005); further response arising from the Council’s retail consultant’s comments in respect of 1) the type of retailing proposed and the implications for the assessment of the need for the retail component of the development,  2) further clarification and explanation of the assessment of need in the context of the existing patterns of shopping; and 3) changes to the proposals for the new regulatory regime for casinos.    
89. Resubmission Addendum Supporting Planning Statement (July 2005). This document discusses the sequential site selection process, and also formally changed the description of development. Whilst the applicant state their intention to incorporate a large casino within the scheme, this would not be possible under the current cap on the number of regional/large casinos permitted under the new Gambling Act. As a consequence the applicant has indicated that this space would be used for exhibition space associated with the hotel and/or smaller casino subject to licensing issues.  This document also assessed the change in development description in terms of traffic impact assessment concluding that there was no material change between the casino originally proposed and the combination of a smaller casino with exhibition space.

90. Finally the applicant has produced a summary Regeneration Statement (August 2005). This document draws together all regeneration information submitted with the original submission and assesses other relevant local and regional guidance. It makes reference to the Regional Spatial Strategy for the North West (RSS); NWRA- Regional Economic Strategy 2003; Relationship with Local Planning Policy; The Community Plan- Our Vision for Salford 2001-2006; City of Salford Economic Development Strategy 2001-2004; and European Funding Programmes in Salford 2000-2006.
Consultants
91. The Council has commissioned consultants GVA Grimley and DTZ Pieda to critically assess and examine the applicant’s retail/leisure case and the overall business/development case. Their findings and conclusions are reported in the Planning Appraisal.

SITE HISTORY

92. The site has historically been subject to infilling and land raising activities with waste materials including silts, ‘night’ soils (sewage sludge waste) and demolition and construction arisings. The City Council has been investigating development options for this despoiled site since the 1980s- indeed the larger Barton site was to be the centrepiece of the original Manchester Olympic bid. Later in the 1980s the larger site was the subject of proposals for a major out of town retail development in line with proposals in (then) regional planning guidance which saw scope for such a facility in the western quadrant of Greater Manchester. Following a public inquiry the Trafford Centre proposals were preferred.

93. In addition Members may be aware that a planning application, as yet undetermined, for a multi modal freight interchange with rail served warehousing and new road infrastructure (known as Port Salford/Western Gateway Infrastructure Scheme[WGIS]) has been received for the neighbouring adjacent site (effectively the balance of the Barton Policy E1 site). Indeed the main A57 access to the RCD proposal has been modified so as not to conflict with the proposed rail bridge crossing of the A57 and realigned A57 as part of the Port Salford/WGIS application.  Furthermore the new road infrastructure associated with the WGIS elements also falls within parts of the RCD site. Members may be aware that the applicants for Port Salford/WGIS, Peel Investments Limited, are a major shareholder in RCD.  

CONSULTATIONS

94. The following section summarises the comments received from a range of consultees. In some cases due to the receipt of further information consultees have responded with additional comments. Where this occurs the comments (for example see English Nature) are presented in  chronological order and set out their views on reports that have been received. In some cases earlier comments/issues/concerns raised have been satisfactorily resolved.     

95. Network Rail: No comments to make.

96. Greater Manchester Waste Disposal Authority: No comments to make.

97. Coal Authority: No objections.

98. GMP Architectural Liaison Officer: No objections in principle. Care will need to be taken in the detailed design to ensure cash handling for both the stadium and the casino. 

99.  Inland Waterways Association: No objections in principle. The site is ideally located to make use of the Manchester Ship Canal to transport building materials and other goods to the site. This would considerably reduce the volume of traffic and congestion on the roads around the site. As such they recommend that a wharf be built at the site and that a planning condition be imposed that the Ship Canal be used for the transportation of goods to and from the site.

100. Greater Manchester Archaeological Unit: A desk study was undertaken by the Unit as part of the Environmental Statement (ES). The Unit concur with the findings of the ES and recommendations for mitigation. Archaeological interests should be served through a planning condition.

101. United Utilities: No objections in principle. UU have major assets crossing the site and protective measures must be taken to protect these assets ands allow future maintenance. The assets include the Thirlmere Aqueduct and Mersey Valley Sludge Pipeline. 

102. Further comments have been received in connection with the proposed link across UU land to Peel Green Road and the potential impact on Eccles Archery Club. They are: more details on the route alignment; that once the boundaries of the link corridor have been identified a condition should be imposed requiring that no vehicle or pedestrian access can be taken until details of security fencing gates, lighting and CCTV required to secure the link have been agreed and implemented. Such comments are based on the use of the link by buses only and restricted use by pedestrians via stewards on match days only; that a scheme of mature planting should be agreed and implemented both inside and outside the fence line running to the north and south of the corridor link. The design of the fence and mature planting must be such as to prevent unauthorised access whilst respecting existing wastewater infrastructure. Finally details of the period of construction including hours of working, dust and disturbance levels must be agreed prior to development commencing. 

103. Lancashire Aeroclub: As the development will not penetrate the runway approach slopes a previous objection is now withdrawn.
104. Light Planes (Lancashire) Ltd: Initially reserved their position until further information was received with regard to runway approach slopes. They now accept that no part of the stadium conflicts with the aerodrome’s runway approach slopes and provided there are no design or building changes away from the parameters given their original objection is rescinded. They do have some concerns over the already overloaded road system in the area and the additional congestion this development will bring. If further congestion results businesses will suffer from the costs of inefficient travel time.

105. Highways Agency: Initially the Agency issued a number of holding directions to allow further time to consider the full impact of the proposal on the trunk road system.  The holding direction has now been lifted and  the Agency’s final comments are as follows: ‘You may be aware that there are a number of major development pressures along this section of the M60 corridor. These developments if delivered, will lead to a significant impact, not only on the capacity and safety of the local road networks in Salford and Trafford but also on the motorway, which is already under considerable stress. This whole issue continues to be considered through a partnership agreement between the Highway Agency, Salford and Trafford Council’s, GMTU and landowners. The partnership was set up to model the effects of all major development aspirations in the area and to consider potential solutions in terms of possible infrastructure improvements. This partnership is referred to as the Transport Solutions Group (TSG) and Salford City Council is fully represented on this forum.

106. It should be noted that the Salford Reds application falls outside the TSG proposals and is unallocated in terms of land use. However due to the timing of the application we have had no alternative but to treat it as a stand alone proposal and to assess it accordingly.’ The Agency contends that it ‘has serious reservations regarding the timing and detail of the Salford Reds proposals and the potential conflict that this development might have in relation to the aspirations of the TSG. The concerns relate in particular to the retail element of the proposals.

107. The Agency note the proposed development conflicts with the extant development plan (the 1995 UDP) allocation for the Barton Strategic Employment Site. It states that ‘this area is actually allocated as a Strategic Site for High Technology Industry. The stadium/retail proposal if approved could possibly stymie the further aspirations for the site, or, at the very least, necessitate a step change in any identified remedial work to accommodate development on the remainder of the site’.

108. The transport assessment and a subsequent dialogue with the Agency has identified the need for physical improvement works to Junction 11 to mitigate the retail element of the proposals. In addition the potential impact of the stadium element has been assessed and the resulting identified mitigation measures take the form of a travel plan/stadium traffic management plan in liaison with the Council. These form conditions that must be attached to any grant of planning permission. These conditions require that no development shall commence until full details (full design and construction) of the M60/J11 improvements have been submitted and approved; that no development be brought into use until the highway improvements just described have been implemented that limits be imposed on the maximum allowable floorpsace of the various key elements of the overall use; details of any works close to the motorway embankment be submitted for approval including and works that may affect the motorway drainage. In relation to the travel plan the Agency require that the proposed park and ride sites and the bus service provision have both the been secured and fully implemented before any part of the development commences; that the motorway signing has been submitted for approval and implemented and a detailed travel plan is submitted and measures implemented along the lines of the outline travel plan or in accordance with any other suitably agreed alternatives before any part of the use commences.

109. It is important that the Agency is kept fully involved in discussions relating to the Travel Plan obligations under the planning legal agreement. In addition and in order to reduce unnecessary multiple trips on the network the Agency re emphasise the need to pursue and explore fully the implementation of the parking exclusion zone as a matter of priority with the Travel Plan agreement.  

110. Finally it is requested that when coming to a decision the Council take a consistent approach when dealing with this proposal and any other potential development proposals in this corridor and such decisions do not jeopardise the successful partnering established through the TSG.

111. Red Rose Forest: There is a significant landscape impact from the proposal. Deeper planting belts to the north and east would help mitigate the impact of the development. Existing public rights of way that cross the site should be improved and way marked. Other unadopted paths should be safeguarded and ideally adopted. The section adjacent to the Ship Canal has the potential to form an excellent footpath/cycleway if further bankside sections are safeguarded in the future. The development will result in a net loss of natural habitats. Mitigation is not possible and local off site compensation should be investigated. The development represents a significant increase in greenhouse gas emissions. The energy savings measures are welcomed but no mention is made of renewable energy. A question is raised that electricity for the development could be purchased from a green tariff provider and the developer should investigate the potential to use biogas from the sewage works or a micro-hydroplant using Barton Lock.

112. On the additional ecological information and assessment of the link through the site to Peel Green Road, RRF advise that the assessment is comprehensive but lacks adequate mitigation/compensation. There would a loss of 0.2ha of scrub woodland but this is not offset. Regional planning policies (RSS) encourage via policy UR12 securing landscape and biodiversity enhancement and extend woodland cover and build upon the work of the Community Forest. Policy ER6 notes that local authorities will take every opportunity to increase the level of tree cover by at least 10% by 2010. The applicant should compensate for any habitat loss with provision of both establishment and management costs.

113. The Wildlife Trust: The site is an old industrial and waste tip, which over the years has become an area of considerable wildlife interest. There are no designated sites of conservation interest but the site does contain a diversity of wildlife habitats, flora and fauna. The ES records the presence, many of them breeding of a number of Red Listed bird species (grasshopper warbler, grey partridge, song thrush, linnet, reed bunting, bull finch and skylark). The grasshopper warbler is especially important with less than 50 pairs recorded in Greater Manchester as a whole.  A range of Amber listed species are also recorded of which the kingfisher and barn owl are listed in schedule 1 of the Wildlife and Countryside Act 1981. Many other bird species are also recorded.

114. The ES refers to the wide ranging affect of the proposed development on this regionally important wildlife resource. The ES states that without mitigation loss of the site would represent an ecological impact of high local and regional significance. The ES refers to the absence of scope for mitigation in respect of birds and in particular the red listed species. The site master plan offers little hope of the mitigation for much of the bird population which breeds or feeds on the site and as the adjacent land along the north bank of the Ship Canal is allocated for employment use neighbouring land is not available. The development site is also designated as a key recreational area. Unless more effective mitigation for the loss of breeding and feeding habitats for birds can be provided the Trust has no alternative but to object.

115.
In respect of the additional ecological assessment of the link from the site to Peel Green Road the Trust make the following comments. Recommend a full breeding bird survey. Some of the habitats along the access road may be suitable for some birds (skylark snipe etc) all of which are important bird species in a state of decline. It would appear that no mitigation is proposed for these habitats other than the avoidance of disturbance or damage during breeding. There would appear to be significant areas of land to both sides of the access road, which could be set aside as mitigation both for the access road and the larger stadium site. More attention to mitigation is required. 
The Trust consider that the supplementary report to the ES does not adequately address the impact of the proposed development in terms of the mitigation recommended at this stage. In terms of the latest draft ecological mitigation package and results of a recent walkover survey the Trust are critical that no significant weight should be attached to recent findings that the site has been disturbed and species lost. Any mitigation should be based on earlier surveys. 
116. English Nature: Comment that the site is not one that contains any designated sites of nature conservation importance. However the development may affect a number of statutorily protected species and these are material considerations in planning terms. Where a development affects a species protected by the Conservation (Natural Habitats etc) Regulations a licence issued by DEFRA will be required to derogate from the provisions of the Regulations. The licence will only be granted if three tests have been satisfied. English Nature recommends that the implementation of any proposed mitigation should be ensured through appropriate and enforceable conditions. It advises that surveys of protected species should be undertaken prior to determination rather than deferred to conditions. A legal case is cited that sets a precedent for such action.

117. Bats are protected both in the Wildlife and Countryside Act 1981 and under the Conservation (Natural Habitats etc) Regulations 1994. The species and their habitat are protected. Whilst there is no evidence of bat roosts within the site EN supports the precautionary measure being recommended including the resurveying of mature trees and existing buildings prior to any felling or demolition works. In addition EN would encourage the provision of enhanced foraging/flight corridors for bats.

118. Water voles are protected under the Wildlife and Countryside Act 1981. The Act protects their place of shelter and the species whilst occupying their shelter. EN advises that further surveys be undertaken. If the species is determined suitable habitat enhancement/mitigation plans will need to be developed given their importance in light of their UK status and high importance in the local context.

119. EN welcomes the recommendation for a strategy to eradicate highly invasive Japanese Knotweed.

120. The ES highlighted the importance of this site as an undeveloped wildlife resource especially when set against a predominately built up environment within a regional context. The ES identifies a number of birds that are priority UK Biodiversity Action Plan (BAP) species. EN would be encouraged to see BAP requirements being considered as part of the proposals.

121. In terms of the additional ecological work and information submitted on the proposed road/footpath link from the site through the Eccles WWT Works EN conclude that the assessment addresses issues in relation to birds, bats and badgers at this stage there is insufficient information from which to ascertain the possible impact on great crested newts. It is recommended that surveys be undertaken (Spring 2004) to ascertain the presence or otherwise of the great crested newt and that determination of the application be deferred until the status of the GCN at this site is established. EN confirms that the mitigation measures included in the statement also provide opportunity for the enhancement of biodiversity on the site. 

122. EN also later concurred with the findings of the applicant’s great crested newt survey of the UU WWT site. That is that no additional mitigation is required in respect of the GCN. In addition they support the inclusion of an environmental enhancement scheme associated with the WWT site as part of mitigation for the access road to the stadium site.

123. EN has also responded on a first draft ecological mitigation package. They concur with the findings of the likely environmental impacts and with on site mitigation but would seek additional compensation due to the significant loss of terrestrial habitat and specifically the impacts on birds on the red list of conservation concerns. Furthermore the Council should consider this application alongside the adjacent Port Salford planning application in respect of in combination impacts and advise that mitigation should be fully complimentary and maximise opportunities for environmental enhancement of the wider area. 

124. Manchester Airport: The proposed development has been examined from an aerodrome safety respect. Manchester Airport plc has no safeguarding objection to the principle of this proposed development subject to a condition limiting building height to 206m AOD. However as this application is in outline and does not contain important details such as structure heights and lighting proposals they are unable to provide a conclusive statement as to whether the complete proposal will affect safety of operations from Manchester. They recommend that MA plc be re-consulted at reserved matters stage to enable a comprehensive assessment to take place.

125. Peak and Northern Footpath Society: If permission is granted a condition that no obstruction of any public right of way shall take place is required. Should this be unavoidable then no development should take place until a diversion order has been confirmed and the diversion route with a satisfactory surface and adequate width and waymarking is available for public use.

126.  The Ramblers (Manchester Area) The development would affect four definitive footpaths Eccles 2,3,4 and 28. There is no indication as to how such rights of way are to be affected. An objection is lodged until PROW issues have been given proper regard and plans produced showing what is to happen to them.

127. Following receipt of the Pedestrian Access Strategy the Ramblers advise that providing it is properly implemented they do not intend to enter an objection. This is however based on mutually acceptable solutions being found.  

128. Director of Environmental Services: Contaminated Land: Recommends a number of conditions having assessed the information in the ES, including the impact on risk to controlled waters, landfill gas, the reuse of materials cover systems for landscape areas, drinking water, services trenches and a site completion report.

129. Noise, Dust, Operating Hours and Illumination Issues: Due to the close proximity of the site to a number of houses along Liverpool Road noise and other issues will remain as a high priority for the life of the site. Adequate control measures therefore need to be identified at the early stages to protect the amenity of local noise sensitive properties along the northern and eastern boundaries of the site. Construction noise may be an issue for neighbouring properties. It may be necessary to limit the hours over which site equipment can operate or an alternative would be for the developer to submit a scheme detailing the works involved at various stages of the construction along with predicted noise levels associated with certain activities. The aim of any such assessments and scheme is to ensure that unreasonable noise levels are not exceeded at any surrounding noise sensitive receptor at unacceptable times. Dust from site clearance and redevelopment may cause loss of amenity. A dust management plan is recommended.

130.  Once operational complaints are possible. Noise impacts can include those from deliveries to the retail development to the increase in transportation noise and noise from the stadium and spectator movements to and from the ground. In terms of deliveries they will occur on a daily basis. Impacts include noise from HGVs and reversing sirens. These vehicles are routinely unloaded with forklift trucks, which have their own warning systems. The unloading process can be noisy depending on the goods being handled and the quality of the surface they are operating on. The hours in which deliveries occur can also vary some of which may not be compatible with the neighbouring noise sensitive properties. Daytime disturbance is unlikely due to the high ambient noise levels in the area. During night time hours however the ambient levels drop. The applicant has suggested that a limit could be imposed on night time deliveries. A restriction on delivery times is recommended. Turning to transportation noise the ES predicts that a minor increase is likely however the increase was insignificant in contrast to other noise from the site. 

131. Noise from the stadium: The ES uses comparative data from a football match at Wrexham’s football ground. The two sites are not readily comparable. The results showed that the noisy events occur during the access and egress phase of the event rather than crowd noise inside the stadium. It is suspected that the proposed stadium with its larger capacity will generate higher internally generated noise although the different stadium designs do not allow a direct comparison to be made.

132. The ES discusses the careful positioning, aiming and setting of Tannoy levels associated with the Public Address system (PA) to ensure that the announcements are for the occupants of the ground only and do not affect the neighbouring noise sensitive properties. Conditions are recommended.

133. Illumination will have to be carefully designed to ensure the living conditions of neighbouring houses are safeguarded. Conditions are recommended.

134. Air pollution: The Air Quality Regulations 2000 set objectives for seven pollutants with a timetable for action for achieving the objectives. It is the Council’s responsibility to achieve the targets where possible and implement policies to progress towards them. The two most important that are at risk of being exceeded at a national and local level are nitrogen dioxide and particulate matter. The main source of pollution is transport.  The site is located on the perimeter of the air quality management area (AQMA) but within the action plan area. Traffic generated by the development will use the A57 and M60. These roads are in the AQMA and have residential properties on either side approaching J11 of the M60. With frequent queuing there are high levels of pollution measured on the motorway. The stadium in particular will involve short term periods of intensive use, which may affect short term standards for nitrogen dioxide and particulates. The modelling employed by the applicant advises that levels of NO2 (annual average) are predicted to exceed the standard and the development would cause a small (1%) increase at the worst receptor. For particulates a similar outcome is predicted although the development does not cause any exceedances of the annual average in 2006. However proposed new lower standards will result in exceedances with or without the development in 2010. In conclusion the Director of Environmental Services would not recommend refusal of planning permission on air quality grounds but the effects of short term cold starts must be minimised by a strong travel plan for the development. Levels of pollution are already exceeded at sites along the M60 corridor by a significant amount. The funding of air quality monitoring by the applicant is recommended.  

135.  The Director of Environmental Services has recommended a number of conditions addressing the issues raised above and they appear in my recommendation.

136. Greater Manchester Geological Unit: The application is in outline and as such some details are lacking. Specific issues have been raised for further assessment both in the outline remediation strategy and the ES. However such matters should be assessed prior to commencement on site and attached as conditions. These include the need to fully establish the gassing regime of the site to determine remedial design options; to gather further data on the variability of groundwater levels and quality beneath the site; to provide detailed classification of on site materials to asses their suitability for reuse on site and to carry out specific risk assessments to determine remedial targets for identified contaminants on the site.

137. Transco: Advise of the location of gas mains. Two 18-inch low-pressure mains running off Liverpool Road appear to be affected. They require to be consulted at a more detailed design stage.

138. Trafford MBC:  Trafford MBC has responded on the basis of the original application proposals and the more recent information submitted by the applicant in 2005. They comment as follows: The Council generally supports the proposal for a new stadium in this location and has no specific detailed comments to make on design or traffic generation impacts. They acknowledge that a large casino forms part of the enabling development and would want to ensure it is complimentary to the proposed regional casino next to Manchester United football ground at Old Trafford. The Council is satisfied that there is sufficient expenditure capacity within the catchment area to support the proposed amount of retail floorspace and that there are no sequentially preferable sites which are suitable, available or viable. This conclusion is reached on the basis that the development has to be considered as a whole package and it would not be appropriate to disaggregate the different elements when considering sequentially preferable sites. The quantitative and qualitative impact of the current proposal on its own on existing centres within Trafford is acceptable. However the assessment shows that the cumulative impact of this proposal along side other committed developments upon Urmston and Stretford Town Centre  (a trade diversion of 7.3% and 7.4% respectively) is of some concern. Although this level of impact is acceptable in relation to guidance in PPS6, the Council is concerned about the effect that any significant additions to the level of floorspace within the catchment area would have on the vitality and viability of these two town centres.
139. Manchester City Council: The Council’s has responded on the basis of the original application proposals and more recent information received in 2005. It clarifies its position as follows: The City Council does not object in principle to the development of a stadium for use by Salford Reds. There is no reason why this location cannot be made more sustainable and contribute to regeneration if good public transport links can be secured.

140. The substantial out of centre retail development needed to enable the stadium is the element that has caused concerns. The original analysis did not substantiate the proposals being put forward in policy terms. The additional information supplied by the applicant is welcomed and substantially addresses the concerns raised by the City Council in its previous response. However we still feel that greater clarity is needed in justifying the proposals in policy terms, including an assessment of alternative sites in a sequential approach and scope for disaggregation. But these are essentially matters for the applicant to address and for Salford to be satisfied that the overall assessment is robust in terms of national and regional planning policy. 

141. With regard to the wider area Manchester City Council has consistently advocated the need for the preparation of a strategic framework to help inform investment and planning decisions that support regeneration and the economic development of the conurbation core. The Inspector’s recommendation of the Trafford Quays site, promoted through the Trafford UDP, was that this type of framework should prepared within the statutory development plan process and accord with the Regional Spatial Strategy. This continues to be relevant, especially in view of the need for good public transport links to help provide regeneration benefits that will be difficult to provide outside an integrated approach to the various sites in question.                

142. Sport England: Originally raised concern over the loss of existing playing fields. In a second letter Sport England reiterate that it has considered the application in light of its playing field policy. The aim of this policy is to ensure that there is an adequate supply of quality playing pitches to satisfy the current and estimated future demand for sports pitches within the area. However it feels there are exceptional matters regarding this case, which must be taken into account. Firstly it states that the applicant’s planning submission confirms that two pitches have been replaced with the current proposed development in mind.  There is one pitch at Silver Street, Irlam and the second at Agecroft Road. Secondly the Urban Open Spaces Strategy for Salford ‘Better Spaces, Better Places’ clearly shows that there is currently a surplus of playing pitches per 1000 population in the Irlam and District Ward sub area (17.68 ha compared to the local standard of 17.64 ha). The pitches the subject of the application, were not considered as part of this Strategy and therefore without them there is still a surplus of provision. The replacement facilities will mitigate against any potential harm caused by the loss. Sport England also recognise the considerable benefit, which would result from the development of a stadium and associated facilities. It is also understood that a Green Travel Plan is to be submitted. This is welcomed in respect of encouraging walking and cycling. In conclusion Sport England are satisfied the proposal meets the exceptions of E1 and E5 of their playing fields policy in that a “carefully quantified and documented assessment of current and future needs has been demonstrated to the satisfaction of the English Sports Council that there is an excess of playing field provision in the catchment and the site has no special significance for sport.”  Also “the proposed development is an indoor or outdoor sports facility the provision of which would be of sufficient benefit to the development of sport as to outweigh the detriment caused by the loss of playing fields.” 

143. Greater Manchester Passenger Transport Executive: On public transport the A57/Liverpool Road offers frequent bus services to locations towards Manchester so staff and visitors to the site would therefore in theory have access to a choice of travel mode. However to maximise the benefits the site’s location in relation to current bus transport services consideration should be given to the location of bus stops in order to better serve the development. The nearby pedestrian environment could be improved through ensuring the proposed signalised junction on the A57 includes pedestrian crossing facilities (again reiterated in a later letter). An additional pedestrian crossing near to the M60 junction at Peel Green could also be considered to facilitate easier access to the site and ameliorate the inhospitable pedestrian environment and difficulties in crossing Liverpool Road, which is likely to be worsened with the increases in traffic generated by this development. These measures would be tantamount to extending the recently developed Quality Bus Corridor, which runs from Manchester to Peel Green to serve this site. This would be of significant benefit to the development as a whole and also in the aim of reducing the amount of car use and reliance on the private car. The developer should be required to cover the costs of such improvements or jointly with GMPTE.  The Executive question some of the assumptions in the Traffic Assessment in terms of public transport accessibility and in particular the distance people are likely to walk to reach certain services that would themselves serve the site e.g. Eccles Interchange and the Trafford Centre.  On bus services it is unlikely that the patronage generated by the development on a day to day basis would be sufficient to support a diversion of an existing commercial service to the serve the development directly. There may however be scope to divert supported bus services that run along Liverpool Road but this should be the subject of further discussion and investigation. The TA makes reference to the provision of a shuttle service. This would go some way to alleviate the problems related to the site’s accessibility by a choice of mode. In particular this would offer a convenient link to the bus and Metrolink services available at Eccles and potentially services at the Trafford Centre bus station. This should be incorporated into the Travel Plan and ensured through condition or legal agreement. This would be beneficial to run this throughout the day and some evenings to facilitate access by staff to the site. The TA also makes reference to the possibility of a park and ride shuttle bus service on match days. To reduce volumes of car traffic and meet potential modal split targets this should also be incorporated into the Travel Plan and ensured via condition or legal agreement. To allow the maximum flexibility the route from the site to Peel Green Road should be designed to be passable by a double decker bus.

144. The proposed interchange within the site needs to be rethought and a more convenient proposal might be on the north side of the stadium. 

145. Bearing in mind the size and nature of the development site is not very well served by public transport. Should permission be granted it is considered that there should be significant importance placed on the travel plan as a tool to help reduce the negative aspects of the site’s location in terms of its accessibility and the potential numbers of people visiting. A number of points are raised to improve the applicant’s draft travel plan. Given the importance placed on walking to the site the travel plan should examine ways to improve walking routes to the site.

146. The Environment Agency: No objections in principle but makes a number of comments: The hydraulic calculations carried out to determine flood levels in the channel of Salteye Brook are relatively simple and whilst sufficient for outline purposes would benefit from being refined prior to detailed design of the new bridge. Conditions are also recommended requiring the provision of existing and proposed ground floor levels-reason, to minimise the risk of the development flooding; that a strip of land 8 metres wide adjacent to the top of the banks of Salteye Brook are kept clear of all new buildings and structures and levels maintained- reason, to preserve access to the watercourse for maintenance and improvement and avoid an increased risk of flooding from building up ground levels adjacent to the watercourse. The Agency would recommend that a sustainable form of surface water drainage system be considered for this development. It supports retaining and enhancing the Salteye Brook river corridor and regarding to a more naturalised bank profile and disabled access on the proposed new public access routes.

147. On ecology the Agency advise that water voles are present in the area. As well as previous surveys pre- construction surveys should be carried out in watercourses and still water to determine specific locations. The Agency also gives advice as to how and when such surveys should be undertaken and advice on mitigation and translocation.

148. The Agency advises the applicant to refer to the Local Authority for information on potential complaints from waste water treatment works in the vicinity. 

149. Further conditions required are details of the disposal of foul and surface water-reason, to ensure a satisfactory means of drainage; that any facilities for the storage of chemicals are properly bunded and placed on an impervious base-reason, to prevent pollution of the water environment; that all surface water drainage from vehicle parking areas is passed through an oil interceptor prior to being discharged into any water course surface water sewer or soakaway system- reason to prevent pollution of the water environment. A number of informatives are also suggested which relate directly to the Agency’s functions.
150. The submission of a great crested newt survey of the UU WWT site by the applicant met with Agency approval. The site has deteriorated due to poor management since original surveys were undertaken. However the site has been shown to be an important habitat for a number of locally scarce birds and mammals and mitigation should correspond to this. More detail is required of the proposed planting areas.

151. Greater Manchester Ecology Unit: The results of surveys for water voles is inconclusive, in particular for the drainage ditch that runs across the site. This ditch is to be lost to the development. It is imperative that additional survey work is undertaken so as to inform the detailed design timing and landscaping of the scheme and a full mitigation package can be agreed. Can be achieved via a condition. Strongly recommend a condition showing the location of Japanese Knotweed and programme for its disposal/eradication. The Bat report recommends that although no present bat roosts was found during the survey a precautionary approach is adopted to features identified with some potential for   roosting bats. A condition is recommended that features with potential be resurveyed within 1 month of felling/demolition.  The ES recognises that all birds are protected whilst nesting and recommends no clearance work during bird breeding season. A condition is recommended which requires site clearance including the removal of trees shrubs and grassland vegetation to be carried out outside the bird breeding season (March-July). It is noted that both Salteye Brook and the Ship Canal form wildlife corridors on the boundaries of the site. It is unclear at this stage how this development will contribute to maintaining or enhancing such corridors in the absence of specific landscaping details.

152. The Unit has responded on additional information in the form of a great crested newt survey of the UU WWT site and a supplementary report to the ES. In general terms many of the issues previously raised have been dealt with. However mitigation in respect of conservation bird species has not progressed much further. In addition the Council is urged to consider the ecological/nature conservation impacts of the adjacent Port Salford planning application alongside those on this site to understand the full impact and to ensure satisfactory mitigation. The Unit makes specific comments on the additional reports. It concludes that reasonable effort has been used to assess the site for the presence of great crested newts.  The issues around water voles and Japanese Knotweed can be covered by condition. The first draft ecological mitigation plan is welcomed as it incorporates increased areas of habitat. However some of the areas shown for habitat creation/enhancement may be affected by the Port Salford planning application. Detailed comments and suggestions are given on woodland type and planting species. That new landscape areas should be managed in the long term via a legal agreement with advice on improving establishment and maintenance. Given the doubt over the viability of habitat creation and its value as mitigation off site compensation should be considered. Commenting on the latest draft ecological mitigation package (2005) it is felt that whilst mitigation is insufficient there would be no grounds to uphold an objection on ecological grounds. Some of the details of the draft ecological package need more work and conditions are recommended to ensure details of the planting and establishment of the appropriate site conditions.

153. Greater Manchester Bird Recording Group: The site and neighbouring land has held Little Ringed Plover Kingfisher and a selection and Red and Amber listed species. Situated as it is in a primary wildlife corridor and adjacent river the site attracts a greater than usual number of species. Whilst it is understood that the site is allocated for development concern is raised that there is no mitigation for grass land and other open land species. Instead mitigation is only for more tree planting which will only provide for species not in decline. Off site compensation should be sought. It is suggested that the Salteye Brook corridor could be improved by improving the structures (avoiding canalisation) of banks to encourage Kingfisher and Sand Martin.

154. North West Regional Assembly: The Assembly comment on the scheme against policies in RPG13-adopted March 2003 (now RSS) and Draft Submitted RPG (March 2004). On the Core Development Principles evidence is provided of the assessment of other possible sites for the stadium within Salford. Whilst this does not appear to be in direct conflict with policy DP1 the selection of the Barton site does not strictly follow the sequential approach. There is no apparent reason why sites outwith Salford could not have been considered.

155. Submitted draft revised policy DP5 places onus on authorities to contribute towards national targets for reducing greenhouse gas emissions. The arguments put forward in the ES do not satisfactorily contribute to the aims of this policy. The Agency supports the applicant’s proposals for the most energy efficient lighting heating and insulation systems. Turning to Economic Growth and Competitiveness with Social Progress (RPG) the proposed casino has a gaming space of 4,924 sq m. The Joint Committee on the Draft Gambling Bill published its report in July 2004. Based on the Committee’s size thresholds this casino would be a regional/leisure destination casino. As a policy for the region on the location of casinos has yet to be established then the Assembly considers that it would be premature to approve permission for such facilities. On retailing RSS policy EC8 encourages the location of new retail development and leisure development within existing defined towns and city centres and established that a sequential approach to development must be adopted. This application is in conflict with the aims of this policy. The Retail Impact Assessment provides no evidence that there are any alternative sites available. The applicant has argued that the main justification given for the retail development it that it provides the means to facilitate the development of a new stadium. The Assembly does not consider this on its own to be a valid justification of the retail element of the scheme.

156. The Assembly also voices its concerns about the designation of Barton as a Regional Investment Site.

157. On Regional Transport Strategy there is no mention of RPG13 in the traffic assessment. There is no evidence that either the applicant or the Council have considered the sequential test in identifying sites for such development, particularly with respect to accessibility for more sustainable modes. The impact of match day traffic on the motorway is very dismissive. Such traffic has the potential to have a significant impact on the operational effectiveness, efficiency and safety of the M60 contrary to policy T3.

158. Policy T3 emphasises the need for infrastructure to be coordinated such that they are completed and operational commensurate with planned development. This development is not proposing to assist in taking the highway improvements forward. The Council needs to take into account all developments and proposed land uses in the wider area in order to assess capacity. The site is not well served by public transport. There is no nearby rail station. There is no evidence of the frequency of bus services, conflicting with policy EC9 in RPG13. 

PUBLICITY

159.  A press notice was advertised on 8 May 2003.A number of site notices were displayed on 6 May 2003.Further publicity and notification took place in May 2004 on the addendum to the ES and in July 2005 on a series of submitted documents and the amendment to the A57 access position.

160. The following neighbour addresses were notified:

2-34 (e) 1-107 (o),121 – 143 Argosy Drive


1 –10 inclusive Avian Drive, Liverpool Road


1 – 11 (o) Avroe Road


2 – 4 (e) Berry Street


1-20 (inclusive) Greenfield Avenue


1 Harrison Street


The Grapes Hotel, The Unicorn 539, 556-576 (e), 614-658 (e) 670-672 (e), 684, Flats 1-12 694, 698-700,718 –792 (e), 603-673 (o),759 – 865(o), 895 – 897 (o) Liverpool Road


Garage adjacent to 720 Liverpool Road


New Hall Farm, Liverpool Road




1-13(o), 17 – 55(o), 2A, 2- 40 New Hall Avenue

12, 83 – 161(o), 195 – 259(o), 74 – 78(e), 122 – 250 including 150-156 A B and C(e), 75 – 81(o) a&b Peel Green Road

Barton Grange Nursing Home

1-5 (o) 2 – 24 26-96 (e) Proctor Way

1-17 inclusive Sealand Drive

1 – 35 (o) Tindall Street

1-17 inclusive Trident Road

1-11 (o) 2-16 (e),  18,  19 – 37 Wilfred Road

35, 40 Winster Road
18 Helen Street
1-17(o),2-16(e) Woodlands Avenue
17, 25,47 Boscombe Avenue
1-15 (o) and 2-16 (e) Southlands Avenue
1-17 (o) and 2-16 (e) Newlands Avenue
1-4 inclusive Sheerwater Gardens
29 36 Langland Drive
1-12 inclusive Vanguard Close

1-9 inclusive Laburnum Avenue

2-34 (e) Rooke Street
REPRESENTATIONS

The Original Proposals submitted in April 2003

161. I have received a total of 149 letters in response to the publicity, including 67 objecting to the proposal and 82 in favour of it.  I have also received 2 petitions signed by 9 and 273 residents against the proposal and one petition signed by 37 supporting the proposal.

162.   In terms of the frequency by type of objection raised the main concerns raised by local residents relate to traffic, no need for more retail development, noise from traffic and the proposed use, air pollution and impact on wildlife/nature conservation and that the link to Peel Green Road is inconceivable given that the road cannot cope with the extra traffic. The full grounds of objection are as follows:-

163. Traffic grounds – the proposal will significantly increase traffic on local roads including the A57 Liverpool Road, Peel Green Road and the M60 and associated connecting roads. These roads are already congested particularly at peak times and weekends mainly due to the Trafford Centre and other neighbouring development including the newly opened B& Q store. This proposal will lead to gridlock /bottleneck around the M60 and junction 11 and the A57 leading to more pressure on Peel Green Road. Those residents who live off Liverpool Road (the side roads) have great difficulty in gaining access onto the A57 due to the existing volumes of traffic. This will only make it worse and also hamper access by the emergency services. Moreover it will make crossing the road more dangerous. More traffic means more deterioration to the road surface.

164. The access for public transport is considered to be at a very dangerous point on the “S” bend on Peel Green Road and there is considered to be insufficient parking with a resulting increase in parking on local side roads.

165. Retail – many objectors are concerned about the requirement for additional retailing so close to the Trafford Centre, and also the existing provision within Salford is already sufficient. This development will undermine other town centre/edge of centre retail facilities that are already struggling e.g. Eccles and West One and such undermine the regeneration that has already taken place.

· Use of the stadium for uses other than as a sporting facility i.e. as a venue for rock concerts.

· Increase in pollution from the additional traffic that would be generated from buses/coaches                   and vehicles.

· Increase in noise pollution both from extra traffic and use of the stadium/casino/hotel particularly in the later evening hours.

· Increase in litter

· No need for more sporting facilities within the City of Salford

· Proposed hours of operation of the casino

· Loss of greenspace.

· Detrimental impact on nature conservation and wildlife interests.

· Future maintenance of the site.

· The Willows is within a regeneration area and therefore the new stadium should be sited there where the majority of fans live.

· Eccles already has its own rugby team and does not need another one.

· No leisure facilities have been provided for younger children.

· Devaluation of property.

· Light pollution.

· Tenuous argument re job creation – it won’t necessarily result in jobs for local residents.

· Result in vandalism an increase in crime/fear of crime and rowdy drunken behaviour associated with the stadium and casino.

· View of fields would be lost.

· Development not suitable in a residential area where there is no supporting infrastructure.

· No need for a hotel.

· The size of the stadium is too ambitious and as such is not realistic. 

· The access through Eccles WWTW would be used as a short cut.

· Detrimental impact on the operation of runways at Barton Aerodrome resulting in loss of jobs, investment and possible closure.

· Casino is out of character with the area.

· No real highway improvements are proposed.

· Should move the stadium away from houses i.e. further west.

· Residents have to contend with noise, dust, smells from White’s reclamation yard and the noise from Barton Aerodrome. This development will only add to the deplorable conditions already faced by local residents.

· If planning permission is granted there is a need to minimise light pollution and restrict any night- glow to a minimum. A light curfew should be enforced through planning conditions. 

166. The arguments in support of the proposal include:

· the development of a brown field site

· the development of a state of the art stadium which would only enhance the image of the City of Salford

· the continuation of Salford Reds which is a historic team and require improved facilities 

· a large number of jobs would be created for residents of Salford

· excellent facilities would be provided for disabled supporters and users

· environmental improvements

· continuation of the community work that the club carries out presently

· help attract Metrolink to the area.

· the existing stadium has insufficient safe/secure parking.  

167. Following receipt of an addendum to the Environmental Statement in March 2004 and the carrying out of further publicity and notification I have received a further 20 letters of objection and a petition signed by 94 people. I also received 5 letters of support. No new grounds of support are made but a number of additional grounds of objection are highlighted. These are:

· Broader impact on Irlam and Cadishead- on match days the ‘old’ A57 will despite the by pass, become saturated.

· The opening of B&Q and more traffic pressure on Barton Swing Bridge will disrupt the very route that buses would take to and from the stadium.

· More traffic will result in increased vibration to houses fronting the A57 Liverpool Road.

· The new access onto the A57 does not have traffic light control neither does the Peel Green Road bus/coach access/egress point. The M60/J11 proposals do not include a toucan crossing.  

· The petition confirms concerns over using the Peel Green Road entrance to the WWTW; that local congestion will be made worse given the opening of B&Q and that the route of the access through the WWTW will result in the loss of trees. The site is allocated for industrial development, which this proposal is plainly not.

· The stadium should be in more central ‘city’ location.

168. Since 22nd April 2005 I have received further letters of support from ten people. No new grounds of support have been advanced.  Lastly I have received (June 2004) a petition of support signed by 1026 signatories from an online petition organised by Salford City Reds Supporters Trust.

169. Lastly in relation to the recent notification process relating to the repositioned access off the A57 and other supporting documents produced by the applicant I have received twenty two further letters. Nine  letters support the scheme and reiterate comments already made. Thirteen  letters oppose the scheme again on grounds already made above.

170. 
REGIONAL PLANNING POLICY

Policies: SD1 The North West Metropolitan Area-Regional Poles and Surrounding Areas; DP1- Economy in the Use of Land and Buildings; EC3 Knowledge Based Industries; EC5 Regional Investment Sites; EC8- Town Centres; EC9- Tourism and Recreation; ER5- Biodiversity and Nature Conservation; EQ1-Tackling Derelict Land and Contamination Issues; ER13-Renewable Energy and Energy Efficiency; T3-The Regional Highway Network. Policy ER6 

UNITARY DEVELOPMENT PLAN POLICY

Site specific policies: EC10/1 Barton-Major High Amenity Sites in Strategic Locations

Other policies: EN3 Protected Open Land; EN5 Nature Conservation; EN7 Conservation of Trees and Woodland; EN9 Derelict and Vacant Land; EN15 Environmental Improvement Corridors; EN20 Pollution Control; S1 Town Centres; S2 Location of New Retail Development; S5 Control of Food and Drink Premises; T2 Network of Major Roads of More Than Local Importance; T4 Public Transport; T8 Metrolink; T10 Pedestrians; T11 Cycling; T13 Car Parking; TR1 Developing Key Assets; TR4 Developing Supporting Facilities; R1 Protection of Recreational Land and Facilities; R7 Strategic Recreation Routes; DEV1 Development Criteria; DEV2 Good Design; DEV4 Crime and Design; DEV5 Equality of Access and DEV7 Development of Contaminated Land

FIRST DEPOSIT DRAFT REPLACEMENT PLAN POLICY

Site specific policies: Policy EC1 Regional Investment Site-Barton.

Other policies: ST3 Employment Supply; ST5 Transport Networks; ST6 Major Trip Generating Development; ST8 Environmental Quality; ST9 Retail, Leisure Social and Community Provision; ST10 Recreation Provision; ST11 Location of New Development; ST13 Natural Environmental Assets; ST14 Global Environment; DES1 Respecting Context; DES2 Circulation and Movement; DES6 Waterside Development; DES7 Amenity of Users and Neighbours; DES9 Landscaping; E6 Tourism Development; S2B Retail and Leisure Development Outside Town Centres and Neighbourhood Centres; S4 Amusement Centres and Food and Drink Uses; A1 Transport Assessments and Travel Plans; A2 Cyclists Pedestrians and the Disabled; A3 Metrolink; A5 Buses; A6 Taxis; A8 Impact of Development on the Highway Network; A9/3 and A9/4 Provision of New Highways; A10 Provision of Car Cycle and Motorcycle Parking in New Developments; A14 Barton Aerodrome; EN7C Nature Conservation Sites of Local Importance; EN7D Wildlife Corridors; EN7E Protection of Species; EN9 Important Landscape Features; EN11 Derelict, Underused and Neglected Land; EN13 Contaminated Land; EN14 Pollution Control; EN15 Protection of Water Resources; EN16 Flood Risk and Surface Water; EN17A Resource Conservation; EN18 Environmental Improvement Corridors; R1 Protection of Recreation Land and Facilities; R5 Countryside Access Network. 

PLANNING APPRAISAL

171. I consider the following are the main matters that need to be considered in the determination of this planning application:

1. The extent to which the development is in accord with the policies and proposals of the development plan namely RSS/RPG and the adopted City of Salford Unitary Development Plan.

2. The extent to which the development is in accord with the policies and proposals of the City of Salford Unitary Development Plan Revised Deposit Draft Replacement Plan 2003-2016.

3. The extent to which the proposal meets the requirements of national planning policy guidance as contained in PPS6- and in particular whether or not need has been adequately demonstrated; apply the sequential approach to site selection ; identify the appropriate scale of development; assess the economic impact on the viability and vitality of any town centre, and ensure locations are accessible.

4. The extent to which weight can be attached to the enabling development having regard to the applicant’s business and development cash flow plans.

5. The accessibility of the development by choice of means of transport and the impact of travel and car use in the context of PPS6 and PPG13- Transport.

6. The impact of the development on local residential amenity.

7. The impact of the development on the local highway network.
8. The impact of the development on nature conservation interests.

9. The impact of the access link through Eccles WWTW
PLANNING POLICY
The Development Plan

Regional Policy

172. Regional Planning Guidance was adopted in March 2003 and following the commencement of the new Planning and Compulsory Purchase Act is now the Regional Spatial Strategy for the North West (RSS). 

173. The key objectives of relevance to this proposal in RSS include:
· achieving greater economic competition and growth with associated social progression;
· to secure an urban renaissance in the cities and towns of the north west;
· to ensure active management of the Region’s environmental and cultural assets;
· to secure a better image for the Region and high environmental and design quality; and
· to create an accessible Region with an efficient and fully integrated transport system
173. Policy SD1 (The North West Metropolitan Area – Regional Poles and Surrounding Areas) defines the North West Metropolitan Area (NWMA) as including the whole of Greater Manchester, and it therefore includes the application site. Diagram 3 of RPG13 identifies the whole of the NWMA as a Regeneration Priority Area, although RPG13 does not include any policy specifically referring to such priority areas.

174. Policy SD1 states that: “A significant proportion of development and urban renaissance resources of the Region should be focused on the North West Metropolitan Area, especially the Regional Poles and surrounding urban areas. The policy identifies the city centre area of Manchester/Salford as one of the Regional Poles (the other being the city centre of Liverpool), and the application site would be considered to lie within the “surrounding urban area”, given that it is located within the main urban concentration of the Greater Manchester conurbation.

175. The policy goes on to state that within the NWMA, “first priority will therefore be given to development and resources which will enhance significantly the economic strength, complementarity of roles, overall quality of life, environmental enhancement, and social regeneration within” the two Regional Poles and their surrounding inner areas. Salford City Council defines that part of the surrounding inner area of the Manchester/Salford Regional Pole that falls173. within Salford as equating to the “Central Salford” area, as identified in the Draft UDP. The application site lies approximately 3km to the west of the Central Salford area, and does not therefore fall within the “first priority” area.

176. The policy also states that: “The development, regeneration and environmental enhancement of these urban areas must respond to and sustain people’s aspirations for a better quality of urban life”.

177.   
178. Policy EC5 promotes the identification of Regional Investment Sites (RIS) for strategic business investment. The application site falls within the wider Barton RIS designated within the Regional Economic Strategy as one of 25 strategic regional sites. The reasoned justification to Policy EC5 lists 11 RISs that were in the RES 2000. The SRSs need to be judged against the criteria in Policy EC5 before they can be deemed to be RISs. The Inspector in his report considering objections to the Inquiry on the Revised UDP has done this and concluded that Barton does not. RIS’s should be or designed to be well related to public transport, housing and supporting community facilities, well landscaped and preferably close to existing employment concentrations. 
179.   Policy DP1 requires that development plans adopt the following sequential approach to meet development needs, taking into account local circumstances; the characteristics of particular land uses, and the spatial development framework: the effective use of existing buildings and infrastructure within urban areas particularly those which are accessible by public transport, walking or cycling; the use of previously developed land particularly that which is accessible by public transport waking or cycling; and thirdly development of previously undeveloped land that is well related to houses, jobs and so on and can be made accessible by public transport, walking or cycling.

180. Policy EC8 states that development plans should recognise the continued need to protect, sustain and improve all the town and city centres in the region including the role of the Regional Poles (Liverpool and Manchester/Salford) as regional shopping centres, by encouraging new retail, leisure, and/or mixed use development within existing defined town and city centres boundaries. Moreover it requires that a sequential approach to such development be adopted in accordance with national planning policy and the core development principles. Where a need is established and where application of the sequential approach has indicated that no suitable town centre sites are available new or expanded developments in urban areas will be considered where their function forms the core of a mix of uses including housing and only then when public transport is accessible.

181. Policy EC9 states that development should facilitate the provision of employment opportunities by encouraging the growth of investment in tourism within the North West. New locations should build on areas with existing major tourism and leisure attractions or where development will contribute to regeneration. 

182. Policy ER5 requires local planning authorities through their plans to afford the strongest level of protection for sites with international and national nature conservation designation and statutory protected species.

183. Policy ER6 Woodlands notes that local authorities will take every opportunity to increase the level of tree cover by at least 10% by 2010.

184. Policy EQ1 advises that priority should be given to those sites, which present the best opportunities to support urban renaissance and reduce sources of pollution and environmental impact in the North West. 

185. Policy EQ2 requires development plans to reduce or reverse the growth in road traffic and encourage greater use of public transport, walking and cycling.

186. Policy ER13 requires that development plans should ensure that development minimises energy use through careful and imaginative location, design and construction techniques; positively encourages the use of energy efficient technologies and energy from renewable sources in major new developments.

187. Policy T3:  The Highways Agency and local authorities should give high priority to investment in the maintenance, management and selective improvements of regionally significant routes and be in accordance with the priorities of the Spatial Development Framework. Local authorities should ensure that their development and transport plans support integrated transport objectives and the safe efficient and effective operation to the NW network of long distance strategic routes. The Highways Agency should manage these routes in accordance with their identified function and ensure they are not adversely affected through inappropriate use by local traffic.  
The City of Salford Unitary Development Plan (adopted 1995)

188. In terms of the Plan’s strategy the site falls within a ‘corridor of opportunity’. The Council’s objectives for this area are:

· To maximise the area’s job creation;

· To secure development of vacant and unused land for the maximum benefit of the city and the conurbation;

· To improve water quality of the Ship Canal and the environmental quality of its surrounds;

· To improve access across and alongside the Ship Canal;

· To develop the area’s tourist and leisure potential; and

· To maximise the area’s contribution to the Regional centre.

189. Policy EC10 allocates 116.3 hectares of land at Barton, within which the application site is located, as one of two major amenity sites for high technology industry. The site is recognised as important in terms of its size, its attraction to a range of users, its location next to a major motorway interchange, the Ship Canal and proximity to Manchester Airport. Its full development recognises the need for new road infrastructure and the production of a development brief to ensure a high quality development.

190. Policy EN3 seeks to protect and enhance all existing areas of open land not protected by the Green Belt from development unless it falls within defined categories including development required by the UDP (see EC10/1).

191. Policy EN5 seeks to improve the environment for nature through the identification, protection and promotion of an integrated network of wildlife habitats and designated sites. It advises that development will not normally be permitted where it would significantly impair the continuity and functioning of a wildlife corridor; result in a significant reduction of habitat of demonstrable value or significant harm to any protected species known to be dependent on the use of the affected wildlife corridor.  

192.  Policy EN7 encourages the conservation of trees and woodland by supporting the retention of trees, woods, copses and hedgerows; increasing tree cover; ensure new planting contributes to wildlife conservation, recreation and education.

193. Policy EN9 will promote and encourage the reclamation of derelict and vacant land for appropriate uses. Account will be taken of regeneration potential, the degree of danger posed by the site, the existing and potential ecological and recreational value of the site, and potential contamination problems posed by the site.
194. Policy EN15 promotes environmental improvements along its main road, rail and waterway corridors. Particular emphasis will be placed on the removal of dereliction, the promotion of environmental improvements, wildlife enhancement and encouragement of high standards of design and maintenance.
195. EN20 encourages and supports measures to reduce air and water pollution, land contamination and the problems of noise, dust and vibration. Development will not normally be allowed where it is likely to have an unacceptable effect on water quality, cause unacceptable ground contamination and cause an unacceptable increase in existing air pollution, noise or vibration levels particularly around noise sensitive properties (housing).
196. Policy S1 seeks to protect, maintain and improve Salford’s district centres through a range of initiatives aimed at reinforcing the primary retail function and improvements to the environment of the centres. 
197. Policy S2 will normally require all new retail development to be located in or adjacent to existing shopping centres. Such developments will be appropriate in scale and character to the areas they serve. Exceptions may be considered by assessment against a set of criteria including the effect on urban regeneration, economic effects on the vitality and viability of existing town centres, environmental effects on any existing shopping centre, accessibility by public as well as private transport and its effects on the highway network, feasibility of using any alternative sites on or immediately adjacent to a shopping centre and the particular nature of the scheme proposed and any exceptional locational criteria.
198. Policy S5 only allows hot food and drink premises where the living conditions of residential neighbours are not adversely affected and highway safety not prejudiced. 
199. Policy S6 encourages the refurbishment and improvement of Salford’s district centres.
200. Policy T2 safeguards a network of main highway routes along which major traffic flows will be directed. Proposals likely to have a materially harmful impact on the network’s ability to accommodate traffic flows will only be permitted if they include measures to offset that impact.
201. Policy T4 encourages greater use of the public transport network by supporting improvements to the quality and attractiveness of services. Measures will include agreements with developers to provide public transport facilities and services; providing feeder bus services to bus and rail stations and road schemes to assist buses.
202. Policy T8 seeks to protect future extensions to Metrolink that create a complete ‘loop’ linking areas to the north and south of the Ship Canal.
203. Policies T10 and T11 ensure that the needs of pedestrians and cyclists are given attention in the planning of new development and road schemes. In particular through improving links between residential areas and employment, shopping, recreational and other public transport nodes.
204. Policy T13 ensures that adequate car parking and servicing provision is made. Measures will include managing the supply of car parking spaces by use of parking controls and on street management.
205. Policy TR1 seeks to improve the tourism potential of Salford through environmental improvements that enhance its image and contribute to its attractiveness. Policy TR4 recognises the need to provide supporting developments and services to tourism and include hotel developments and major sports and recreational facilities.

206. Policy R1 states that development on existing formal or informal recreation land will not normally be allowed unless it is for formal or informal recreational or non commercial purposes related to the recreational use of the land or an equivalent replacement site is provided. Policy R7 seeks to maintain, improve or introduce a network of strategic recreation routes based on linear features such as canals. Development which may affect such a route will not normally be permitted unless provision is made to maintain the continuity of the route and its relation to any linear feature.

207. DEV1 requires that regard is had to a number of factors when considering planning applications and include amongst others the size and density of the proposed development, its location and relationship to existing and proposed land uses. DEV2 is concerned with promoting high quality design and appearance. DEV4 requires greater consideration of crime prevention and personal and property security in the design of new development. DEV5 requires new development to which the public will have access to be accessible to all. DEV7 states that new development on known contaminated land will only be permitted where it can be demonstrated that remedial measures can and will overcome any hazard on the site.

City of Salford Revised Deposit Draft Replacement Plan

208. The Revised Deposit Draft Replacement Plan  (revised UDP) was published in November 2003 and the Inquiry to hear objections closed in February 2005. The Inspectors Report has been received and having being considered by the Council it has now been published (30th September 2005). Accordingly subject to the comments and recommendations made by the Inspector the policies of the Revised Deposit Draft Replacement Plan set out in this report have reached an advanced stage and as such can be accorded (where appropriate) substantial weight. Below I have summarised the policies I have listed above and have also for clarity summarised the Inspector’s main comments and recommendations. 

209. The Plan Strategy is based firmly on the concept of sustainable development, balancing the economic social and environmental priorities of the City. The Plan has an important role to play in the delivery of the Council’s seven pledges, which in turn are closely linked to the seven themes of the Community Plan. The Plan sets out seven aims to help deliver the seven themes and pledges and in terms of the assessment of this application include:

· to maximise employment opportunities for local people;

· minimise the need to travel and develop a sustainable and integrated transport network;

· improve environmental quality and community safety;

· to protect and enhance natural assets;

· to secure sustainable resource management;

· to provide a comprehensive range of accessible local facilities.

210. The Inspector’s recommends  no fundamental changes to the Plan Strategy that are of bearing to the consideration of this application. 

211. The Spatial Framework translates the Plan Strategy, which recognises the opportunities and the need for regeneration and environmental protection vary in their scale and nature across the City. Five sub areas are identified and include: 

· Central Salford: The main focus for major regeneration and investment activity;

· Regional Centre.

· Western Gateway: where the planning application is located. The area is seen as a main economic driver for the region. The UDP encourages further economic investment in this area particularly through the development of the Barton RIS. It is recognised that regard must be had to highway capacity and that additional investment in transport infrastructure will be required.
· Salford West: Whilst this area includes popular and successful residential neighbourhoods there are significant pockets of deprivation with key problems being poor housing stock conditions and environmental quality.      

212. The Inspector recommended changes to the boundary of the Western Gateway sub area to include the built up frontage of Barton Aerodrome to the A57. He stated that economic development in this area is a key characteristic.  He also excluded reference to land within Trafford being in the sub area since it would be wrong to include land outside the administrative area of Salford. He recognised however that it would be better to say that the Gateway has physical and functional links with adjoining parts of Trafford Metropolitan Borough to the south and is therefore of more than local importance. Suggested new wording is given.   

213. The following Strategic Policies are relevant to the consideration of this application. Policy ST3 seeks to ensure the supply of a good range of local employment opportunities. The main focus of allocated sites is in the Western Gateway, which together with the Regional Centre is the City’s main economic driver. The Inspector recommends no fundamental change but does recognise that the Barton site (Policy E1) is the single most important employment allocation in the Plan and its contribution to diversification of the local economy should not go unheeded.

214. Policy ST5 requires as part of a number of measures that development proposals make adequate provision for the needs of the disabled, pedestrians and cyclists and where appropriate maximise the use of public transport and provide new road infrastructure when this will support the City’s economic regeneration. The Inspector recommends no modification to the Plan.

215. Policy ST6 directs development that would lead to major travel demand to sustainable locations. It implies that if such development is proposed in locations that are not, or will not be served by a choice of means of transport they will not be supported.. The Inspector recommends no modification to the Plan.

216. Policy ST8 requires developments to contribute to the achievement of and enhance standards of environmental quality through high standards of design, amenity, safety and environmental maintenance and management. The Inspector recommends no modification to the Plan.

217. Policy ST9 states that retail/leisure uses will be secured by protecting and enhancing the vitality and viability of existing town and neighbourhood centres and adopting a sequential approach to the location of new retail/leisure development. A retail hierarchy is stated with the maintenance and enhancement of town centres at the top with local shops at a lower order. Specialist retail locations are named as suitable for development. The Inspector has recommended that the 3 Specialist Retail Locations be deleted from Policy ST9 as they are out of centre and any retail development within them should be considered against Policy S2B with no special advantage or disadvantage. 

218. Policy ST10 seeks to secure a comprehensive range of recreation opportunities through amongst others the protection improvement or reorganisation of existing recreation sites and improvement of access to the urban fringe and countryside in particular through a network of existing and proposed strategic recreation routes. The Inspector has recommended a minor change to the wording to ensure such routes have an intra urban function as well as connecting the urban areas to the urban fringe and countryside.

219. Policy ST11 requires that sites for development are brought forward in the following order: existing buildings; previously developed land in locations that are or would be made to be well served by a choice of means of transport and are well related to housing employment services and infrastructure; previously developed land in other locations provided adequate levels of accessibility and infrastructure provision could be achieved; and then previously undeveloped land with similar accessibility requirements.  The Inspector has made recommendations to ensure this policy complies with Policy DP1 of RPG/RSS13 and in particular has removed reference to the listed exceptions, which would allow previously undeveloped land to take priority where certain exceptions are met.

220. Policy ST13 seeks to prevent any development that would have an unacceptable impact on any of the City’s natural environmental assets. The Inspector has recommended minor changes to the wording. 

221. Policy ST14 requires developments to minimise their impact on the global environment. Major developments will be required to demonstrate how they will minimise greenhouse gas emissions. The Inspector recommends no modifications.

222. The following ‘Design’ related policies are relevant to this case. Policy DES1 requires developments to respond to its physical context and contribute towards local identity and distinctiveness. In assessing compliance regard has to be had to a number of factors-of particular relevance are: the impact on, and relationship to, the existing landscape; the impact on, and the quality of, views and vistas; and the scale of the development in relationship to its surroundings. The Inspector has recommended changes to criterion (i) to address the issue of the effect of development on the natural environment and a new criterion (x) along the lines of the ‘functional compatibility with adjoining land uses’ with the aim of assessing the impact on existing neighbouring uses.

223. DES2 seeks through 5 criteria to ensure that the design and layout of new development is fully accessible to all people and that pedestrian and cycle movement is maximised. No change is recommended by the Inspector to the policy itself although a simpler explanation should be given in part of the reasoned justification. He recognises that a balance has always to be struck between competing issues and that the balance should be drawn in favour of wider community interests.

224. DES6 sets out criteria for assessing the acceptability of waterside development. The policy acknowledges that it may not always be practicable to provide a waterside walkway where the commercial role of the waterway makes it inappropriate, in which circumstances alternative high quality routes should be provided. The Inspector makes recommendations to modify the policy recognising that the commercial role of the waterway may not allow the provision of a waterside walkway; that the phrase high quality be changed for well designed and that the words ‘where possible’ appear at the head of requirement (a) as it may not always be possible to protect all wildlife interests particularly on large sites such as Barton. Recognising that not all commercial development along the waterside will be of the highest standards of design (e.g. a freight terminal) changes are made to the reasoned justification. Finally the Inspector has modified the policy to ensure that existing walkways adjacent to new developments are improved to a suitable standard.          

225. DES7 states that development will not be permitted where it would have an unacceptable impact on the amenities of occupiers or users of other development. The Inspector recommences no changes.

226. DES9 requires landscaping to be incorporated into development where appropriate and sets out criteria, which should be met. Similar to DES1 the Inspector wishes to ensure nature conservation interests and biodiversity are properly represented and accordingly modifies the Plan to allow, where possible, the creation of new habitats.  

227.  Of particular relevance to this application is Policy E1 Regional Investment Site-Barton. It states that: 

· One or a mix of any or all, of the following types of development will be permitted on the Barton Regional Investment Site (80.9ha):

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

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

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

· The development of the stadium site for any other uses as identified above will only be permitted where planning permission has been secured for a stadium for Salford City Reds on an appropriate alternative site within the City with a realistic chance of implementation; or it has been clearly demonstrated that the provision of the stadium on this site will not take place before the end date of the Plan.

228. The policy then goes onto state that any development on the site will be required to satisfy nine criteria:

· Makes an appropriate and proportional contribution to the provision of road infrastructure and services required to enable the development of the whole site and allocation EC3/11 so as to ensure there would be no unacceptable impact on the strategic highway network;

· Secure improvements to public transport to the site and make where appropriate adequate provision for the extension of the Metrolink line from Eccles via the site to the Trafford Centre and Trafford Park;

· Minimise any adverse impact on visual amenity and in particular on views and vistas in the area;

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

· Maintain the overall nature conservation interest of the area and where practicable retain and improve the wildlife corridor along Salteye Brook;

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

· Maintain the flood alleviation capabilities of Salteye Brook;

· Provide an attractive Strategic Recreation Route alongside the Ship Canal or if this is not feasible along a convenient route through or around the site; and

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

229. The reasoned justification states that the vast majority of the site save for the playing pitches is previously developed land. Its size and location makes the site development opportunity of importance to the whole conurbation. The development of such sites as Barton is crucial to the implementation of the Regional Economic Strategy, acting as flagship developments for the North West. It recognises that Salford Reds require a new stadium in order to provide high quality playing and training facilities. The eastern part of the larger site is considered to be the most appropriate location relating well to supporters of the club, and having good access to the motorway network the potential to be well served by public transport and a sufficient land area to provide a high quality facilities and any necessary enabling development which itself will have to be justified in terms of other Plan policies and the overall community benefits it would bring.
230. The Inspector considered objections raised by the NWDA as to whether the site (i.e. the Barton site) could properly be regarded as a regional investment site (RIS). To be one depended on the extent to which it satisfied the criteria of policy EC5 of RPG/RSS13. The Inspector considered thirteen criteria. On the whole he felt the site met the majority of criteria set by Policy EC5. However he concluded that the stated purpose of an RIS is to encourage strategic business investment which supports the Region’s sectoral priorities. He states that this site, under this policy is unlikely to do that. In recognising its status in the Regional Economic Strategy (RES) the Inspector recommends that the (Barton) site be described as a Strategic Regional Site.
231. Of relevance to this application he made the following observations. He stated the site is functionally and visually part of the wider urban area; it is previously developed land; its development for the stated purposes would result in a beneficial use of the site and create employment in a socially and economically deprived locality. On public transport he confirmed that it is essential for the site to be well served by public transport of good quality; that existing bus services are not well related to the site and that substantial enhancement is needed with appropriate contributions from the developers.    However should the stadium be developed in isolation or with the freight interchange it would not contribute directly to the sectoral priorities. 
232. The Inspector then considered the 3 options for the site separately. He concluded that the mixed employment option (option A) was acceptable. Option B the multi modal freight interchange was also considered acceptable in principle.
233. The following conclusions were reached on Option C –stadium/enabling development: unsure of site selection criteria used and uncertainty over the impact of the enabling development and this lack of precision could indirectly encourage a retail use. Secondly use of a large part of the site for a stadium would mean such land would not be available for employment uses. Overall he could not conclude with confidence that this out of centre  site is suitable for a ‘destination use’; that the site for the stadium and its enabling development has been identified by reference to the sequential test; that the allocation is acceptable having regard to the potential strategic planning consequences on other parts of the City and conurbation; and that the development would contribute substantially to the objectives of designating the land as a strategic regional site. 
234. However on the other hand he considered that key agencies (NWRA) do not object outright to the allocation; there is enough land to accommodate both the freight terminal and stadium and the site is large enough and suitable to accommodate the development; the site is available and is being promoted for such a use; the proposal would make use of previously developed land; the scheme has the potential to contribute to the improvement of public transport to the site including potentially Metrolink; no other site has been suggested as an alternative. 
235. The Inspector concludes that on balance and subject to some changes option C can remain in the Plan. His principal concern lies with the commitment to enabling development but with no indication of what uses would be acceptable. Uses need to be indicated and secondly there should be no suggestion that development contrary to the UDP might be acceptable if exceptional benefits could be shown. Any such uses would have to be explicitly considered as departures from the Plan. In particular he advised that having regard to the remainder of the Plan he thought it unlikely that the list of enabling uses would include housing, shops, offices or knowledge based employment, all of which should be directed to the urban centre.   
236. Finally the Inspector considers a range of issues common to all 3 options.  Of particular interest under a heading ‘environmental matters’ he feels that with care it is possible to combine nature conservation objectives with employment development e.g. maintain and enhance Salteye Brook. He also recognises that a major undertaking envisaged by this policy has the potential to affect the nature conservation interest of the site adversely. Wherever practicable and commercially viable to do so compensatory provision should be on site. He recommends changes to reflect this arguing that there is an onus on the developer to maintain the overall interest of the site unless they can demonstrate conclusively that it is not practicable. Other changes include phasing issues; ensuring compatibility with the rest of the site and in the reasoned justification: ensuring the enabling development maximises community benefits and achievement of the strategic objectives of the Plan.
237. I consider the proposal against the recommended modifications to Policy E1 later in my report. 
238. Policy E6 encourages tourism development that is or can be made accessible by a choice of means of transport, including public transport, walking and cycling; would not have an unacceptable impact on the highway network safety or existing tourism assets, or residential amenity and would achieve high standards of design. It makes it clear that tourism development includes support facilities such as hotels. Minor changes are recommended by the Inspector. These do not have a bearing on this application.  
239. Policy S2B provides the criteria against,  which in this case the retail/leisure  development will be assessed. In summary this policy confirms that permission for retail and leisure developments in out of centre locations will only be permitted where:
· A need exists;
· No sequentially preferential sites are available;
· There would be no unacceptable impact on existing centres;
· The site is, or would be made as part of the development, accessible by a choice of means of transport, particularly walking, cycling and public transport and would not encourage an unacceptable increase in car traffic;
· The development would not give rise to unacceptable levels of traffic congestion or have an unacceptable impact on highway safety;
· The development would be of a scale appropriate to its location and would be well related to its intended catchment population;
· No unacceptable impact on urban regeneration. 
· The development would be of high standard of design; and
· The development would not have an unacceptable impact on environmental quality or residential amenity.
240.  The Inspector has recommended the deletion of one of the criteria, that on urban regeneration and a number of sub criteria in criterion ii.  For clarity the policy applies to development outside the stated centres in Policy S2 and that all the criteria have to be met. He advises changes to bring it in line with PPS6. He takes the view that assessing the impact on urban regeneration (criterion vii) would be too difficult, although he recognises that it would be open to the Council to take it into account where appropriate. The recommended  changes can be  summarised as:  

· A need exists (quantitative and where appropriate a qualitative);
· No sequentially preferential sites/buildings are available for part or all of the development based on the following locations in order of priority- within town or neighbourhood centres-on the edge of town or neighbourhood centres-out of centre sites with preference given to sites which are or will be served by a choice of means of transport and which are close to the centre and have a high likelihood of forming links with the centre
· There would be no unacceptable impact on the vitality and viability of existing centres;
· The development would be of a scale appropriate to its location and would be well related to its intended catchment population;
· The site is or will be accessible and well served by a choice of means of transport; and

· In edge of centre locations, the siting and layout of the development maximises the potential for linked trips with the centre itself.
· The development would not give rise to unacceptable levels of traffic congestion, or have an adverse impact on highway safety in terms of traffic generation, parking or servicing;

· The development would be of a high standard of design and support an attractive external environment.

· The development would not have an unacceptable impact on environmental quality or residential amenity.   

241. Policy S4 states that amusement centres and A3 (Food and Drink)  uses will not be permitted where they would have an unacceptable impact on the amenity of neighbouring residents on highway safety, on the vitality and viability of town and neighbourhood centres, visual amenity and the drainage system. The Inspector recommended that the policy be brought into line with recent changes in the Use Classes Order.

242.  A range of Accessibility polices apply. Policy A1 states that developments likely to give rise to significant transport implications require the submission of transport assessments and where appropriate travel plans. Developers will be required to mitigate the impact of their developments as well as other measures required to achieve an acceptable level of public transport. The Inspector has recommended no changes beyond the Council’s pre inquiry changes.
243. Policy A2 requires developments to make adequate provision for the disabled other people with limited or impaired mobility, pedestrians and cyclists. The Inspector proposes no modification.
244. Policy A3 relates to the extension of the Metrolink tram system. It identifies one route the Lowry Spur for formal safeguarding on the proposals map. Generally it says that other extensions or improvements will be permitted where they are consistent with regeneration objectives and the remainder of the Plan. Route A3 (i) Eccles to Barton, via Patricroft and through to Trafford links with the Barton Regional Investment Site (Policy E1). Reference is made to the need to make provision for a potential extension of the Metrolink as part of the development. The Inspector takes the view that the provision of Metrolink to serve the Barton site would be a substantial contribution to its sustainability. Policy E1 requires contributions to be made to public transport infrastructure, which could include Metrolink if the line were to be progressed. He makes no further recommendations to the changes introduced by the Council at the pre inquiry stage. 
245. Policy A5 is a permissive policy with respect to the provision of quality bus corridors, guided busways and other bus priority measures. It requires development proposals to make adequate provision for access to and the use of buses. In the case of larger developments specific provision should be made for new bus stops and other associated infrastructure and where appropriate make financial contributions towards new or improved bus services. No modification is proposed by the Inspector.
246. Policy A6 requires major trip generating developments to make provision for taxis. The Inspector proposes no modification.
247. Policy A8 advises that development will not be permitted where it would have an unacceptable impact on highway safety or the ability of the strategic route network to accommodate appropriate traffic flows. The Inspector recommends the Plan be modified in accordance with the Council’s Pre Inquiry changes.
248. Policy A9 advises that planning permission will be granted for a number of stated new highway schemes. Specifically A9/3 identifies the A57-M62 Barton Moss link road as a road scheme for which planning permission would be granted. This road scheme has been allocated to support the major economic allocation at Barton. The Inspector concludes that it may be possible for a case to be made for the road even taking into account its Green Belt location. He agrees that in the context of a major employment site with the potential to generate large quantities of traffic it would be sensible for the Plan to draw attention to the possibility of the road being required. He however is not convinced that the case for the road has been made out at present sufficient for the Plan to state categorically that planning permission will be given for it. In conclusion he recommends that the alignment should not be shown on the proposals map nor included in the first part of the policy, but he retains wording in the policy that says that positive consideration will be given to such a scheme provided it is related to the development of the Barton SRS and it can be demonstrated that the benefits of the road outweigh the impact on the Green Belt. 
249. Policy A9/4 relates to the A57-Trafford Park link road through the Barton RIS (now SRS). The reasoned justification states that such roads will support the development of the Barton SRS  and improve access to the motorway network and the Trafford Centre for both cars and public transport.  The Inspector recommends that as there is no guarantee that the road will follow the suggested alignment, its precise line should be subject to further consideration. He does however retain the line on the proposals map and that land in the vicinity of it should be safeguarded for future provision of the road. 
250. Policy A10 requires developments to make adequate provision for disabled drivers, cyclists and motorcyclists in accordance with minimum standards and not to exceed stated maximum car standards. Where appropriate on street parking controls will be introduced to complement and reinforce levels of parking associated with new developments. The Inspector recommends modifications in relation to parking for residential schemes and the use of flexibility for some minor developments.
251. Finally Policy A14 seeks to retain and protect Barton Aerodrome for general aviation Purposes. It states that development at or close to Barton Aerodrome, which is incompatible with any existing or potential aviation operation will not be permitted. The Inspector recommends the Plan be modified in accordance with the Council’s Pre Inquiry changes.
252. Policy EN7C states that development that would adversely affect nature conservation value of designated sites or a priority habitat for Salford and Greater Manchester will only be permitted when the benefits of the development clearly outweigh the reduction in the nature conservation interest for which the site is protected or identified  as a priority habitat. In addition it requires that the detrimental impact has been minimised and appropriate mitigation is provided to ensure the overall nature conservation value is not diminished. The Inspector recommends the Plan be modified in accordance with the Council’s Pre Inquiry changes.

253.  Policy EN7D seeks to protect land which functions as a wildlife corridor and states that development will not be permitted where it would unacceptably impair the movement of flora and fauna. The Inspector recommends the Plan be modified in accordance with the Council’s Pre Inquiry changes and removal of a Designated Wildlife Key Corridor Area of Search for a site elsewhere in the City.

254. Policy EN7E advises that development that would be likely to have an adverse impact on legally protected species will only be permitted where mitigation measures are put in place to maintain the population levels of the species at a favourable conservation status within its natural range. Where a European protected species is affected it has to be demonstrated that no satisfactory alternative exists (having regard to form and location) that would have a lesser negative impact; and there is an imperative reasons for the development of overriding public interest. The Inspector recommends the Plan be modified in accordance with the Council’s Pre Inquiry changes.

255. Policy EN9 seeks to protect important landscape features. The Inspector recommends changes as he considers it unreasonable to require the retention of all features in situ. This would mean that their value would outweigh all other considerations.   A more balanced policy is required that protects features from adverse development and their replacement when they are lost in order to secure the same amenity value for the area.  

256. Policy EN11 is a permissive policy that sets out 4 criteria relating to the reclamation and improvement of derelict underused and neglected land. Minor rewording is recommended by the Inspector.

257. Policy EN13 sets out measures to be taken in relation to development of known or suspected contaminated land. The Inspector recommends that no modification be made at this stage as the policy is broadly consistent with PPS23 but that the Council review it as soon as possible  in light of the new PPS23 Planning and Pollution Control. 

258. Policy EN14 states that development proposals that would be likely to cause or contribute towards a significant increase in existing air pollution, noise odour, artificial light or vibration levels will not be permitted unless they include mitigation measures commensurate with the scale and impact of the development. The Inspector recommends that the Plan be modified by revision of the policy to bring it more in line with PPS23. In particular potential releases of pollution must be capable of being adequately regulated by the relevant pollution control authority under the pollution control framework He adds further criteria to reflect the impact of pollution on the sensitivity of an area and not just land uses, including the landscape, the quality of soil, air, and ground and surface waters; nature conservation; agricultural land quality; water supply and archaeological designations. He also recommends that consideration be given to the cumulative effect of pollution, having regard to the effects of existing sources of pollution and any balancing effects of the development. Furthermore in areas where existing levels of pollution exceed local or national standards planning permission will only be granted for environmentally sensitive developments only where the development incorporates adequate measures to ensure there is no unacceptable risk or nuisance to occupiers and they are provided with a satisfactory level of amenity.

259. Policy EN15 only allows development where it would not have an unacceptable impact on surface or ground water. No modification is proposed by the Inspector.

260. Policy EN16 states that development will not be permitted where it would be subject to an unacceptable risk of flooding; materially risk the potential for flooding elsewhere and result in an unacceptable public maintenance requirement for other parties. The Inspector recommends a rewording of the policy to address the Environment Agency concerns. In its revised form  it maintains the stance of the original policy detailed above but adds a requirement for a flood risk assessment to be provided for those developments likely to be at risk from flooding or cause flooding elsewhere. He requires 3 factors to be considered for developments that could result in flooding elsewhere. Furthermore for developments that would be subject to a significant flood risk including allocated sites and it is not possible to reduce the risk it will be allowed to proceed only in co-ordination with the River Irwell Flood Control Scheme.

261. Policy EN17A requires major developments to demonstrate that the impact on the conservation of non-renewable resources has been minimised and full consideration has been given to the use of realistic renewable energy options. The Inspector recommends the Plan be modified in accordance with the Council’s Pre Inquiry changes.

262. Policy EN18 requires developments along the City’s major road, rail and water corridors to preserve or make a positive contribution to the corridor’s environment. The Inspector recommends the Plan be modified in accordance with the Council’s Pre Inquiry changes and also that the policy recognise that in the case of development alongside the Manchester Ship Canal that is related to its operational role it may not always be practicable to preserve or make a positive contribution to the environmental improvement corridor.

263. Policy R1 states that the development of existing recreation land or facilities will not be permitted unless four criteria are satisfied. These include development for formal or informal recreation purposes; adequate replacement recreation provision of equivalent or better accessibility community benefit and management is made in a suitable location; it has been clearly demonstrated that the site is surplus to recreational requirements and the benefits clearly outweigh the value of the land for recreation purposes.  The Inspector recommends a modification to the criteria of where a site is surplus to recreational requirements to include that the development would facilitate the wider regeneration of the local area.      

Relevant National Policy Guidance

264.  This is set out in the following PPGs and PPS’s. PPS1-Delivering Sustainable Development –states that sustainable development is the core principle underpinning planning. Planning should facilitate and promote sustainable and inclusive patterns of urban and rural development by: making suitable land available for development in line with economic, social and environmental objectives to improve people’s quality of life; contributing to sustainable economic development; protecting and enhancing the natural and historic environment, the quality of the countryside and existing communities; ensuring high quality development; and supporting existing communities and contributing to the creation of safe, liveable and mixed communities with good access to jobs and key services for all. On sustainable economic development, local authorities should recognise that economic development can deliver environmental and social benefits; that they should also recognise the wider sub regional and regional economic benefits and that these should be considered alongside any adverse local impacts.
265. PPS6 Retail- The Government’s key objective for town centres is to promote their vitality and viability by: planning for the growth and development of existing centres; and promoting and enhancing existing centres by focussing development in such centres and encouraging a wide range of services in a good environment, accessible to all. . There are other Government objectives which need to be taken account of in the context of the key objectives highlighted above, namely: enhancing consumer choice by making provision for a range of shopping, leisure, and local services which allow genuine choice to meet the needs of the entire community, and particularly socially excluded groups; supporting efficient, competitive and innovative retail, leisure and other sectors with improving productivity; and improving accessibility, ensuring that existing or new development is ,or will be accessible and well served by a choice of means of transport.  In considering planning applications for developments that include main town centre uses the following  main policy considerations apply: the need for the development; securing an appropriate scale of development; applying the sequential approach to site selection; assessing impact and ensuring locations are accessible. 
266. PPS9 Biodiverstity and Geological Conservation (August 2005): The Government’s objectives for planning are to promote sustainable development; to conserve, enhance and restore the diversity of England’s wildlife and geology and to contribute to rural renewal and urban renaissance. Key principles of PPS9 require that planning decisions are based on up to date information about the environmental characteristics of the area; policies and planning decisions should aim to maintain, and enhance, restore or add to biodiversity and geological conservation interests. In taking decisions appropriate weight should be attached to designated sites of international, national and local importance; protected species; and to biodiversity and geological interests in the wider environment. Plan policies on the form and location of development should take a strategic view on nature conservation enhancement and restoration of biodiversity. Beneficial biodiversity and geological features should be incorporated into the design of development. The aim of planning decisions should be to prevent harm to biodiversity and geological conservation interests. Where planning permission would result in harm to those interests local planning authorities will have to be satisfied that the development cannot reasonably be located on any alternative sites that would result in less or no harm. In the absence of no alternatives adequate mitigation measures should be put in place. Where a planning decision would result in significant harm to biodiversity, which cannot be prevented or adequately mitigated appropriate compensation measures should be sought. Failing this permission should be refused. On specific points PPS9 advises that the reuse of previously developed land for new development makes a significant contribution to sustainable development. However where such sits have significant biodiversity interests of recognised local importance the aim should be to retain this interest or incorporate it into any development of the site. On protected species planning authorities should protect such species from the adverse effects of development where appropriate by using conditions or obligations. Permission should be refused where harm to the species or habitat would result unless the need  for and benefits of the development clearly outweigh that harm.
267. PPG13 Transport: Here the main objective is to promote more sustainable transport choices for both people and for moving freight. It aims to promote accessibility to jobs, shopping, leisure facilities and services by public transport, walking and cycling and reduce the need to travel by car. For retail and leisure policies should seek to promote the vitality and viability of town centres, which should be the preferred locations for new retail and leisure development. Preference should be given first to town centres then edge of centre and then  on out of centre sites in locations which are (will be) well served by public transport.
268. PPG17 Planning for Open Space, Sport and Recreation (updated in 2002) reinforces the Governments objective to promote accessibility to good quality sports and recreational facilities, highlighting the potential for such facilities to provide opportunities for social inclusion and community cohesion. In terms of stadia and major sports development, proposals which will accommodate large numbers of spectators, or which will also function as a facility for community based sports and recreation should only be granted where they are located in areas with good access to public transport. PPG17 also requires local planning authorities to give very careful consideration to any planning application that involves development on playing fields. It recognises that development on playing fields can be permissible where replacement provision is made. 
269. PPG21 Tourism- advises that hotels should fit in well with their surroundings and be in harmony with the local environment.
270. PPS23 Planning and Pollution Control: Advises that any consideration of the quality of land, air and water and potential impacts arising from development, possibly leading to impacts on health, is capable of being a material planning consideration, in so far as it arises or may arise from or may affect any land use. The planning system plays a key role in determining the location of development which may give rise to pollution and in ensuring that other uses and developments are not affected by major existing or potential sources of pollution. The presence of pollution in land can present risks to human health and the environment but development presents opportunity to deal with these risks successfully. Appendix A to the PPS lists a number of matters that may be material in the consideration of planning applications where pollution considerations arise and include: the possible impact of potentially polluting development on land use, including effect on health, the natural environment or general amenity; the sensitivity of the area to the adverse effect of pollution; the environmental benefits that the development may bring such as resulting reductions in the need to travel, accompanying improvements to transport infrastructure, restoration of former habitats, enhancement or creation of habitats and the remediation of past contamination; the economic and wider social need for development such as the creation of new jobs; the existing and likely future air quality in an area (including AQMAs); the need for compliance with any statutory environmental quality standards or objectives (air quality); the possible adverse impacts on water quality; existing action and management plans with a bearing on environmental quality (air quality area action plans) and the need to limit and where possible reduce the adverse impact of light pollution.
271. PPG24 Planning and Noise: The impact of noise can be a material planning consideration. It recognises that it is hard to reconcile some land uses with housing and some other activities which generate high levels of noise but stresses that wherever practicable noise generating development are separated from major sources of noise. Development involving noisy activities should if possible be sited away from noise sensitive uses. Where this is not possible there is a need to consider what can practically be controlled to reduce noise levels or mitigate noise through conditions and planning obligations. For recreational and sports activity local planning authorities should take account of how frequently the noise will be generated and how disturbing it will be and balance the enjoyment of the participants against the number of people affected.

Other Policy Guidance 

272. The North West Development Agency (NWDA) launched its first Regional Strategy in January 2001. The Barton site is one of 14 additional sites Strategic Regional Sites designated by the NWDA in December 2001. At the core of the Regional Economic Strategy (NWDA-2003) is sustainable development. The latest version also includes references to the importance of sport as a key business sector in the region. Similarly in developing the region’s image tourism is seen as crucial to the economic well being of the region. It gives the example of how the Commonwealth Games has helped to transform the image of the region. It advises that developing new ‘events’ and promoting bids for major sporting events will further enhance the Northwest’s reputation and boost visitor numbers. 

273. The NWDA’s- Strategy for Tourism in England’s Northwest- majors on a thematic marketing campaign that focuses on features that makes the region unique and special. These themes include ‘Sports Mecca’ an unrivalled area of excellence- making full use of the region’s sporting assets, which include stadia and clubs and events. The first objective of the draft Greater Manchester Tourism Strategy (2003-2008) relates specifically to promoting Manchester as a world class sporting mecca.

274. The City Region Development Programme- Manchester City Region- Accelerating the Economic Growth of the North (Moving Forward the Northern Way) identifies six accelerators of economic growth in the Manchester City Region which will make the greatest contribution to supporting the Northern Way: Manchester Airport; Financial and Professional Services; Life Sciences Industries; Creative, Cultural and Media; Manufacturing and Communications. The fourth accelerator recognises that sporting and cultural activities is part of a key sector for the Manchester City Region as it underpins many of the business activities that are vital for the development of the knowledge economy. 

275. The document ‘Sharing the Vision’ A Strategy for Greater Manchester’ (AGMA) maintains that a strong accessible and high quality cultural sector is critical to realising the Vision. Sport and culture are inextricably linked. Sport and culture are seen as a key attraction and focus for many visitors from outside the area. The existence of key cultural and sports attractions account for tourisms key role within the economy of Greater Manchester. Active resident participation has an important role in helping to foster cultural activities including sport. Participation has strong links with the promotion of both better health standards and social cohesion across communities. Rugby League ‘superleague’clubs are seen as one of a few key cultural assets. Key actions are highlighted to develop the ‘Manchester Brand’ through the creation of world class events that increase the interest and visitors to the region; focussing on the traditional and contemporary strengths of the city region culture; support the enhancement of tourism though the development of tourism infrastructure; position the area as a gateway to the North West; develop a county wide approach to encouraging more participation in sport including stronger links between grass roots and major sporting asset holders; and encourage promotion and participation in sport   

276.  Other Council documents include its Community Plan and Economic Development Strategy (EDS) 2001-2004. The latter is grounded in the principle of sustainable regeneration. It seeks to achieve high standards of living and improve the environment in line with the Community Plan. The EDS is based on three core themes- encourage investment in the City; supporting business development and enabling local people to achieve their full potential.


Other matters

277. Gambling Act 2005: Separate to the planning process the casino would also have to be considered under the Gambling Act. The Act was introduced into Parliament on 18th October 2004. It received Royal Assent on 7th April 2005.   The target for full implementation of the Act is 1st September 2007. The Government anticipates that the Gambling Commission will publish licence conditions and codes of practice by around June 2006 and that it will start to accept advance applications for casino operating and personal licences by January 2007. Within this context an independent advisory panel is to be appointed to advise the Secretary of State for Culture, Media and Sport on the areas in which new casinos should be located. Decisions on the preferred locations for casino developments might not be forthcoming until late 2007.

The Principle of the Development
278. This proposal has been promoted by the applicant as a single composite scheme with a range of interdependent components making up the whole. It is maintained that the stadium would be delivered (capital costs to build) by the sale of the retail warehouse development to a third party. The associated development, that is, the casino, hotel and food and drink uses would be carried out and retained by the applicant to provide long term revenue streams which the applicant states will provide a dowry fund to allow the Club to compete at the top level of the rugby super league.  
279. 
280. The stadium itself would accommodate  the casino, hotel and other ancillary elements. Its design, scale, massing and appearance is purposely bold and imaginative in order to deliver an iconic landmark building. The hotel, casino and other uses are key components of this bold statement. Such a proposal in its composite form requires a site of sufficient size to accommodate a large building footprint and a setting that allows such a large development to work and which has regard to neighbouring land uses. Furthermore the opportunity that such a proposal can make in terms of its physical presence, impact and its contribution to enhancing the image of the City should not be underestimated. Clearly the availability of sites in Salford to accommodate this type of proposal are limited. The applicant examined 3 potential sites in Salford to accommodate the whole development. In addition he also examined 7 other sites as part of the requirement to apply the sequential test to the retail/leisure components. The applicant is clear that without the enabling/associated development the new stadium cannot and will not be delivered.
281. The robustness of the applicant’s case for the enabling development is a very important material consideration which must be carefully assessed against the development plan and relevant planning policy guidance, not least those policies relating to the retail/leisure components. I turn first to the enabling development  
Enabling Development

280.   In terms of coming to a view on the balance of the planning arguments in this case,  the Council needs to  understand and be clear about  whether the proposed level of enabling development is necessary to deliver and sustain the stadium development. To this end the Council commissioned specialist consultants DTZ Pieda to examine and report on this important matter. DTZ were asked to assess, through rigorous investigation and testing the scale of the proposed stadium and the ability to finance the development. Also DTZ were asked to assess the need for the enabling development its appropriateness and adequacy, together with deliverability and sustainability. 

175. The review of the Salford Reds’ Business Plan carried out by DTZ sets out the financial requirements and justification for the new stadium. Given the uncertainties at the present time as to the Government proposals for the development of casinos DTZ’s appraisal assumes there is no deregulated casino (it does assume there is a casino/exhibition space)

Financing and Support. 

282.  The Development costs are to be serviced entirely through third party debt finance as supported by Peel Holdings Limited. Repayment of such debt funding is primarily made through capital receipts generated on disposal of the retail warehouse development. In summary drawdown of a Development Loan facility of £114.5m enables the build costs to be met and all other loans to be repaid. On completion this facility is repaid in full by way of the capital receipts from the enabling development and drawdown of a long term lease loan facility provided by a third party bank. Future funding support for the Club may be provided by the applicant, up to a maximum of £2 million per annum under the terms of an exclusitivity agreement between the two parties. Consequently the disposal of the retail warehouse (enabling development) provides funding by way of capital receipt to enable the development of the Stadium and the ongoing income streams generated through the associated development effectively enable servicing of the long term debt funding and the establishment of a dowry fund for the Rugby Club of potentially up to £2m per annum. No developer’s profit is to be taken from the development (based on incorporation in the development of an exhibition space/casino) and no repayment of the principal of the long term loan has been made. Forecast profits and cash surpluses are used to minimise the debt requirements for the development. This generates the rationale of the applicant’s long term support for the Club. 


    The Rugby Club and the Super League

283. The Super League is becoming increasingly competitive with more and more clubs each season incurring the full salary caps to ensure their competitive status. Those clubs who are unable to invest in top players are struggling to find success on the pitch. The game is becoming ever more popular. Proposals have been put forward to end relegation from and promotion to the Super League with the Super League only welcoming new clubs who enhance the league’s offering as a modern, vibrant and successful league. The Super League who through their own Strategy wants to support successful and innovative clubs, supports the Club’s ambition. Quoting from the executive chair of the Super League; there is overwhelming evidences that suggests good facilities are fundamental to the success of a club…..This is why Super League for the next five years places quality of facilities at the very heart of the strategy. Any club that cannot deliver a modern stadium is in very real danger of falling out of the top echelon of rugby league. Salford City reds are crucial for rugby league being our only major club in a hugely important conurbation

 Summary and Conclusion.

284.  DTZ after a considered and careful assessment of the Development Plan and Business Plan confirm and advise that :

· The scale and capacity of the stadium development meets the requirements of the rugby Club in maintaining its status as a Super League Club and meeting the Super League’s declared strategy.

· It is viable and deliverable 

· Through provision of the new Stadium and the dowry fund, we believe the Rugby Club should be able to meet the Super League objectives for Salford City Reds to be the rugby league team for the Greater Manchester region.
· The Rugby Club has historically relied upon financial support from its shareholders. In order to compete with the top teams in the Super League a new stadium is required and from our review of the business plan the Rugby Club is not in a position to finance the Stadium from its own resources. In addition to this the Rugby Club needs to invest in players in order to compete with the top four Super League teams and in order to build the fan base. This is to be funded by the dowry fund agreement contained in the Exclusivity Agreement between the Club and the applicant.  This fund is generated by the applicant through the associated developments (hotel, casino etc). The financial support secured via the Exclusivity Agreement should put the Club on a  more stable financial basis. The Development Plan excludes the developer’s profit from the applicant arising from the enabling development.
· 

· Historically the Club has required ongoing financial support and this has principally been provided by the Chairman. The Business Plan for the Club indicated that this financial support needs to continue and it assumes a contribution of £250,000 per annum from the dowry fund. The Exclusivity Agreement further recognises that this requirement will continue. From discussions with RCD management it is understood that RCD cannot, at this stage, commit to fund the gap as it may not have the necessary funds to do so each year to the maximum of £2 million nor may the Club require the maximum £2 million each year. However RCD management has confirmed that the word ‘seek’ is being used to demonstrate the willingness to fund as much of the gap as they are able to do so. The Shareholders Agreement between the parties states that if any profits are made then they will be paid out in a hierarchy after debts with the payments of the Club funds as a priority and paid before anything else. DTZ believe the Exclusivity Agreement should put the Club on a more stable financial basis.
· The level of enabling development having deferred developer’s profit together with the ability to provide up to £2 million a year of revenue support as set out in the Exclusivity Agreement is in DTZ’s opinion adequate   


· 

· 
· The capital costs of the stadium have been reviewed and DTZ are satisfied that the capital receipt generated by the Enabling Development is of an appropriate scale. The level of  of retail enabling development is adequate and appropriate to provide long term viability as set out in the rugby club’s business plan.

285. To conclude I consider that the applicant has a credible case to justify the enabling development, that is the retail warehouse buildings, and furthermore gives weight to the proposal being considered as a whole package. The scale of enabling development is sufficient to deliver the stadium, but it is not excessive.
286. Turning to the associated development it has been demonstrated in the Club’s Business Plan that particularly in years 1 to 4 the Club will require the dowry payment to increase player’s salaries and align them financially with the top four clubs. Such funding will also allow the Club to invest in their youth and community programme.  It is not certain whether the Club would actually require the full £2 million per year. The Shareholders Agreement and the Exclusivity Agreement  to which the applicant and the Club are signed up to, would provide a ‘mechanism’ to fund the Club although RCD  may not have the necessary funds to do so to the maximum £2 million per year. Whilst this may put the Club on a more stable financial basis than it has been in the past it does not provide the certainty against which I can conclude at this stage that the arguments for the associated development are as a robust as those for the enabling development (i.e. the retail warehouse building).
287. It is against these important set of factors and others  that the application should be considered. 

     The Adopted UDP 
288.  The majority of the site, excluding the link through Eccles WWTW is allocated in the adopted UDP as a major high amenity site for high technology industry (policy EC10/1).  Policy EC3 of RPG/RSS sets out the locational criteria for knowledge based industries and policy EC8 for office developments. They direct such developments to town centres. The Barton site does not meet these locational criteria. Therefore the EC10/1 high amenity site allocation would be very limited in the uses it could have if it were to be consistent with RPG/RSS. The Inspector in his assessment of Policy E1 in the revised UDP concluded that that the Barton site would not be a suitable location for offices or knowledge based industries. In these circumstances I would conclude that the adopted UDP is effectively out of date and inconsistent with RSS/RPG, which itself is more up to date and as such should be given more weight.
289. Turning to the more general policies in the adopted UDP I would argue that where appropriate more weight should be given to their updated versions in the revised UDP, which has now reached an advanced stage and moreover are more consistent with national planning guidance. For completeness I have nevertheless considered these adopted policies where appropriate.    

 RSS/RPG

290. The Inspector assessed the allocation in the revised UDP against Policy EC5 of RSS. Having considered the allocation against 13 criteria he was satisfied that the site met the majority of them. In particular he agreed that the site was functionally and visually part of the wider urban area; it is previously developed land; its development for the stated purposes would result in a beneficial use of the site and create employment in a socially and economically deprived locality. On public transport he confirmed that it is essential for the site to be well served by public transport of good quality; that existing bus services are not well related to the site and that substantial enhancement is needed with appropriate contributions from the developers.
However the Inspector’s main concern was that should the stadium be developed in isolation or with the freight interchange it would not contribute directly to the sectoral priorities (7 growth target sectors [GTSs], including environmental technologies, life science industries [biotechnology and pharmaceuticals], financial and professional services, tourism and so on) for the North West. In this respect the Inspector did not consider the site to be an RIS and therefore it is not essential that the uses of the site fall within the sectoral priorities identified in the Regional Economic Strategy (RES). The more important issue however  is whether the proposal falls within the Strategic Regional Site designation (SRS). The RES says that such sites are intended particularly to encourage knowledge-based industries and to develop strategic distribution facilities (particularly rail and seaport related). The Inspector accepts that a multi-modal freight interchange can still be provided on the site if the stadium goes ahead, and therefore the proposal would not compromise the identification of Barton in the RES as an SRS. Furthermore, the stadium itself falls within one of the sectoral priorities (Tourism) identified in the RES. In that way, the proposal is both consistent with the RES and the RSS.

291.   
292. The Inspector then went onto examine the stadium allocation in more detail. Overall he could not conclude with confidence that this out of centre site is suitable for a ‘destination use’; that the site for the stadium and its enabling development has been identified by reference to the sequential test; that the allocation is acceptable having regard to the potential strategic planning consequences on other parts of the City and conurbation; and that the development would contribute substantially to the objectives of designating the land as a strategic regional site. However on the other hand he considered that key agencies (NWRA) do not object outright to the allocation; there is enough land to accommodate both the freight terminal and stadium and the site is large enough and suitable to accommodate the development; the site is available and is being promoted for such a use; the proposal would make use of previously developed land; the scheme has the potential to contribute to the improvement of public transport to the site including potentially Metrolink; and no other site has been suggested as an alternative. In his overall conclusion he advised that his principal concern lies with commitment to enabling development but with no indication of what uses would be acceptable or how proposals for such development would be treated. On balance and subject to his concerns the Inspector recommended that the stadium allocation be retained in the Plan and as such he must be satisfied that its benefits would outweigh any potential disadvantages including those which he has some uncertainty over. 
293. Whilst recognising the Inspector’s principal concern, which I address below for robustness purposes, I also set out my response to his other concerns which whilst stated did not lead him to remove option C from the Plan.

Site selection and ‘destination’ use 

294. The applicant  considered three alternative sites to accommodate the whole development. Given the need for enabling development to deliver and sustain the stadium and that the rationale of the stadium included some of the enabling elements within its integrated design the site selection process examined sites that could accommodate the whole development. I consider this approach to be consistent with the view that the stadium would not be viable without some form of enabling development and therefore it is probably irrelevant if a smaller site capable of accommodating just the stadium were available. Furthermore limiting the search for the stadium to sites in Salford can be justified because of the need to maintain links with the local community. The applicant considered the following sites in Salford.
295. Firstly the Middlewood site (Blackfriars) is previously developed land and is a good site in terms of good transport connections and location with the regional centre. The site comprises almost 19 acres (7.6 ha) and has outline consent for a mixed use development of residential, hotel, offices, retail (but limited to ground and first floors of buildings and a restricted amount per building with a maximum floorspace of 2,495 sq m). Crucially the scheme proposals also facilitate the restoration of the Manchester- Bury- Bolton Canal. The site falls within a mixed use area designation in the revised draft UDP.  Even with the adjoining piece of land this site would not be large enough to accommodate the stadium proposal and also crucially would make it difficult if not impossible to facilitate the restoration of the canal as part of the public realm works given the large building footprints involved. The mixed use policy would allow retailing and leisure uses to be accommodated on the site but only where they are consistent with the retail/leisure policies in the Plan. The formulation of detailed proposals for this site are now well advanced including a recent planning consent for the canal works. Funding for this first stage of the canal restoration has been secured. The site is not available for the proposed stadium development. For these reasons this site is not considered to be a sequentially preferential site.
295.   Secondly, in many ways the redevelopment of the existing Salford Reds ground at the Willows would be attractive since it retains this facility in the local area and is relatively close to Metrolink. Consideration of this site needs to have regard to the emerging plans for the Weaste Seedley and Claremont area.  It is proposed that an Area Action Plan be prepared to guide future development/redevelopment proposals for Weaste, Seedley and Claremont. The boundaries are the ward boundaries for Weaste and Seedley and Claremont plus a small part of Buile Hill Park not included in the Pendleton Area Action Plan.

296. The Willows is geographically at the centre of the Area Action Plan and is also located in the Weaste Housing Renewal Area. With support from the Housing Market Renewal Fund a programme of housing improvements has been ongoing over a number of years comprising block improvements (facelifts) allied with supporting environmental works to the footpaths and alleyways including alley gating. Much of this work has focussed on the housing adjacent to the Willows - Kennedy Road and Barff Road and is now nearing completion. 

297.   It is understood that the Willows lies in a number of ownerships with the Willows nightclub being in a separate ownership to the Rugby Football Club. The site is not large enough  to accommodate a modern stadium. Opportunities to expand the size of the site are limited as the ground is constrained by housing on two sides. A disused cricket ground borders the site on its north side.

298.   The work undertaken to improve the housing stock in the area supports Weaste as a sustainable neighbourhood. It is difficult to see how a stadium accommodating 20,000 people would sit comfortably with Weaste as a stable residential neighbourhood particularly on match days. 

299. If  a new stadium were to be considered for this site with its  enabling development to deliver it, demolition of substantial areas of housing would be required. Even if despite what I have stated above demolition were to be an option there is  too much uncertainty, potentially long timescales  and the need to compensate for the loss of the houses involved. In my view the site is unlikely to be a viable option. Moreover the Club would have no ground whilst redevelopment took place. The applicant needs to move to a new stadium in the short term if it is to survive. In terms of the retail/leisure elements of the proposed scheme this site would also be considered out of centre. 
300. 

Finally Stott Lane playing fields (the main area is 7.96ha plus 2 additional sites immediately adjacent to the playing fields - an allotment site covering 2.69ha, and a woodland area covering 0.47ha would also maintain the stadium in the broad area the club is currently located in and has good public transport connections, although the proximity of two significant traffic generators next to each other (hospital and stadium) could be judged to have an unacceptable impact on the local community (e.g. congestion and parking issues) The site is however a greenfield site compared to the previously developed status of the Barton site and locationally is out of centre in retail/leisure use terms ; playing fields would have to be relocated and given the constrained site of the neighbouring Hope Hospital, hospital use may be more appropriate if built development were to be considered appropriate on this site. To illustrate this point part of the site (1.25 ha) is used by the hospital as a temporary car park (with planning permission until 2004). An application to extend this period until 2010 has been received by the Council. This extended period is crucial to the Hospital Trust’s plans to undertake a comprehensive redevelopment of their main site in a timely and cost effective way whilst maintaining reasonable provision for staff parking. Overall the site is too small to accommodate the proposed development in its entirety. For these reasons this is not considered to be a sequentially preferential site.

301. I would conclude that despite the fact that the three sites may be judged to be more accessible by public transport (but would also likely require improvements to the highway infrastructure themselves) there is no better site than Barton to accommodate the proposed stadium development in its entirety. As I explain below there are significant proposals to make the application proposals more accessible. The site search also highlights the very limited supply of sites in Salford of a size to accommodate the proposal. In applying the sequential test for the retail/ leisure elements all three sites are also out of centre. 
Strategic Implications of the Enabling Development (including the extent to which the proposal meets PPS6 and retail/leisure policies in the adopted and Revised UDP) and the Relationship to the remainder of the E1 Site.               

302. Clearly the Council acknowledge that it would inappropriate to list retail/leisure development (particularly of substantial size) as enabling development in the revised UDP as it would not, as a matter of principle accord with policy EC8 of RSS and the retail policies in the adopted and revised UDP and not least PPS6. Treating it as a departure the Council has employed specialist retail consultants GVA Grimley to test the  applicant’s ‘enabling’ elements of the scheme against the prevailing national and local planning policy. .  The impact of the enabling development is a serious matter particularly in relation to its strategic implications for the revised UDP and Plan strategy. It needs to be carefully assessed against PPS6 and the Draft UDP in terms of: need for the development, the sequential approach to site selection, the impact on existing centres, and the accessibility of the proposed development. The findings of GVA Grimley now follow.
Retail Need/Appropriateness of Scale

303. 
304.  The applicant’s latest report (July 2005) sets out an updated assessment of comparison floorspace capacity over the period 2004 – 2009 based on comparison between the current/projected expenditure and turnover requirements of existing floorspace from within the study area. The study area was redefined to include only the City of Salford administrative area and parts of Trafford, but excluding similar units close by in Trafford. The analysis is based on updated population and expenditure estimates derived from Experian, and the City Council consultant’s, GVA Grimley are satisfied that the growth rates used, and adjustments for non-store trading are all reasonable.  Equally, GVA have no reason to dispute the floorspace data used.

305. Having assessed the submitted information GVA concur with the applicant’s findings that there is likely to be capacity for additional comparison retail floorspace within the study area, and specifically, that there is likely to be capacity for further floorspace selling the classes of goods to which the proposed development is intended to be restricted.  The analysis points to a notional capacity of some £234m of comparison goods turnover by 2009, including circa £67.5m of surplus expenditure within the specific classes of goods to be sold.  Against these projections, the estimated turnover of the proposals from within the study area at £36.8m represents a relatively insignificant proportion of forecast expenditure growth overall, although the development would amount to more than 50% of the total identified capacity for the defined goods categories proposed. GVA endorse the revised study area and the key data inputs used by the applicant and accept the scale of comparison expenditure growth identified is likely to lead to further capacity for new development within the area .However the additional work done by the applicant still does not address the reservations expressed below. 
306. In particular GVA have the following reservations: 

· Whilst two different household surveys have been used to inform the judgements which underpin the analysis there is no fully up-to-date household interview survey covering the study area which provides a fully accurate picture of the current pattern of trade retention/leakage which would enable us to model accurately the current turnover of existing centres/retail warehouse facilities and where trade is leaking to;

· The study still relies on a large number of assumptions concerning the ‘benchmark’ turnover of existing centres, and judgements concerning the proportion of each centre’s trade derived from the study area;

· Even assuming the benchmark figures and outflow assumptions employed are reliable, the capacity analysis assumes that expenditure ‘leakage’ from the study area could all be potentially recaptured by new development.  In practice, a significant level of the identified ‘leakage’ is likely to be lost to strong higher order shopping centres and a range of other retail destinations for a range of reasons.  The extent to which a development, which is conditioned to a restricted range of bulky goods occupiers, is likely to have a significant effect on recapturing trade from any or all of this leakage is difficult to determine without more accurate survey data;

· Notwithstanding that GVA have specifically requested the applicant consider the capacity for the defined classes of goods proposed, in practical terms GVA recognise the further difficulty of accurately assessing the proportion of existing floorspace in defined centres/retail parks devoted to the classes of goods, and assessing realistic benchmark turnovers for the purposes of this type of exercise.  In practice the margins of error outlined above are likely to be compounded in the case of the bulky goods assessment.

On this basis GVA are unable to conclude that there is a clearly defined need which would be met by the proposals.  

307. In qualitative terms, the applicant refers to the conclusions of the Salford Retail Study and GVA accept that this identifies that Salford does not have a bulky goods shopping centre that can compete effectively with facilities outside the Borough, and that it would be desirable in policy terms to claw back comparison goods expenditure leakage.  The applicant’s accept that as the site is not centrally located from the city it does not represent the optimum location to meeting this need, but reiterates the case made previously that the scheme would recapture some trade currently ‘lost’ from the city, which could reduce car journeys.

308. Moreover in qualitative terms, there is no further information on the level of demand or type of occupiers envisaged, and therefore it is difficult to comment on the extent to which the proposals will materially enhance the choice/quality and accessibility of retail warehousing provision serving Salford residents.  Provided the development is able to attract occupier support, it is likely to provide some additional choice, and would serve to reduce (albeit in a limited way) the need for some Salford residents to travel further to visit comparable facilities in Trafford Park.

Leisure Need

309.   In GVA’s report to the Council in June 2004 they accepted the need for the proposed hotel, stadium and accepted, in planning terms, a need for the casino element of the proposals. The development of a stadium will in itself contribute towards generating additional demand in the area and establishing the location as a leisure destination. In addition it has been demonstrated that the hotel will cater for general business/corporate tourist and leisure demand. In terms of the casino GVA are confident, based on the available forecasts and assuming that deregulation takes place that there will be capacity for at least one new facility in the defined catchment.
310.         In practice GVA appreciate that a number of the elements of the proposals including pubs/bars, restaurants  are likely to be appropriately regarded as ancillary to the stadium, hotel and other uses proposed. Whilst no evidence of need/demand for the exhibition space has been submitted it is unlikely to give any significant policy concern. They  recommend that any Class D2 floorspace permitted should be limited to the casino/exhibition space only given that other D2 uses would require further justification.
311. In summary there is a sound planning case for the proposed stadium, hotel and casino. The hotel will meet business/corporate, tourist and leisure demand and as such GVA agree that there is likely to be scope in quantitative and qualitative terms for the scale and form of accommodation proposed. Similarly there is likely to be capacity for at least one new quality casino in the catchment following the deregulation of the gaming industry.   There is no analysis of the need for the ancillary food and drink elements and proposed exhibition space although this is unlikely to give rise to any policy concerns. There is no evidence of any other need for other D2 leisure uses.
Sequential Approach  

312.  PPS6 sets out the Government’s policy for Planning for Town Centres, and applies to retail uses, leisure, entertainment and intensive sport uses (including cinemas, restaurants, drive-through restaurants, bars and pubs, night clubs, casinos, health and fitness, bowling and bingo halls) and arts, culture and tourism (including hotels and conference facilities). 
313. The statement requires a sequential approach to site selection (i.e. in centre, edge of centre, out of centre ) to all development proposals for sites that are not in an existing centre or allocated in an up-to-date development plan.  The relevant centres in which to search for sites will depend on the overall strategy set out in the development plan and the nature and scale of the development in the catchment that the development seeks to serve.  In applying the approach, and considering alternative sites, developers and operators should be able to demonstrate that they have been flexible about their proposed business model in terms of the scale and format of the development, car parking provision and the scope for disaggregation.  The applicant has considered seven sites, four in Trafford and three in Salford (Salford Shopping City, Swinton Precinct and Regent Road). Five are ‘in centre’, one ‘edge of centre’ and one ‘out of centre’. Of those sites in Salford,  the Regent Road site is out of centre and is currently developed with a range of existing mainly bulky goods retailers. The UDP Inspector has recommended that the Regent Road Retail Park site should not be identified as a specialist retail location but should be treated as any other out- of- centre location.  On this basis this site cannot be considered to be sequentially preferable to the application site.  The Swinton precinct site is a small in centre site (0.38 hectares). Whilst it may be suitable for some retailing its limited size and available parking provision would make it less capable and unattractive for a casino and hotel use of the scale proposed. Lastly the Salford Shopping Centre site at 3.7 hectares is an in centre site. The site is however earmarked in Supplementary Planning Guidance produced in 2002 as one for a new food superstore. Discussions with a food operator are advanced and the submission of a planning application is imminent.     

314. GVA advise that the applicant considers that all the commercial uses, which collectively make up the enabling development must be viewed as a whole, and that locating individual elements elsewhere would undermine the concept of the enabling development package and prejudice the realisation of the overall project.  The applicant indicates that this approach has been endorsed by the Secretary of State in the Warrington Case, where the Secretary of State accepted that the proposed development constituted an exception to the then retail guidance in PPG6.

315. The Warrington case and the more recent Wolverhampton case (Secretary of State decision in relation to proposals for a casino and extension to existing hotel facilities at Dunstal Park Racecourse dated 5th July 2005) both demonstrate there may be circumstances where it is inappropriate to seek to disaggregate the component parts of the development.  However, GVA’s interpretation of the policy requirement is that in the first instance it is still necessary to apply a sequential approach to site selection, and to consider the potential for disaggregation, and then, if suitable sites are identified, to consider whether any special circumstances or other material considerations arise which would justify an exception to the normal policy requirements. Whilst maintaining that the proposal is one that needs to be considered as a whole  the applicant has examined the need to demonstrate disaggregation..

316. Based on GVA’s review of the applicant’s report (July 2005) they consider each of the opportunities identified has been considered in an appropriate level of detail.  Based on this analysis it is also evident that a number of opportunities identified have the potential to accommodate significant additional comparison retail development, although GVA concur that the potential to accommodate any significant bulky goods retail warehouse type development within the in-centre opportunities identified appears more limited.  Equally, GVA consider there are likely to be opportunities within the centres identified to accommodate some additional leisure uses, but that they concur that none of the sites identified is likely to be suitable or viable for any major leisure/casino or hotel development.

317. GVA’s overall conclusion is that there are likely to be sites within and on the edge of defined town centres within the proposals catchment area which could individually and collectively accommodate significant additional retail and potentially associated leisure and other key town centre uses.  On this basis whilst it is unlikely that these sites either individually or collectively could accommodate  a comparable scale of floorspace selling the class of goods proposed, GVA are unable to conclude that the proposal fully accords with the requirements of the  sequential approach. 

318. However, it is evident from PPS6 and the Secretary of State’s decisions referred to that other important material considerations need to be taken into account in reaching an overall decision.  In addition to the considerations of physical regeneration, employment, economic growth and social inclusion, there are a number of well established cases where the need to accommodate a range of associated facilities within a single site have been demonstrated to be necessary, either on the basis that they are functionally related to each other, and/or that they are needed in order to secure a commercially viable development.  

319. This is particularly relevant in this case where the applicant’s business case suggests the full scale of commercial development proposed is needed in order to underpin the development and ongoing viability of the Stadium and all the wider social and community benefits which it brings to the area.


Impact

320. GVA have concluded, based on the applicant’s analysis, that provided the retail elements of the proposed development are restricted to the range of goods identified, most of the trading impact will fall on existing free standing retail warehouse developments within the proposal’s catchment area.  They have also concluded there is likely to be significant growth in the level of expenditure within the catchment area on these types of goods. This will also have the effect of offsetting impact and as a consequence, GVA consider that in themselves the proposals are unlikely to have any material adverse impact on any nearby centre.

321. GVA have sought clarification on the likely cumulative impact of the proposals, taken together with any other recently completed or committed developments.  This could lead to a more significant level of impact on individual centres, and could potentially raise impact concerns in relation to the more vulnerable town and district centres.  However, provided the retail component of the RCD proposals is restricted to the range of goods proposed, and subject to restrictions on minimum unit sizes, GVA consider the degree of overlap and impact with any existing potential A1 comparison retail development within defined town and district centres is unlikely to be material in itself.  

322. However, it is also relevant to consider the positive economic impacts, which would accrue as a consequence of the proposals.  The applicant’s Economic Impact Assessment dated May 2005 highlights significant economic deprivation within the area.  Economic activity and growth rates are below the North West and Greater Manchester average.   The area in which the proposals are located demonstrates significant levels of deprivation against a range of measures. 

323. In this context, the proposals are estimated to generate a substantial number of full time equivalent jobs. The project represents a substantial direct investment into the area, and GVA anticipate there will be significant multiplier effects, which will serve to reinforce employment opportunities and strengthen the local economy.

324. The proposals also comprise a range of community benefits, such as the media training facility, ICT training, pre-employment training and the sports academy.  Taken as a whole, and provided these elements are all delivered as part of the comprehensive proposal, it would be expected to have a significant positive economic impact within its intended catchment.  I discuss the economic potential later in my report. This needs to be carefully weighed in the balance against any potential adverse impact on existing retail/leisure facilities in the area.
Accessibility
325. The site is presently served by buses along Liverpool Road but in itself the site is not well related to public transport links. However as I demonstrate below the public transport links are capable of improvement and as such I consider the site can be made more accessible and accordingly reduce reliance on the car.
Summary and conclusion
326. GVA Grimley advise that in terms of retail need there is capacity (quantitative) for further retail floorspace selling the restricted class of goods of this proposal. However the projections are subject to wide margins of error and it cannot be concluded that a clearly defined quantitative need would be met by the proposals. Qualitatively provided the development is able to attract occupier support it will provide some additional choice and reduce travel. There is a sound planning case on need for the proposed stadium, hotel and casino. The  hotel will cater for business/corporate , tourist and leisure demand and as such there is likely to be scope in quantitative and qualitative terms for the scale and form of accommodation proposed. Similarly there is likely to be capacity for at least one new quality casino in the catchment following the deregulation of the gaming industry. 
327. On the sequential test the applicant’s contend that the proposal needs to be viewed holistically and to relocate elements elsewhere would undermine the enabling development concept and prejudice realisation of the development as a whole. This view has been supported by other stadium led projects. However the applicant’s have nevertheless examined other sites. GVA’s overall conclusion is that there are likely to be sites within and on the edge of defined town centres within the proposals catchment area which could individually and collectively accommodate significant additional retail and potentially associated leisure and other key town centre uses.  On this basis whilst none of the sites is likely to be able to accommodate a comparable scale of floorspace selling the class of goods proposed, GVA are unable to conclude that the proposal fully accords with the sequential approach. 

328. Finally GVA confirm that provided the retail components are restricted to the range of goods proposed and subject to conditions on the amount of floorspace and preventing sub division and the creation of mezzanine levels, they consider they are unlikely to lead to any material adverse impact on any nearby centre. Equally they do not consider the hotel and casino to adversely impact any nearby centre. There has been no assessment of the impact of any other D2 uses and as such it would be necessary to impose conditions on any permission restricting other commercial D2 leisure uses. They have also concluded there is likely to be significant growth in the level of expenditure within the catchment area on these types of goods. This will also have the effect of offsetting impact and as a consequence, GVA consider that in themselves the proposals are unlikely to have any material adverse impact on any nearby centre. Moreover the employment creation potential in an area of deprivation will serve to strengthen the local economy.  

329. So in overall terms GVA are unable to conclude that the application fully accords with all of the requirements of PPS6. Moreover they advise that there are significant material considerations in this case which would support the application and to which significant weight can be attached. 
Employment Creation  
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334. 
335.  A key part of the assessment of this application is the potential job creation prospects. The site is identified as a regional investment site by the NWDA which underlies the spatial development framework of RSS which places a great deal of emphasis on the North West Metropolitan Area where first priority should be given to development that would enhance economic strength and regeneration. The site also falls within the Western Gateway, one of five sub areas of the Spatial Framework of the revised UDP- an area seen as a main economic driver for the region with particular emphasis on Barton.

336. The Inspector in his report on the revised UDP has questioned the fact that if 30 hectares of land is to be used for a stadium this means that it is not available for employment uses. Moreover he contends what are the implications for employment land supply and should it (the stadium) be a use that occupies a site identified as a Regional Investment Site. Despite all these reservations he still concludes that the merits of the stadium outweigh any concerns regarding the loss of employment land, although he recommends the Barton site be renamed as a Strategic Regional Site (SRS). In arriving at this view he considered the Port Salford proposal can be accommodated along side the stadium development thus demonstrating strategic employment development. SRSs are intended particularly to encourage knowledge based industries and to develop strategic distribution facilities. Knowledge based industries would be more appropriately located elsewhere in accordance with RSS/RPG and PPS6 rather than where the stadium is proposed. In my view the employment creation potential of this planning application is an important consideration when compared to a hypothetical warehouse and distribution use.              

337. The Council’s consultants, DTZ, have independently verified the applicant’s economic impact assessment report. In addition DTZ have calculated the monetary value of economic impact. For robustness their analysis does not include the casino. So given that the casino at the two sizes studied accounted for a significant amount of employment in themselves, the DTZ assessment can be considered to be extremely robust.

338. In terms of temporary construction employment DTZ consider the methodology used to be appropriate for the calculation of temporary employment impact as a result of construction expenditure. On this basis construction costs have been identified as £91,200,000, which would equate to 1,083 person years of construction employment or 108 full time equivalent posts. The applicant’s Economic Impact assessment report however identifies 1,000 person years of construction employment or 100 FTEs. 

339. Turning to permanent employment impact DTZ have assessed each significant component of the proposal and in general agree with the conclusions reached. The only exceptions are the amount of employment for the stadium and hotel, which are considered to be high. As such lower figures have been factored in. So excluding the casino, DTZ advise that total gross employment would equate to 620 full time equivalent direct jobs (compared to 852 FTE’s using the applicant’s assumptions). DTZ have also revised the employment density of the comparable business park (including warehousing and distribution) reduced to reflect that the casino is not included) and additionality assumptions (i.e. leakage, displacement, multiplier and deadweight). Net figures for the three geographical areas would equate to 380 net local jobs, 364 (Greater Manchester) and 292 (North West). Compared to the alternative employment scenario the proposed scheme has a lower additional impact (20 fewer net additional local jobs created). However this comparison is based on a hypothetical scenario and can be only be considered as a guide. Factoring in the job creation potential of the casino development, whether it be the smaller or deregulated size (which according to the applicant would equate to some 67% of the overall gross jobs) the lower projected impact would turn into a positive figure and exceed the likely employment prospects for the alternative scenario .   

340. In terms of monetary value the proposed scheme would result in an annual gross economic impact of £16 million, which translates into an annual net local economic impact of £8.8 million. Figures for the two other geographical areas are very similar. Projecting these figures over a 10 year period would result in £71m to the local economy (£70m/Greater Manchester and £57m North West).
Summary of the key issues regarding the principle of the development 
341. I have demonstrated that whilst the proposed development is a departure from the adopted UDP (policy EC10/1), the adopted UDP is inconsistent with RSS/RPG and accordingly is out of date. More weight should be given to RSS/RPG. Section 38(5) of the 2004 Act reinforces this and states that “if to any extent a policy contained in a development plan for an area conflicts with another policy in the development plan the conflict must be resolved in favour of the policy which is contained in the last document to be adopted, approved or published”.  The proposed development  would meet the majority of criteria required by policy EC5 of RSS/RPG apart from supporting the sectoral priorities. Nevertheless the Inspector allowed Option C (the stadium) to remain in the Plan and that such an allocation would be consistent with designation of the whole of the Barton site as a Strategic Regional Site.
342. The Inspector’s principal concern with Option C was the enabling development. I have considered the enabling elements (retail/leisure) against policy EC8 of RSS/RPG, policies ST9 and S2B and PPS6 and found them not to fully accord.  I am satisfied that the retail warehouse development at the scale proposed is essential to deliver the stadium. The case for the associated development is less robust in so much as should the Club require funding it is not certain that RCD will be able to deliver it.  I am satisfied there is a case (based on functionality and to a lesser degree on  viability) that supports co-location of and interdependence of the various elements of the whole scheme that addresses the sequential shortcomings that have been highlighted. A clearly defined quantitative retail need cannot be established although a need exists for the hotel and casino and associated ancillary retail uses. The economic impact on town centres is not considered to be material. The Government’s overarching objective for town centres and retail policy is to promote the vitality and viability of existing centres. On balance the development would not in my opinion compromise that objective. 
343. On employment generation and impact on the local economy it has been demonstrated that the development would yield substantial employment potential comparable to the alternative scenario. The applicant has agreed to enter into a planning obligation to ensure 80% of the jobs are locally targeted. The site can also be made more accessible.

Other Considerations
344. PPS6 makes it clear that other material considerations need to be taken into account in assessing planning applications, which may include physical regeneration, employment, economic growth and social inclusion.  The key objectives of PPS6 are to promote the vitality and viability of town centres, but other Government objectives, which need to be taken into account, include enhancing consumer choice, supporting efficient, competitive and innovative retail, leisure and other sectors and improving accessibility. 

345. The Government’s wider policy objectives are also relevant to the proposals; particularly the objectives to promote social inclusion, encouraging investment to regenerate to private areas, promote economic growth, to deliver more sustainable patterns of development and high density mixed use development and promote high quality.

346. The guidance in PPS6 confirms that when considering proposals which involve key town centres uses, such as the RCD proposals, the authority should assess the proposals against the key policy tests i.e. need, appropriateness of scale, sequential approach, impact and accessibility, and then consider the degree to which other considerations including local circumstances may be material.  This identifies: -

· Physical regeneration – the benefits of developing on previously developed sites which may require remediation

· Employment - the net additional employment opportunities that would arise in a locality as a result of the proposed allocation, particularly deprived areas

· Economic growth – the increased investment in an area, both direct and indirect, arising from the proposed allocation and improvements in productivity, for example arising from economies of scale
· Social inclusion – this can be defined in broad terms and may, in addition to the above, include other considerations such as increasing the accessibility of a range of services and facilities to all groups.



347. The application site is mainly previously developed land, and suffers from contamination and requires remediation.  It is also evident that the proposals provide significant employment which are comparable to or exceed an alternative business use including warehousing and distribution. The Inspector similarly concluded that in overall terms the benefits outweigh the negatives.
348. It is evident that the proposals will provide for significant new investment, both direct and indirect, within what is clearly a deprived area.  Equally, provision of a new stadium and other facilities including the sports academy would increase Salford resident’s accessibility to a range of sporting and other community facilities not currently available. The existing community programmes the Club offers at its existing site include the following and in my view the new stadium would allow the Club to build on and enhance this programme of community facilities: 
· High School Sportsmatch Scheme, throughout Salford as well as schools in the surrounding districts of Manchester, Trafford, Stockport, Bolton and Bury, aimed at increasing participation in the sport of Rugby League and promoting a healthy eating/healthy lifestyle message.

· Primary School Sportsmatch Scheme, targeted at all primary schools in the City of Salford, providing rugby coaching and undertaking school visits by members of the playing staff.

· Coach Education Programme, through partnership with Pendleton College and the RFL.  Over 200 coaches have qualified through the scheme.

· Communities Against Drugs, providing activities for the young to participate in, coupled with drugs awareness education.

· Mentoring Programmes, acting as reading mentors in primary schools, ambassadors for Greater Manchester Police’s “Make a Difference” scheme, and working with the local learning mentors and the Youth Offending teams.

349.   These are all important material considerations.

350. 
The City of Salford Unitary Development Plan Revised Deposit Draft Replacement Plan
351. 
352. The application proposals, with the exception of the road link through Eccles WWT works, fall within the major employment allocation at Barton, both in the adopted UDP and revised UDP and the site is one of 25 strategic regional sites identified in RSS. In terms of the adopted UDP it would be difficult to argue that major facilities such as the stadium and bulky goods retail warehousing would be consistent with this allocation. In these terms this proposal represents a departure from the adopted UDP. However I have already argued that policy EC10/1 of the adopted UDP is inconsistent with RSS/RPG. Given the advanced stage that the revised UDP has now reached (Inspector’s report now published) considerable weight can be attached to policy E1.
353. I now test the application proposals against Policy E1 having regard to changes recommended by the Inspector.

354. Makes an appropriate and proportional contribution to the provision of road infrastructure and services required to enable the development of the whole site and allocation EC3/11 so as to ensure there would be no unacceptable impact on the strategic highway network. The application proposals would make a significant contribution to the delivery of highway works as required under Policy A9/4 (A57-Trafford Park link) in terms of a new junction with the A57 which does not prejudice the proposal for Port Salford/WGIS; would result in the construction of some 700m of highway that would form part of the link road with connecting roads and Salteye Bridge crossing and its route would allow future dualling to deliver Policy A9/4. In addition should the PS/WGIS scheme be acceptable this proposal would not hamper its delivery having regard to the physical highway proposals proposed as part of the PS/WGIS application. In addition improvements would also be made to J11 of the M60/A57. This in combination would not only allow the development to proceed but would also create additional capacity in the highway network to assist in bringing forward the further development on the larger Barton site. It is correct that the Highways Agency have some reservations about this proposal particularly in terms of the retail aspect and its associated traffic generation and the future prospects of delivering the balance of the Barton site. They have however lifted their holding direction and recommended a series of conditions to deliver the mitigation package contained in the applicant’s assessment. I am satisfied that this proposal would deliver key elements of highway infrastructure but importantly would not be prejudicial to increasing capacity whether it be for additional roads or other non car modes such as public transport, including Metrolink.  In this respect the proposal also accords with  Policy A8 of the revised UDP and policy T3 of RSS/RPG. Planning conditions are recommended to ensure delivery of these key infrastructure works ahead of first occupation of any of the proposed buildings.

355. Secure improvements to public transport to the site including, if appropriate, contributions towards the provision of the physical infrastructure of a Metrolink line from Eccles to serve the site. The layout shall allow for the line to  extend to the Trafford Centre and Trafford Park; This issue of accessibility and in particular the promotion of more sustainable transport choices is a recurring theme that underpins planning policy at national, regional and local level. The promotion of transport choices to this site is an important element in the realisation of the delivery of this and the larger Barton site. The A57 does offer frequent bus services (part of Quality Bus Corridor from Eccles to Manchester), although it is clear such services and any improved ones must relate better to the site. The GMPTE does however recommend a number of measures to maximise the site’s accessibility by buses, cyclists and pedestrians. The majority of the physical measures suggested (e.g. bus stops) can be provided/secured at the detailed design stage whilst the applicant has agreed to enter into a legal agreement to produce Travel Plans for the stadium and retail/leisure uses, a Traffic Management Strategy for the operation of the Stadium and contributions to securing bus services into the site. The provision of a dedicated public transport route and pedestrian route for match days and controlled bus access at other times from Peel Green Road through the Eccles Waste Water Treatment site would also assist in that it would provide an alternative route into the site and a direct link from the neighbouring residential area. The close proximity to a number of residential areas and existing sub regional retail areas in Trafford provides the scope for linked trips between the site and existing facilities thereby reducing overall travel and car use.
356. Policy A3-Metrolink- advises that whilst no route has been determined such future links are important for the regeneration of the City. The applicant’s’ proposals allow for/reserve sufficient land for Metrolink access and the creation of a multi modal interchange with bus services. This would result in the potential future cross canal access to Trafford and the rest of the Metrolink network. In terms of the Inspector/s reasoning whilst I do not disagree with the notion that developers should contribute to the realisation of Metrolink to this site, there is no approval for such an extension now or in the immediate future. To require the applicant to fund an extension (or part of it) into the site against this background would be inappropriate although I do agree such a facility would make the site more accessible by non-car modes. In conclusion I also find the proposal (with appropriate conditions and a planning obligation) consistent with policies T4, T10, T11 of the adopted Plan and policies A1, A2, A5, A6 and A9/4 of the revised Plan. 
357. Minimise any adverse impact on visual amenity and in particular on views and vistas in the area. The site has been subject to tipping and land raising for a number of years and has in part a degraded appearance. It is an open and exposed area with a semi natural character. It is clear that this proposal would result in a significant change in the character and appearance of the site. However it is considered that the resultant form of development would be dramatic (particularly the stadium) and architecturally significant providing a landmark feature that would sit well along the canal corridor and adjacent to the high level Barton Bridge and as such comply with policy DES6 and EN18. The Salteye Brook corridor would be retained and enhanced. Existing and enhanced landscaping to the brook and within the development site would filter views into the site from the existing housing areas to the north. The existing treescape within the main site and the narrow corridor through Eccles WWTW is quite dominant given the open nature of the site. However the loss of a small amount of the trees would be more than adequately replaced by extensive new tree and shrub planting. In addition the flight paths of the neighbouring Barton Aerodrome would be safeguarded through the careful positioning the stadium building  thus complying with Policy A14 of the Revised UDP. 

358. Support the enhancement of the Liverpool Road corridor between Eccles and Irlam: The proposal would be a key first stage in improving this road corridor by opening up the site and providing views into it. The degraded appearance of the site through site remediation and landscaping would be significantly improved. The proposed highway improvements and accompanying public transport infrastructure would also enhance its appearance and promote its use by all who visit or live in the area. Such improvements would accord with Policy EN15 of the adopted UDP and Policy EN18 of the revised UDP.

359. Maintain the overall nature conservation interest of the site and where practicable retain and improve the wildlife corridor along Salteye Brook: In addressing this issue I am mindful of the nature conservation policies both in the adopted and revised UDP’s together with Policy ER5 in RSS. The conservation of biodiversity is a fundamental consideration of any development proposal and the UK plan together with local plans set out the framework for the effective delivery of biodiversity conservation at a national and local level. PPS9- Biodiversity and Geological Conservation- includes the broad aim that planning/construction development and regeneration should have minimal impacts on biodiversity and enhance wherever possible. The presence of protected species or habitats of high national or local biodiversity interest, is therefore a fundamental consideration. 

360. It is recognised that development of the site will result in the loss of some 20 ha of habitat however in most instances the main impacts are associated with the species that utilise a habitat rather than the habitat itself. In terms of habitat loss a large area of neutral grassland (7.4ha) would be lost which represents a moderate local adverse impact. Other much smaller areas of damp grassland and hedgerow and treelines would also represent a similar impact. More significantly loss of 0.39ha of Willow carr and scrub and 1.4 ha of water bodies with associated tall-herb and fen represent a substantial local adverse impact and a moderate impact in the wider region. It is the impact of the loss of such breeding habitats to red and amber listed birds, which is important. The significance of the impact is dependent on the impacted species as well as the likelihood of that species returning to the site post development. Of the six red listed species it is likely that two would remain (song thrush and bullfinch) but less likely that the other four species (grasshopper warbler, linnet, reed bunting) would although some may occupy the new habitats off site. Of the amber listed species the warbler is unlikely to remain. No adverse impact on bats is envisaged. The presence of the water vole is limited to a small population and translocation is proposed. A strategy to deal with the invasive Japanese Knotweed is also proposed. 

361. Having regard to this mainly local impact lengthy negotiations and discussions have taken place with the key ecological consultees and their views have been reported above. This has resulted in a second draft ecological mitigation package being produced by the applicant. Changes have been made to take into account the impact of the proposed Port Salford/WGIS proposal and more land on both sides of Salteye Brook has been included which is relatively undisturbed land and as such is more suited.  The residual impact of introducing the mitigation package would offset some of the impacts and provide new opportunities for enhancement together with long term management and maintenance. It is recognised that the total area of impacted habitats cannot be fully addressed but through habitat creation and long term management a more optimum habitat can be achieved. In particular the new habitats layout provides a more uniform structure of habitats whereby retained areas of willow are extended and managed; broadleaf woodland represents an important priority habitat currently not represented at the site; the benefits of a well designed pond and wetland marsh are substantial; hedgerows will be significantly extended. This will have associated benefits for fauna. In addition the mitigation strategy also seeks to compliment the proposals for nature conservation/enhancement as part of the PS/WGIS scheme.  

362. Overall the draft mitigation strategy will in my view minimise some of the impacts but not all. The Salteye Brook corridor will be enhanced. The loss of certain habitats and species has to be considered against the regeneration and employment potential the scheme overall offers. The applicant understands that this strategy will require further detail work and that such retained and new ‘ecological’ areas will be subject to long term management and maintenance. This can be achieved via a legal agreement. In conclusion I consider the relevant policies have been met and where practicable on site mitigation is proposed as well as off site (but closely related) compensation.

363. Have no unacceptable impact on local environmental quality making adequate provision for landscaping, noise mitigation and lighting control: Landscaping is a reserved matter although draft details and the ecological mitigation strategy demonstrate the likely provision of soft and hard landscaping. I find this to be acceptable in principle. In addition nature conservation interests will be built into the landscaping details. Noise from the construction of the development and when operational has been assessed in the ES. The Director of Environmental Services has assessed this information and his comments appear above.  Policy EN14 of the revised UDP recognises that housing is a noise sensitive use. PPG24 gives specific advice on stadia. The most likely sources/types of noise that would emanate from this development are traffic/people related – cars, coaches and delivery vehicles and noise from the construction and use of the stadium, including crowd noise inside and outside the stadium. In terms of the stadium the potential for noisy activities to occur are limited to its use for sporting activities on match days. This is infrequent and subject to controls suggested by the Director of Environmental Services its impact can be minimised and largely managed. The site and neighbouring residential areas are already subject to traffic noise from the motorway. No undue significant increase is likely to occur and travel to and from the site particularly by car can be curbed through public transport and other modes of travel. Linked to this are air quality issues. 

364. The Director of Environmental Services is of the opinion that in recognising the existing air quality regime in the area, the development would not result in any significant increases but that the use of strong travel plans and stadium traffic management (e.g. minimise single occupancy cars) is important to managing and reducing such impacts. 

365. Turning to lighting the main focus is floodlighting to the stadium. The design of the stadium is a reserved matter. It is clear that the purpose of such lighting is to illuminate the playing pitch. The applicant’s ES has specified that certain standards can be incorporated into the design of lighting. Subject to conditions requiring the submission of a detailed lighting and controls over usage I consider the living conditions of neighbouring residents (the closest being 280m to the north) can be adequately protected.

366. A number of conditions are recommended that would adequately deal with the pre and post operational impacts of the development.  

367. Maintain the flood alleviation capabilities of Salteye Brook: The hydrological assessment indicates that the main issue is the proposed bridge crossing of Salteye Brook. The Environment Agency have no objections in principle subject to refined details of the bridge design and details of existing and proposed levels. Revised Policy EN18 is therefore satisfied.

368. Provide a Strategic Recreation Route alongside the Ship Canal or if this is not feasible along a convenient route through or around the site: The southerly boundary of the proposed development stands some 45m from the canal edge. There is the potential to create a route alongside the canal corridor, which would afford dramatic views of the stadium. This would allow for the realignment of Footpath no. 4 which is the main footpath that crosses the site from the south east corner towards the brook. In isolation this proposal would allow for the 4 footpaths that currently cross the site to be accommodated on site or adjacent to it (i.e. along the canal). However the PS/WGIS proposal would, due to its canal side usage and need for security, not allow the continuation of a strategic route alongside the canal, a fact recognised by the Inspector. Whilst each application has to be considered on its merits I am satisfied at this stage that the stadium development would allow for a route(s) to be defined alongside the canal or alternatively through the site making best use (where appropriate) of the areas designated for ecological mitigation. The proposed new route through Eccles WWTW would be a new footpath taking pedestrians off the main roads in the area and through to the application site. I see this as a benefit and an enhancement of footpath provision in the local area. 
369. Make appropriate provision for the training and employment of local residents during the construction and/or operational phases of the development: The applicant has confirmed that the development would incorporate a local job centre to enable local people to access the opportunities pre construction, during construction and post construction. The applicant will work with the relevant statutory and voluntary agencies to provide support to local targeted groups to enable them to access training, support and employment and continuing professional development. In addition the applicant proposes that all contractors and tenants will sign a local employment charter committing 80% of all new jobs to local people. This is to be secured via a section 106 legal agreement.

370. The Inspector also recommended changes to the phasing of development proposals at the site. He recommended that development proposals will be required to demonstrate a coordinated and phased approach to the provision of their elements and requirements in the above nine criteria. I have recommended a number of conditions that satisfactorily deal with this issue. 

371.  In conclusion it has been demonstrated that the proposal subject to conditions and the applicant entering into a planning obligation satisfies Policy E1.. In addition I have taken into account the recommendation by the Inspector to ensure the development proposals are delivered in a co-ordinated and phased approach so as to be consistent with their respective elements and to ensure they do not compromise the potential for the remainder of the site.

The accessibility of the development by means of choice of transport and the impact of car use in the context of PPS6 and PPG13.  

372. Whilst the site is part of the wider urban area and there are frequent bus services along the A57 improvements need to be made to make the site better related to non car modes of transport. The proposed layout of the site including a new access off the A57 and the link through to Peel Green Road will allow the site to be better accessed by buses, pedestrians and cyclists. The applicant proposes increased and more frequent bus services to the site on match days; and a dedicated bus route through to Peel Green Road. This latter route will provide pedestrian/cycle access directly from the neighbouring residential area and the improvements to the roundabout at the A57/J11/M60 will for the first time provide traffic light control and phasing for pedestrians and a safer environment for cyclists. Within the site it is proposed to provide a bus terminus and taxi drop off points, making it easier for such modes to operate within the site area.

373. In terms of the impact of car use it is clear the development has the potential to encourage a substantial amount of travel by car. However with the use of travel plans for all elements of the development and a specifically tailored traffic management strategy for the stadium events (see appendix 1) there are in my view satisfactory provisions possible to curb car use. Whilst is it more difficult to curb the use of private cars for the retail element provided the development is able to attract occupier support, it is likely to provide some additional choice, and would serve to reduce the need for some Salford residents to travel further to visit comparable facilities in Trafford Park. 
Impact on the local highway network

374. The applicant’s transport assessment has been assessed by the Highways Agency and the local highway authority and the travel plans and transport management strategy developed with these agencies and the GMPTE. With the improvements to J11/M60 and the dedicated route through to Peel Green Road and the traffic management mechanisms in place there would be no material effect on the safe operation of the local highway network to such an extent to warrant a refusal of planning permission. The stadium use is a more infrequent event and strong traffic management controls are to be secured through a planning obligation. The retail use is clearly a more frequent traffic generator but it has been assessed at the peak periods and is found to be acceptable.
The impact of the development on local residential amenity

375. Through consideration of the application against the criteria set out in policy E1 I have demonstrated that the proposed development can be accommodated on the site without having an unduly detrimental impact on the living conditions of local residents. This in particular can be safeguarded through the range of recommended conditions and the terms of the legal agreement. Moreover I conclude that the development will enhance the living conditions of local residents by making beneficial use of a contaminated and derelict site; by improving the roundabout at Junction 11/M60 and improving traffic flows generally; and by providing access to a community facility in the local area and local employment opportunities and overall improving the overall quality of life for local residents.
The impact on nature conservation
376. I have also addressed nature conservation issues in some detail through consideration of the proposed development against Policy EC1. It is recognised that the development of the site will have a material impact on nature conservation interests. The Inspector in his consideration of objections to Policy E1 in the revised UDP maintains that it is possible to combine nature conservation objectives with this type of development. The applicant has demonstrated that it is not practicable to maintain the overall interest on the site given the proposals. Nevertheless on site provision will be secured where possible and this will be  complemented by off site provision on the north side of Salteye Brook. I am satisfied that the proposed development accords with Policy ER5 of RSS/RPG and policies EN7C, EN7D, and EN7E of the revised UDP.
The Link through Eccles WWTW 
377. I have already discussed the potential benefits that this links brings particularly in making the site more accessible by non car modes. The route would involve limited tree felling to accommodate the new roadway and footpath (approximately 7 individual trees). The most significant impact would be the loss of a scrub woodland belt situated on a steep embankment well inside the WWTW  thus allowing the road to be widened on its northern side. This would  avoid a line of poplars and an attractive hedgerow. Replacement planting can be sought to mitigate this loss.

378. The land owners United Utilities require this route to be secured by fencing and other security measures introduced. This is required to prevent unauthorised access into the WWTW and the adjacent archery club. Conditions have been recommended. 
379. This access route is some distance from the nearest  houses  and its use by pedestrians and buses on match days would not in my opinion be unduly harmful to their living conditions by reason of noise and disturbance or its visual impact. Residents on Peel Green Road are concerned about the resultant congestion that will occur and that the position of the access is on a dangerous ‘S’ bend. As I have stated above the route is limited to pedestrian  use and by public transport on match days and by buses at other times. The access by buses would be controlled. Security gates are to be fitted to each end of the bus access road with bus activated detector loops for automatic gate opening. Stadium events will be further controlled by marshals. Use of this route would also serve to relieve the main access from the A57. In terms of highway safety the position of the access is acceptable for the use proposed. I have recommended a series of conditions to ensure proper use of this route for its intended purpose; that retained trees and the hedgerow are protected during construction; that further details to secure the route are submitted and that replacement tree planting is secured.
Other Matters

Recreation

380. I have advised that the majority of the site is previously developed land. However the site contains three now disused playing pitches. Recent unauthorised access by vehicles and quad bikes has reduced the pitches to bare earth. Policy R1 of the adopted and revised UDP seek to protect formal recreation land from development unless it is for formal/informal or non commercial purposes related to the use of the land or an equivalent/better replacement site is provided. The revised policy however goes further stating that it has been clearly demonstrated that the site is surplus to recreational requirements and the benefits clearly outweigh the value of the land for recreation purposes. In this case two of the pitches have already been replaced and the applicant has made provision for a contribution of some £67,000 for a third replacement. Secondly the draft Urban Open Spaces Strategy for Salford ‘Better Spaces, Better Places’ clearly shows that there is currently a surplus of playing pitches per 1000 population in the Irlam and District Ward sub area (17.68 ha compared to the local standard of 17.64 ha). The pitches the subject of the application, were not considered as part of this Strategy and therefore without them there is still a surplus of provision. The replacement facilities will mitigate against any potential harm caused by the loss. Sport England also recognise the considerable benefit, which would result from the development of a stadium and associated facilities. It is also understood that a Green Travel Plan is to be submitted. This is welcomed in respect of encouraging walking and cycling. In conclusion Sport England are satisfied the proposal meets the exceptions E1 and E5 of their playing fields policy in that a “carefully quantified and documented assessment of current and future needs has been demonstrated to the satisfaction of the English Sports Council that there is an excess of playing field provision in the catchment and the site has no special significance for sport.”  Also “the proposed development is an indoor or outdoor sports facility the provision of which would be of sufficient benefit to the development of sport as to outweigh the detriment caused by the loss of playing fields.” On this basis I am satisfied that Policy R1 in both UDP’s is met and the development accords with advice in PPG17. 

381. 
382. 
383. 
384.  
Use of the stadium for other uses e.g. rock concerts

385. The application does allude to the possibility that non sporting events could take place. A condition could  be imposed to restrict the use of the stadium for sporting events only or alternatively that the applicant has to provide sufficient notice and detail mitigation measures before such events take place all to the written approval of the Council
Increase in litter

386.  It is difficult at this stage to determine this issue fully. However it is proposed to provide uses normally associated with a stadium (food and drink outlets) within the overall stadium site. If litter were to occur it is more likely to occur within the confines of the larger site as opposed to more distant neighbouring residential roads. In addition the proposed bulky goods nature of the retail offer is less likely to create litter problems. Nevertheless through the development of the detailed scheme the litter issue can be properly addressed. I have recommended a condition to deal with litter control and recycling. 
     No need for more sporting facilities in Salford

387. This application is about the provision of a new stadium for an existing Salford based club. From the Rugby Superleagues point of view and the improvements to the economy such uses can bring about there is a clear need for this development.

The development would result in more crime and vandalism

388. The Police ALO has made no in principle objections to the development. I would argue that compared to the existing club site, where safe parking is difficult to find, this proposal would allow the opportunity to design out crime.

The access through Eccles WWT works would be used a short cut

389. This route is only to be used on match days and other times (but with controls in place) for public transport use. Pedestrians will also be allowed to use it on match days. I have recommended a condition to ensure such control is exercised.

The opening of the B&Q store will put more pressure on Barton Swing Bridge and will disrupt the very route buses would take

390. The traffic assessment took the opening of B&Q into account as a committed scheme.

More vibration would occur from increased use of the A57

391. Whilst the proposal may introduce additional traffic into the area in overall terms it is not significant. Moreover the majority of those vehicles are more likely to be cars and should not in my view exacerbate the current situation, particularly when compared to the likely heavier vehicle movements associated with the allocated use of the site in the development plan.

CONCLUSION AND SUMMARY


392. Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that proposals be determined in accordance with the development plan unless material considerations indicate otherwise. Section 38(3) of the Act also provides that the development plan consists of regional special strategies (RSS/RPG) and the development plan documents.
393. It has been demonstrated that the stadium cannot be delivered without supporting development, the ‘enabling development’ and that it should be treated as a composite scheme. There  is a case that the associated development is required to assist the Club to develop particularly in the early years although there is no certainty that RCD will have the funds at their disposal to deliver such funding and at what level.  Any significant reduction in the scale of the enabling development would compromise the overall scheme. I have recommended through heads of terms stated below that the applicant and the club enter into a S106 agreement to secure the terms of the exclusivity agreement and shareholders agreement. 
394. I have concluded that the enabling development does not fully satisfy the requirements of PPS6 in terms of fully demonstrating a quantitative retail need and failure to comply fully with the sequential test. However other key tests are satisfied.  Alternative sites have been assessed although none could accommodate the whole development proposals. In my view weight can be attached to the requirement for the co-location of the scheme’s component parts on this site. Equally no alternative site was suggested to the Inspector at the UDP Inquiry.

395. I have assessed the development proposals against the adopted UDP, most notably policy EC10/1.  The development proposals represent a departure from policy EC10. However given that this policy is inconsistent with RSS/RPG and as such is out of date I give it little weight.
384.

The Council has accepted the recommendations that the UDP Inspector has made on the Barton SRS. He did not consider the site to be an RIS and therefore it is not essential that the uses of the site fall within the sectoral priorities identified in the Regional Economic Strategy (RES). The more important issue therefore is how the proposal falls within the Strategic Regional Site designation (SRS). The RES says that such sites are intended particularly to encourage knowledge-based industries and to develop strategic distribution facilities (particularly rail and seaport related). The Inspector accepts that a multi-modal freight interchange can still be provided on the site if the stadium goes ahead, and therefore the proposal would not compromise the identification of Barton in the RES as an SRS. Furthermore, the stadium itself falls within one of the sectoral priorities (Tourism) identified in the RES. In that way, the proposal is both consistent with the RES and the RSS. 
396. 
385. The proposed development would result in the loss of employment land although overall in the knowledge of the City’s constrained employment supply the Inspector importantly considered that whilst he had reservations about employment land supply, he recommended on balance the allocation remain in the plan.
386. The proposal would result in the loss of ecological interest on the site. In terms of what is practicable and viable I am satisfied that the proposed on and off site mitigation together with long term management would result in a neutral impact overall.  
387. 
388.  On the benefits that the proposal will bring I am convinced that the stadium will enhance the image and identity of the City through having a more viable club in the Super League; through an iconic landmark development that would herald the renaissance of this site and the surrounding area and would result in the redevelopment of a long standing derelict site and lastly bring about the beneficial use of previously developed land. The proposal will result in the creation of jobs for local people and also enhance the conurbation and regional job offer. It will provide a level of jobs almost comparable with a business park and with the casino the development will offer more jobs. Moreover the community work already achieved and proposed by the Club will assist in meeting the vision to create a more inclusive community, promotion of healthier living and sporting excellence. Such overall benefits can be seen to deliver the seven themes identified in the Council’s Community Plan. This leads me to conclude that on balance the principle of the development proposal is acceptable.

389. I have considered the proposals against the policies in the revised UDP. With appropriate conditions and a legal agreement the proposals comply with Policy E1. Equally the proposals with the conditions and agreements I have recommended, address the requirements of specific policies on nature conservation and policies designed to protect the living conditions of local residents.        
390.  The site can be made more accessible by public transport and other non car modes and curbs can be put in place to manage the use of the car. This is consistent with the requirements of PPG13 and PPS6. 

391. The Environmental Statement and subsequent submission of information has properly addressed the significant environmental impacts, in particular the impact on nature conservation and the living conditions of local residents. It is clear that delivery of this strategic employment site will always involve some environmental impact particularly if efficient use is to be made of the land.   I have recommended a series of conditions to ensure the mitigation described in the ES is delivered/ designed into the scheme and in particular to ensure that the iconic stadium design is captured at the detailed design stage and its associated safeguards to protect residential amenity (whether it be noise or light pollution) are fully developed and incorporated. I am satisfied the link through Eccles WWTW will not unduly harm residential amenity or nature conservation interests or highway safety. Moreover it will make the site more accessible to non- car modes of transport.
392. I have also recommended that the application be subject to a planning obligation to secure the provisions and long term effect of the Travel Plans and Stadium Transportation Management Plan; the payment of a commuted sum of £65K to deliver a replacement playing pitch; to secure the commitment to provide local jobs and the community provision associated with the stadium; to secure air quality monitoring; to secure the long term after care for the ecological mitigation and to ensure a mechanism is in place to secure future funding for the Club .  

393. Since the development proposals represent a departure from the development plan in terms of policy EC10 and the amount of retail development by virtue of Town and Country Planning (Development Plans and Consultation) (Departures) Direction 1999, Members will be aware that if they are minded to approve the application it will have to referred to the Secretary of State for his decision as to whether he wishes to intervene in the determination of this application.  

RECOMMENDATION

393.
That the Secretary of State be advised that the Council resolve to grant planning permission for the development proposals subject to the following heads of terms in a planning obligation and the recommended planning conditions.

394.
That the Strategic Director of Customer and Support Services be given authority to enter into a legal agreement under Section 106 of the Town and Country Planning Act 1990 to secure the following:
1. That Travel Plans shall be prepared and delivered for the development in accordance with the details and timescales contained in appendix 1 to this report.

2. That a Stadium Traffic Management Plan with the objective of offering the widest possible choice of transport mode; minimise the impact of the private car on the local area; increase car occupancy; seek shared use of parking facilities; encourage use of existing bus services; provide a safe and efficient system for crowd management; establish viable park and ride sites; provide appropriate planning controls to ensure delivery and the introduction of penalties in the event of failure to deliver, be prepared and delivered in accordance with the details contained in appendix 1 of this report.

3. The developer pays a commuted sum of £65k to the Council to deliver a replacement playing pitch.

4. The developer  enables local people to access the employment opportunities, training, and support pre construction, during construction and post construction (during operation). That the developer and his contractors and tenants sign a local employment charter committing 80% of all new jobs to local people.

5. That the developer enters into a management/maintenance regime to secure the long term (in perpetuity) after care of the habitat mitigation package on and off the site.

6. The developer/Club commits to the provision and maintenance of a comprehensive community programme of activities at the stadium.

7. The developer contributes the sum of £30k to the City Council to assist in the delivery of an air quality monitoring station in the local area.
8. That a mechanism be put in place to secure the terms of the Exclusivity Agreement and the Shareholders Agreement and to ensure enforcement as necessary.    
Conditions/Reasons

1.
Standard Condition A02 Outline

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


- plans and elevations showing the design of all buildings and other structures;


- the colour and type of facing materials to be used for all external walls and roofs;


- a landscape scheme for the site which shall include details of trees and shrubs to be planted, any existing trees to be retained, or felled indicating the spread of the branches and trunk positions, walls, fences, boundary and surface treatment.

3.
No development pursuant to this planning permission shall commence unless and until the developer has submitted the following full design and construction details of the required improvements to M60 Junction 11, and such details have been first agreed in writing by the Local Planning Authority, in consultation with the local highway authorities and shown in outline in Drawing N20100/105 Revision G dated November 2003:


-How the scheme interfaces with the existing highway alignment, details of carriageway markings and lane destinations,


-Full signing and lighting details


-Confirmation of full compliance with current Departmental Standards (DMRB) and Policies (or approved relaxations/departures from standards),


- An independent Stage One and Stage Two Road Safety Audit (Stage Two to take account of any Stage One Road Safety Audit recommendations) carried out in accordance with current Departmental Standards (DMRB) and Advice Notes.

4.
No development pursuant to this planning permission shall commence unless and until the developer has submitted details of the full design and construction details of the required new junction onto the A57 Liverpool Road and all the internal roads serving the development, including the link through Eccles WWTW as shown in outline in Drawing N20100/112 dated June 2004 and N20100/HW/101 Revision A dated November 2003 and such details have been first agreed in writing by the Local Planning Authority.

5.
No development shall be brought into its intended use unless and until the highway improvements at Junction 11/M60, the new access off the A57 and the internal site road layout, including the link through Eccles WWTW  have been implemented in full in accordance with the approved details pursuant to conditions 03 and 04

6.
Prior to the commencement of any development details of any proposed works to, or which might affect any embankment or earthworks associated with the M60 motorway shall be submitted to and approved in writing by the Local Planning Authority in consultation with the Highways Agency and all such works shall be undertaken in accordance with the details approved.

7.
Prior to the commencement of any development details of any proposed works to, or which might affect, any Motorway drainage shall be submitted to and approved in writing by the Local Planning Authority in consultation with the Highways Agency and all such works shall be undertaken in accordance with the details approved. Any such works shall be designed in such a way as to ensure that no drainage from the development hereby approved will run off into the Motorway drainage system or adversely affect any Motorway drainage.

8.
No part of the development hereby approved shall be brought into use unless and until final details of a trunk road and local road signing scheme have been submitted to and approved in writing by the Local Planning Authority in consultation with the Highways Agency and thereafter implemented.

9.
Prior to the commencement of any development including site clearance and preparation a Noise Management Scheme shall be submitted to and approved in writing by the Local Planning Authority.  The Scheme shall detail the works involved for various stages of the development and shall detail the impact of noise and vibration from the proposed works on the neighbouring noise sensitive properties along the northern and north eastern aspects of the site including Liverpool Road, New Hall Avenue and Wilfred Road to the west of the M60 motorway and Tindall Street and Peel Green Road to the east of the M60 motorway where the new road through Eccles WWTW will run alongside. The Scheme report shall detail any mitigation measures which are required to minimise the impact of noise and vibration from the construction phase of the development on the neighbouring noise sensitive properties. The construction phases of the development shall be carried out in strict accordance with the approved Scheme and associated mitigation measures unless otherwise agreed in writing by the Local Planning Authority

10.
Noise from the construction/clearance/site remodelling phases of the development specified as Site Noise (defined as that component of the ambient noise in the neighbourhood of a site that originates from the site) ( LAeq,T) shall not exceed the background level (LA90,T) at any point 1 metre from the boundary of any noise sensitive properties at any time outside the following hours:


-Monday to Friday 08:00 to 18:00 hours


-Saturday 08:00 to 14:00 hours  


Noise from the construction/clearance/site remodelling phases of the development specified as Site Noise (LAeq,T) shall not exceed the background level (LA90,T) at any point 1 metre from the boundary of any noise sensitive properties at any time on Sundays or Bank Holidays.


Laeq,T is specified as any 1 hour time period between the hours 07.00 to 23.00hrs and is specified as any 5 minutes time period outside of the specified times.

11.
Prior to the commencement of any development a Dust Management Plan for the site clearance/site remodelling and construction phases shall be submitted to and approved in writing by the Local Planning Authority.   The Plan shall examine all aspects of the site preparation and construction phases where the generation of dust is feasible and further identify control measures to mitigate the generation of dust. The Dust Management Plan shall contain recommendations for measures to adequately control the generation of dust on the site including the access and egress of vehicles on and off the site. The development shall be carried out in strict accordance with the approved Plan unless otherwise agreed in writing by the Local Planning Authority.

12.
Deliveries to the site and subsequent unloading of delivered materials/goods shall not occur at any time outside the following permitted hours:


Monday to Friday 08:00 to 20:00 hours


Saturday 08:00 to 16:00


Sundays and Bank Holidays 10:00 to 14:00

13.
All vehicles awaiting to deliver goods or unload goods to the service and unloading areas of the stadium and retail units shall not wait in the service areas for more than 5 minutes with vehicle engines running.

14.
No playing of sporting events involving the stadium pitch shall occur before 08:30 or continue after 22:30 on any day.

15.
Any events proposed for the stadium and pitch other than sporting events shall be notified in writing to the Local Planning Authority no less than 8 weeks before the event takes place. The notification shall include a list of activities which are proposed along with assessments and/or mitigation measures designed to protect the living conditions of the occupiers of neighbouring noise sensitive premises. No event other than sporting events shall take place in the stadium or on the pitch unless the local planning authority have approved in writing the details of the event and the event shall be conducted in strict   accordance with the approved details.

16.
No development of the stadium building shall commence unless and until a scheme demonstrating the design, specification, installation, siting, aiming and subsequent use of the public address system and any other amplified voice/music systems which are associated with the Stadium Building and its surrounding areas have been submitted to and approved in  writing  by the Local Planning Authority. The use of public address and any other amplified voice/music systems at the Stadium shall only be operated in accordance with the approved Scheme(s) unless otherwise agreed in writing by the Local Planning Authority and maintained as such thereafter.

17.
No development shall be commenced unless and until a scheme detailing the proposed artificial lighting scheme for the application site has been submitted to and approved in writing by the Local Planning Authority.  The development shall be carried out in strict accordance with the approved lighting scheme unless otherwise agreed in writing by the Local Planning Authority and maintained as such thereafter.

18.
Noise (specified as LAeq,T) from any fixed plant and equipment installed on the site shall not exceed the background level (LAeq,T) at any point 1 metre from the boundary of the application site. Laeq,T is specified as any 1 hour time period between the hours 07.00 to 23.00hrs and is specified as any 5 minutes time period outside of the specified times.

19.
No development shall be commenced within the application site until the applicant has secured the implementation of a programme of archaeological work in accordance with a written scheme of investigation which shall have been submitted to and approved in writing by the Local Planning Authority. The development of the site shall be carried out in accordance with the approved scheme of investigation.

20.
No development shall be commenced unless and until a site investigation report (the Report) has been submitted to and approved in writing by the Local Planning Authority. The site 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 site 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 site investigation shall include a risk assessment an options appraisal and details of remedial works and a timescale/programme for their implementation.


No development shall be commenced unless and until the methodolgy for the risk assessment and the sampling and analytical strategy has been submitted to and approved in writing by the Local Planning Authority. The site investigation shall be carried out in accordance with the approved details.   


The development shall be carried out in accordance with the approved Report including its recommendations, remedial works and the timescale for implementation.


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 and their timing undertaken on site were completed in accordance with those agreed by the Local Planning Authority.

21.
No development approved by this permission shall be commenced until a scheme for the disposal of foul and surface waters has been approved in writing by the Local Planning Authority. The formulation of a scheme for the disposal of surface waters shall investigate the potential for such a scheme to be delivered in a sustainable form (SuDS). Should such an approach prove not to be feasible or viable the developer shall demonstrate in writing the reasons why. The development shall be constructed,  completed and maintained in accordance with the approved scheme.

22.
No development approved by this permission shall be commenced until full details of the existing and proposed ground levels have been submitted to and approved by the Local Planning Authority. The development shall be constructed and completed in accordance with the approved details.

23.
Prior to being discharged into any watercourse, surface water sewer or soakaway, all surface water drainage from vehicle parking areas 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.

24.
Notwithstanding the provisions of the Town and Country Planning (Use Classes) Order 1987, as amended, no goods shall be sold from the Class A1 retail building other than :  materials for maintenance and repairing the dwelling; furniture and furnishings, carpets and other floor coverings; household textiles; major household appliances; small electrical household appliances; small tools and miscellaneous accessories; major tools and equipment; garden plants and flowers; and audio visual, photographic and information processing equipment.

25.
The maximum gross floor areas within the development including any internal alterations shall not exceed:


Class A1 Bulky goods retail- 21,367 sq m


Club facilities including changing area 560 sqm; ancillary offices 300 sqm; media room 220 sqm; museum 200 sqm; creche 120 sqm; restaurants 1158 sqm; bars 330 sqm and takeaways 370 sqm.


Casino/Exhibition Space- 8360 sq m


Piano Bar 1200 sqm


Gym- 1660 sqm including changing room 270 sqm and pool 600 sqm


Hotel- breakfast room 580 sqm, conference room 580 sqm and restaurant 1520 sqm. 

26.
There shall be no more than 1000 car parking spaces for the Class A1 bulky goods retail development and 1300 spaces for the stadium building and its associated integrated uses on the site. No part of the development shall be first occupied unless and until its associated car parking provision has been completed and available for use. The car parking provision shall be retained and kept available for use thereafter.

27.
There shall not be less than 60 disabled spaces for the Class A1 bulky goods retail development; 50 disabled spaces for the stadium development; 30 motorcycle bays/spaces shared between the stadium and the retail development; 100 cycle bays shared between the stadium and the retail development and 40 coach spaces on the site. No part of the development shall be first occupied unless and until the minimum parking provision in this condition has been completed and available for use. The parking provision shall be retained and kept available for use thereafter.

28.
The development on this site shall be carried out in substantial accordance with the City of Salford Stadium Design Report April 2003 the Illustrative Masterplan drawing no. 235238/01B dated June 2004 and Sections B-B and D-D as shown on drawing no. 235238/01 REV D.

29.
No development shall be commenced unless and until the appropriate consents have been obtained for the diversion of the public rights of way that cross the site.

30.
No development shall be commenced on the site unless and until a scheme demonstrating the incorporation of energy efficiency measures into the design and operation of the buildings have been submitted to and approved in writing by the Local Planning Authority. The development shall be carried out in accordance with the approved particulars.

31.
No development shall commence unless and until a scheme demonstrating the incorporation of renewable energy options to be used in the design and operation of the buildings have been submitted to and approved in writing by the Local Planning Authority.  The development shall be carried out in accordance with the approved scheme.

32.
i) The development may be used for the following purposes within  Use Class D2 of the Schedule to the Town and Country Planning (Use Classes) Order 1987 but no others - 


Casino,


Gym, Changing Area and Pool


Stadium including changing area, ancillary offices, and media room. 


ii) The total floorspace of any Casino use (including any ancillary facilities) shall not exceed 8360 sq m.


iii) The combined total floorspace of any  Gym, Changing Area and Pool (including any ancillary facilities) shall not exceed 2530 sq m.


iii) The capacity of the Stadium shall not exceed 20,000 seats and the floorspace of any associated facilities shall not exceed the following: changing area 560 sq m; ancillary offices 300 sq m; and media room 220 sq m. 


iv) Notwithstanding the provisions of the Town and Country Planning (Use Classes) Order 1987, or any provisions revoking  and/or re-enacting that Order with or without modification, no part of the development used for one purpose within Class D2 of the Schedule to the 1987 Order shall be used for any other purpose within Class D2 or in any provision equivalent to that Class in any statutory provision revoking and/or re-enacting that Order with or without modifications.  


v) The development shall not be used for any purpose within Class D2 or in any provision equivalent to that Class in any statutory provision revoking and/or re-enacting that Order with or without modifications other than the purposes expressly set out this condition [see i].

33.
Unless otherwise expressly agreed in writing by the Local Planning Authority all the materials on the site shall be re-used as part of the site excavations (cut and fill) and site remodelling works. No development shall take place unless and until details of all materials to be reused on the site with respect to their contamination status and their potential effect upon site structures and receptors as defined under part IIA of the Environmental Protection Act 1990 and site specific assessment values and remedial targets have been established for identified contaminants using appropriate risk assessment models and such details have been submitted to and approved in writing by the Local Planning Authority. The site excavation and remodelling works shall be carried out in accordance with the approved details.

34.
No development shall commence, including any site clearance, ground remodelling or other works unless and until a scheme for the translocation of any water vole present on the application site has been submitted to and approved in writing by the Local Planning Authority. The development shall be carried out in accordance with the approved scheme.

35.
No site clearance, ground remodelling or other preparatory works including the removal of trees, shrubs and grassland vegetation shall be carried out between the months of March to July inclusive.

36.
Any trees or buildings on the site which are to be felled/removed and which have the potential to provide bat roosts shall be surveyed by a competent specialist one month prior to their felling/removal. If the presence of bats is recorded mitigation measures shall be first submitted to and agreed in writing by the Local Planning Authority. The felling/removal of such trees/buildings shall be carried out in accordance with the approved mitigation measures.

37.
No development shall commence unless and until a scheme detailing the eradication of Japanese Knotweed from the application site has been submitted to and approved in writing by the Local Planning Authority. The scheme shall include a detailed survey and production of a plan identifying the location of the species, a programme for its disposal/eradication, measures for pre and construction treatment and the operational phase and monitoring and control for a number of seasons. The development shall be carried out in accordance with the approved scheme.

38.
No development shall be commenced unless and until details of measures to protect and safeguard the retained trees and hedgerow within the corridor of the new road through Eccles WWTW, as defined on drawing no. PL399.SK10 (dated 04/05) have been submitted to and approved in writing by the Local Planning Authority. Such measures as may be agreed shall be implemented prior to the commencement of site works and remain for the duration of the construction phase.

39.
No development shall be commenced unless and until full details of the boundary treatment, landscaping and security measures to the new road link through Eccles WWTW have been submitted to and approved in writing by the Local Planning Authority in consultation with United Utilities. The road shall not come into first use until the agreed details have been implemented in full.

40.
The new road link through Eccles WWTW as shown on drawing no. N20100/HW/101 REV A shall not be used other than as a route for the arrival and departure of home/away supporters on match days travelling by bus, cycle or on foot and as a route by buses providing a service that either terminates at or includes the site on any other day.  Details of how such use is to be restricted and maintained including physical and management controls (the measures) shall be submitted to and approved in writing by the Local Planning Authority prior to the first use of the new road. The approved measures shall be retained and maintained thereafter. 

41.
No development shall be commenced unless and until a pedestrian access strategy including timescales for implementation has been submitted to and approved in writing  by the Local Planning Authority. The development shall be carried out in accordance with the approved strategy

42.
No development shall be commenced unless and until an ecological mitigation strategy has been submitted to and approved in writing by the Local Planning Authority. The strategy shall also include details as to how the wildlife corridor along Salteye Brook is to be protected during the construction period. The development shall be carried out in accordance with the approved strategy.

43.
The applicant shall ensure that sufficient land is reserved within the application site to facilitate the future provision of strategic highway improvements and a Metrolink connection as shown on drawings no. N20100/200 Rev A and N20100/202 Rev A or other routes/alignments as may be agreed in writing by the Local Planning Authority.

44.
No development shall be commenced unless and until details of a scheme of litter control has been submitted to and approved in writing by the Local Planning Authority. The development shall be carried out and maintained as such in accordance with the approved scheme.

45.
No individual unit located in the retail warehouse building shall have a gross floorspace of less than 929 sqm.

46.
No development shall be commenced unless and until an accessibility scheme/strategy has been submitted to and approved in writing by the Local Planning Authority. The development shall be carried out and maintained in accordance with the approved scheme/strategy.

47.
No development shall be commenced unless and until details of the location and layout of the site compound (s) 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.

48.
No development shall be commenced unless and until provision for recycling facilities has been made on the application site in accordance with details that have first been submitted to and agreed in writing by the Local Planning Authority. Such provision shall be made available prior to the first occupation and use of any part of the development and retained thereafter.

49.
No part of the retail warehouse building(s), the casino/exhibition space or hotel shall be occupied unless and until the stadium is completed to its designed capacity of 20,000 seats so as to be capable of staging rugby league matches attended by the public and the stadium and its ancillary elements have satisfied both the requirements of Safety of Sports Grounds Act 1975 or the Fire Safety and Safety of Places of Sports Act 1987 in terms of the issuing of safety certificates.

50.
No development shall be commenced unless and until the access road corridor through the Eccles WWTW has been resurveyed and individual plant species identified and such survey shall be submitted to and approved in writing by the Local Planning Authority. The survey shall identify how impacted plant species are to be either retained or translocated in accordance with an agreed programme. The development shall be carried out in accordance with the approved particulars.

51.
No part of the development shall be first occupied unless and until its associated car parking provision has been completed and available for use. The car parking provision shall be retained and kept available for use thereafter"

52.
No part of the development shall be first occupied unless and until its associated coach parking, provision for cyclists, motor cyclists, taxis and the bus terminus has been completed and available for use. This provision shall be retained and kept available for use thereafter.

53.
The maximum number of seats for the stadium shall not exceed 20,000 and the maximum number of bedrooms for the hotel shall not exceed 208.

(Reasons)
1.
Standard Reason R001 Section 92

2.
Standard Reason R002 Reserved Matters

3.
Reason:To ensure that the M60 motorway continues to serve its purpose as part of the national system for through traffic in accordance with Section 10 of the Highways Act 1980, and to satisfy the reasonable requirements of road safety on that route.

4.
Reason:To ensure the A57 continues to operate and accommodate appropriate traffic flows as part of Salford's Strategic Route Network and to satisfy the reasonable requirements of road safety in accordance with Policy A8 of the City of Salford Revised Unitary Development Plan.

5.
Reason:To ensure that the M60 motorway continues to serve its purpose as part of the national system for through traffic in accordance with Section 10 of the Highways Act 1980  and to ensure the A57 continues to operate and accommodate appropriate traffic flows as part of Salford's Strategic Route Network and to satisfy the reasonable requirements of road safety in accordance with Policy A8 of the City of Salford Revised Unitary Development Plan.

6.
Reason:To maintain the stability of the M60 Motorway.

7.
Reason:To maintain the stability of the M60 Motorway.

8.
Reason: To ensure that the M60 motorway continues to serve its purpose as part of the national system for through traffic in accordance with Section 10 of the Highways Act 1980, and to satisfy the reasonable requirements of road safety on that route.

9.
Reason: To safeguard the living conditions of the neighbouring residents in accordance with policy EN20 of the City of Salford Unitary Development Plan and policy EN14 of the City of Salford Revised Unitary Development Plan.

10.
Reason: To safeguard the living conditions of the neighbouring residents in accordance with policy EN20 of the City of Salford Unitary Development Plan and policy EN14 of the City of Salford Revised Unitary Development Plan.

11.
Reason: To safeguard the living conditions of the neighbouring residents in accordance with policy EN20 of the City of Salford Unitary Development Plan and policy EN14 of the City of Salford Revised Unitary Development Plan.

12.
Reason: To safeguard the living conditions of the neighbouring residents in accordance with policy EN20 of the City of Salford Unitary Development Plan and policy EN14 of the City of Salford Revised Unitary Development Plan.

13.
Reason: To safeguard the living conditions of the neighbouring residents in accordance with policy EN20 of the City of Salford Unitary Development Plan and policy EN14 of the City of Salford Revised Unitary Development Plan.

14.
Reason: To safeguard the living conditions of the neighbouring residents in accordance with policy EN20 of the City of Salford Unitary Development Plan and policy EN14 of the City of Salford Revised Unitary Development Plan.

15.
Reason: The Environmental Statement to the application only examined the proposed primary use of the stadium for sporting events and to safeguard the living conditions of the neighbouring residents in accordance with policy EN20 of the City of Salford Unitary Development Plan and policy EN14 of the City of Salford Revised Unitary Development Plan.

16.
Reason: To safeguard the living conditions of the neighbouring residents in accordance with policy EN20 of the City of Salford Unitary Development Plan and policy EN14 of the City of Salford Revised Unitary Development Plan.

17.
Reason: To safeguard the living conditions of the neighbouring residents in accordance with policy EN20 of the City of Salford Unitary Development Plan and policy EN14 of the City of Salford Revised Unitary Development Plan.

18.
Reason: To safeguard the living conditions of the neighbouring residents in accordance with policy EN20 of the City of Salford Unitary Development Plan and policy EN14 of the City of Salford Revised Unitary Development Plan.

19.
Reason: To ensure proper opportunity is given to record/remove any archaeological remains in accordance with Policy CH7 of the Revised City of Salford Unitary Development Plan.

20.
Reason: To ensure the site is properly remediated and any risk to human health and controlled waters is minimised in accordance with Policy DEV7 of the adopted City of Salford Unitary Development Plan and policies  EN13 and EN15 of the Revised City of Salford Unitary Development Plan

21.
Reason: To ensure the site is properly remediated and any risk to human health and controlled waters is minimised in accordance with Policy DEV7 of the adopted City of Salford Unitary Development Plan and policy EN13 of the Revised City of Salford Unitary Development Plan

22.
Reason: To ensure that the development is subject to minimum risk of flooding in accordance with policy EN16 of the Revised City of Salford Unitary Development Plan.

23.
Reason: To prevent pollution of the water environment in accordance with policy EN15 of the Revised City of Salford Unitary Development Plan.

24.
Reason: To accord with the stated intentions of the applicant and the assessment of the proposal undertaken and to safeguard the viability and vitality of existing centres in Salford and neighbouring districts in accordance with policy S2B of the Revised City of Salford Unitary Development Plan.

25.
Reason: In accordance with the stated intentions of the applicant and the submitted retail impact assessment and traffic impact assessment against which the application was assessed. Any material alteration from such assessments may have an impact which has not been subject to proper consideration against the relevant planning policies.

26.
Reason In accordance with the stated intentions of the applicant and the terms of the transport assessment and to support measures to curb use of the car in accordance with policy A10 of the Revised City of Salford Unitary Development Plan.

27.
Reason In accordance with the stated intentions of the applicant and the terms of the transport assessment and to support measures to curb use of the car and provide specific parking measures in accordance with policy A10 of the Revised City of Salford Unitary Development Plan.

28.
Reason: The layout of the proposed stadium and associated development is the subject of an Environmental Impact Assessment and any material alteration from it may have an impact which has not been assessed by that process.

29.
Standard Reason R019 Avoidance of Doubt

30.
Reason: To accord with the stated intentions of the applicant and the Environmental Statement and to ensure compliance with Policy ER13 of RSS and policy EN17A of the Revised City of Salford Unitary Development Plan

31.
Reason: To accord with the stated intentions of the applicant and the Environmental Statement and to ensure compliance with Policy ER13 of RSS and policy EN17A of the Revised City of Salford Unitary Development Plan

32.
Reason: In accordance with the stated intentions of the applicant and the submitted retail impact assessment and to allow the Local Planning Authority to give proper consideration to other D2 uses against PPS6- and policy S2B of the City of Salford Unitary Development Plan-Revised Deposit Draft Replacement Plan 2003-2016

33.
Reason: In general accordance with the stated intentions of the applicant and to ensure the efficient and effective reuse of materials on the site thereby limiting disposal off site and traffic movements in the locality having regard to policies EN11 and EN13 of the City of Salford Unitary Development Plan-Revised Deposit Draft Replacement Plan 2003-2016 and policies EQ1 and EQ4 of Regional Spatial Strategy for the North West.

34.
Reason: To accord with the applicant's draft ecological mitigation strategy and to accord with policy EN7E of the City of Salford Unitary Development Plan-Revised Deposit Draft Replacement Plan 2003-2016

35.
Reason: To accord with the stated intentions of the applicant in his Environmental Statement and to ensure the ecological interest on the site is maintained in accordance with policies EN7C, EN7D and EN7E of the City of Salford Unitary Development Plan-Revised Deposit Draft Replacement Plan 2003-2016

36.
Reason: To accord with the stated intentions of the applicant in his Environmental Statement and to ensure the ecological interest on the site is maintained in accordance with policies EN7C, EN7D and EN7E of the City of Salford Unitary Development Plan-Revised Deposit Draft Replacement Plan 2003-2016

37.
Reason: To accord with the stated intentions of the applicant in his Environmental Statement and to ensure the ecological interest on the site is maintained in accordance with policies EN7C, EN7D and EN7E of the City of Salford Unitary Development Plan-Revised Deposit Draft Replacement Plan 2003-2016

38.
Reason: To accord with the stated intentions of the applicant in his Environmental Statement and to ensure the retained trees and the hedgerow are safeguarded in accordance with policy EN7D and EN9 of the City of Salford Unitary Development Plan-Revised Deposit Draft Replacement Plan 2003-2016

39.
Reason: To safeguard the future users of the road link and to secure the route from the adjoining waste water treatment works and archery club having regard to policy DES11 of the City of Salford Unitary Development Plan-Revised Deposit Draft Replacement Plan 2003-2016

40.
Reason: To accord with the stated intentions of the applicant and to prohibit unauthorised use of the link by any vehicle generated by the development  in the interests of highway safety and to safeguard the living conditions of local residents in accordance with policy A1, A8 and DES7 of the City of Salford Unitary Development Plan-Revised Deposit Draft Replacement Plan 2003-2016

41.
Reason: To accord with the stated intentions of the applicant in his Pedestrian Access Strategy dated August 2003 and in accordance with policy DES2 of the City of Salford Unitary Development Plan-Revised Deposit Draft Replacement Plan 2003-2016

42.
Reason: To accord with the stated intentions of the applicant and to ensure compliance with the Environmental Assessment and policies EN7C, EN7Dand EN7E of the City of Salford Unitary Development Plan-Revised Deposit Draft Replacement Plan 2003-2016

43.
Reason: To ensure future routes are safeguarded in accordance with policies E1, A3 and A9/4 of the City of Salford Unitary Development Plan-Revised Deposit Draft Replacement Plan 2003-2016

44.
Reason: To safeguard the living conditions of local residents and the ecology of the site and neighbouring land which is to be the subject of ecological enhancement and management in accordance with policies EN7D of the City of Salford Unitary Development Plan-Revised Deposit Draft Replacement Plan 2003-2016

45.
Reason: To ensure compliance with the applicant's retail impact assessment and to safeguard the vitality and viability of existing town and neighbourhood centres having regard to policies EC8 of RSS and Policy S2B of the City of Salford Unitary Development Plan-Revised Deposit Draft Replacement Plan 2003-2016.

46.
Reason: To ensure the buildings and site are accessible to all in accordance with policy DES2 of the City of Salford Unitary Development Plan-Revised Deposit Draft Replacement Plan 2003-2016

47.
Reason: To safeguard the living conditions of neighbouring residents in accordance with policy EN14 of the City of Salford Unitary Development Plan-Revised Deposit Draft Replacement Plan 2003-2016

48.
Reason: To ensure the development contributes to the provision of such sites to assist in meeting waste management targets in accordance with policy W1 of the City of Salford Unitary Development Plan-Revised Deposit Draft Replacement Plan 2003-2016 and policies EQ4 and EQ5 of RSS.

49.
Reason: The retail/hotel and casino uses are enabling development to deliver and sustain the stadium. To allow such development to proceed ahead of and without delivery of the stadium could not be justified having regard to retail planning policies at the national (PPS6) regional (EC8) and local level (policy E1 and S2B of the City of Salford Unitary Development Plan-Revised Deposit Draft Replacement Plan 2003-2016).

50.
Reason: The applicant's ecological assessment of the proposed access through Eccles WWTW indicates a number of plants of yellow- wort (Blackstonia perfoliata) were located on the site. It is a North West and Greater Manchester Biodiversity Species. Its protection in situ or through translocation needs to be safeguarded having regard to policy EN7E of the City of Salford Unitary Development Plan-Revised Deposit Draft Replacement Plan 2003-2016

51.
Reason: To ensure that adequate car parking is provided for each part of the development in accordance with Policy A10 of the City of Salford Unitary Development Plan-Revised Deposit Draft Replacement Plan 2003-2016

52.
Reason: To ensure that adequate parking facilities are provided for each part of the development in accordance with Policies A2, A5, A6, and A10 of the City of Salford Unitary Development Plan-Revised Deposit Draft Replacement Plan 2003-2016

53.
Reason: In accordance with the stated intentions of the applicant and the submitted retail impact assessment and traffic impact assessment against which the application was assessed. Any material alteration from such assessments may have an impact which has not been subject to proper consideration against the relevant planning policies.

Note(s) for Applicant

1.
In addressing Condition 16 the applicant is advised to have regard to the following advice.The Scheme shall detail noise assessments for the impact of the system(s) on neighbouring noise sensitive properties. The scheme shall distinguish between different operational requirements such as general announcements and information and separate emergency requirements for evacuation or other similar contingencies. "The scheme(s) shall ensure that noise from the system(s) shall not exceed the background noise level (LA90,T) at 1 metre from the boundary of any noise sensitive property except in case of emergency.

2.
The applicant is advised to take into account the following advice in meeting the requirements of Condition 17: The scheme shall address general site illumination of both the stadium, retail and associated public and service areas as well as the specific floodlighting for the stadium building. Such a scheme shall provide information on the type, specification, aiming and directionality of the luminaires and lux diagrams (illumination contours both horizontal and vertical) indicating existing illumination levels and the proposed levels with the development in place. The lighting scheme shall be so designed to avoid nuisance to surrounding light sensitive properties and users of the M60 motorway. The scheme shall include any recommendations designed to mitigate against any adverse impact of the lighting scheme, including controls/limits over its use.

3.
The development of the ecological mitigation strategy/landscaping scheme shall have regard to the comments of the Environment Agency (letters dated 16th June 2005), and the Greater Manchester Ecology Unit (email dated 7th June 2005, letter dated 28th June 2004, and letter dated 14th November 2003)

4.
The applicant's attention is drawn to the letters dated 23rd July 2003 and 13th April 2004 and plans from Transco.

5.
The applicant's attention is drawn to the contents of the letter dated 1st July 2003 from the Environment Agency

6.
The applicant's attention is drawn to the comments of the GMPTE in letters dated 6th April 2004 and 30th May 2003.

7.
In areas to be used for landscape planting it is recommended that such areas be covered where required with 350mm of clean fill incorporating 200mm of subsoil and 150mm of topsoil. A granular capillary break should be installed below the subsoil or alternatively a suitable geotextile membrane may be used. In order to validate the cleanliness of the imported fill material adequate sampling should be conducted to the standards set out in BS3882 'Specification for Topsoil. The drinking water supply to the development must be adequately protected from possible contamination by organic compounds that have been established at the site. Liaison with the water company should be sought to ensure the pipe materials and all fittings will meet their guidelines. Service trenches should be backfilled with inert material to protect maintenance operatives in the future from the underlying ground.


Issues relating to the noise aspects of the conditions detailed above can be discussed with a member of the Environmental Services Directorate. Discussions would be welcomed prior to the submission of noise reports or further assessment in order to clarify the requirements of the conditions included above. Background Noise Levels may be discussed, established and agreed with Environmental Services and the LPA.


For further discussions regarding the requirements of the Contaminated Land Condition, the applicant/developer is advised to contact the Environmental Protection Team in the Directorate of Environmental Services (Tel: (0161) 737 0551).

8.
The applicant's attention is drawn to the comments of the letter dated 5th June 2003 from Manchester Airport.  

9.
The applicant's attention is drawn to the comments of United Utilities in letters dated 8th March 2004 and the 21st October 2003 and 16th June 2003.

10.
The applicant is advised to have regard to the following advice in connection with Conditions  10 & 11 explaining the derivation of 't'. 


Noise Descriptors for conditions 10 & 11.


LA90,T:
the A weighted noise level exceeded for 90% of the specified measurement period (T). Generally defined as the background noise level.


LAeq,T:
the equivalent continuous sound level the sound level of a notionally steady sound having the same energy as a fluctuating sound over a specified measurement period (T). 



T:
the time period for which a measurement is made. Generally 2 common periods exist.




Daytime noise - 07.00hrs to 23.00hrs. Time interval of 1 hour. 




Night-time noise - 23.00hrs to 07.00hrs. Time interval of 5 minutes.


Appendix 1
SALFORD REDS STADIUM

This document outlines the measures that the Applicant will deliver to control the availability of car parking at the site and realise the opportunities to encourage non-car modes of travel. The Strategy will aim to offer the widest possible choice of transport mode; minimise the impact of the private car on the local area; increase car occupancy; seek shared use of parking facilities; encourage use of existing bus services; provide a safe and efficient system for crowd management; establish viable park and ride sites; provide appropriate planning controls to ensure delivery and the introduction of penalties in the event of failure to deliver.

REQUIREMENTS OF DEVELOPMENT STAFF TRAVEL PLAN

The Stadium Building 

1. The Stadium Operating Company will appoint a Travel Co-ordinator within 3 months of the commencement of development who shall liase with the landlord/tenants in preparing, submitting, implementing, monitoring and reviewing the Travel Plans.

2 Within 3 months of the occupation of any component of the development within the curtilage of the Stadium Building allowed under this application, The Stadium Operating Company shall submit a Staff Travel Plan for the written approval of the Local Planning Authority.

3 In order to inform the Staff Travel Plan and ensure existing employees have timely access to information about alternative means of travel the Travel Co-ordinator shall ensure existing staff are made aware of existing public transport services and information; that travel questionnaires are undertaken with existing staff; that car sharing and other measures to be included in the Staff Travel Plan are promoted all prior to occupation/relocation. 

4 The Staff Travel Plan shall as a minimum be prepared in accordance with the principles set out in the Savell Bird & Axon Document entitled “Draft Staff Travel Plan” which forms Appendix 1 of the formal Transportation Assessment submitted in support of the planning

The Retail Development (Non Stadium Building)  

5 Within 3 months of occupation of any component of the retail development outwith the curtilage of the Stadium building allowed under this application, occupiers shall submit a Staff Travel Plan for the written approval of the Local Planning Authority.

6 Occupiers either individually or collectively of the retail development will appoint a Travel Co-ordinator within 3 months of first occupation who will be responsible for preparing, submitting, implementing, monitoring and reviewing Staff Travel Plans.

7 In order to inform the Staff Travel Plan and ensure existing employees have timely access to information about alternative means of travel the Travel Co-ordinator shall ensure existing staff are made aware of existing public transport services and information; that travel questionnaires are undertaken with existing staff; that car sharing and other measures to be included in the Staff Travel Plan are promoted all prior to occupation/relocation. 

8 The Staff Travel Plan shall as a minimum be prepared in accordance with the principles set out in the Savell Bird & Axon Document entitled “Draft Staff Travel Plan” which forms Appendix 1 of the formal Transportation Assessment submitted in support of the planning

REQUIREMENTS OF STADIUM TRAVEL MANAGEMENT PLAN

1. Prior to first use of the Stadium for event uses, a Stadium Travel Management Plan with the objective of reducing reliance on single car occupancy journeys and realise the opportunities to encourage non car modes of travel, shall be submitted to and agreed with the Local Planning and Highway Authority.

2. The Stadium Operating Company will be responsible for implementing the Stadium Travel Management Plan.

3. The Stadium Travel Management Plan must establish a Liaison Group, which shall meet at regular intervals to be agreed with the local planning authority, to consider transport matters associated with the use of the stadium and how they might be resolved. The Stadium Operating Company shall ensure that measures listed below are introduced to manage the anticipated demand for car parking on and off the site and to actively promote the use of public transport and other non-car modes, amongst home supporters and those of the visiting teams. The Liaison Group will also convene in response to special fixtures including cup matches. In addition meetings may be called by any of the named parties below to discuss any unforeseen eventualities arising from the travel proposals. The venue for the Group shall be provided and financed by the Stadium Company. 

4. The Applicant shall invite each of the following organisations to nominate one or more representative to the group:

· Emergency services [GM Police (including motorway police), fire and ambulance];

· Salford City Council

· The Highways Agency

· Local Highway Authority

· Greater Manchester Passenger Transport Executive

· Public Transport Operators

· Proposed off site parking site land owners

· United Utilities

      5.
At the start of each season the Liaison Group shall consider the schedule of events in order to determine the anticipated attendance and provide a categorisation of the events.  Where events are notified after the start of each season, the Liaison Group should be informed of the date and likely attendance as soon as is practical and agree the required arrangements. In addition the Stadium Operating Company will commit itself to collecting, analysing and storing statistics and data on the travel behaviour of its supporters and those of its opponents for each home fixture. This data will be made available to any of the listed parties on request. Such data is to include the following:

· The origin postcode of each supporter

· The time of arrival of each supporter

· The number of supporters arriving by private car as car driver

· The number of supporters arriving by private car as passenger

· The number of supporters arriving by park and ride bus

· The number of supporters arriving by service bus

· The number of supporters arriving by foot, cycle, minibus or train

· The number of supporters arriving by a combination of the above modes

· The location of the park and ride site used

· Comments on the modes provided will be invited.

6.  Event shall be categorised according to the following principles:

Category A Event:
Any event where attendance is anticipated to be less than 3,000 spectators.

Category B Event:
Any event, involving Salford Reds as the normal occupier of the Stadium, where attendance is anticipated to exceed 3,000 spectators but to be less than 14,000 spectators.

Category C Event:
Any event involving Salford Reds as the normal occupier of the Stadium where attendance is anticipated to exceed 14,000 spectators.

Category D Event:
Any event not involving Salford Reds as the normal occupier of the Stadium, where attendance is anticipated to exceed 14,000 spectators.

7
With respect to Category A events, the Stadium Operating Company will be required to use reasonable endeavours to promote access to the Stadium by other than single occupancy car journeys.  Positive publicity promotion of non-car modes will be required for all such events.

8 With respect to Category B events the Stadium Operating Company will be required to undertake the following measures in addition to the measures for Category A events;

i) Ensure that entry to the controlled parking area is only on a pre paid basis to achieve a minimum of 3 No. spectators per car by the adoption of a positive car park ticketing strategy.

ii) The adoption of a system of transport vouchers, priced according to a pricing strategy to be agreed in the Stadium Travel Management Plan.  Such a voucher will be redeemable against one of the following transport modes:

a) Public transport travel within the City of Salford

b) Parking and travel from park and ride sites.

iii) The provision of a minimum of 300 parking spaces at remote park and ride sites in locations to the written approval of the local planning and highway authority.

iv) An extensive publicity campaign recommending choice of modes other than single car occupancy. Such publicity campaign to be reviewed and repeated on a basis to be agreed by the Liaison Group.   

v) The provision with each ticket purchased of an information pack providing detailed instructions for travel to and from the Stadium by foot, cycle, bus, tram, rail and park and ride.

vi) Consideration and implementation of measures to promote the purchase of tickets without having to visit the Stadium.

vii) A car park management agreement preventing use of the adjacent retail area car pars for Stadium spectator event day use.

viii) 
ix) 
x) 
xi) The maintenance of a parking exclusion zone within the areas shown on Plan1 attached, initially to be based on non statutory measures to preclude Stadium Event related parking in those areas. Those measures to be first agreed by the Liaison Group and implemented prior to any Category B event taking place.

xii)  A monitoring agreement requiring the Stadium Operating Company to review the levels of parking within the parking exclusion area on event and non event days. The monitoring information shall be made available to the Liaison Group

xiii) 
xiv) The provision of additional bus vehicles to meet the obligations of the Stadium Travel Management Plan which may include;

a) Shuttle services to any identified park and ride sites,

b) Appropriate increase in frequency and re routing of existing stage carriage bus routes,

c) Shuttle services to Eccles metro/bus interchange,

d) The provision of limited stop event special coaches and/or buses.

xv) Ensure that visiting teams are informed of the restrictions on access and ticketing arrangements at the Stadium before the start of each season or at the earliest date when the identify of such team is known to the Stadium Company if later.

9 In the event of the results of surveys as defined in the monitoring agreement identified at point 8. ix) above identifying an increase of parking of greater than 15% attributed to stadium users on event days it will be the responsibility of the Stadium Company to implement such measures as are reasonably considered to be required by the Liaison group to improve compliance with the target.

10 With respect to Category C events the following measures will be required in addition to the measures for Category B events;

a. Ensure that entry to the controlled parking area are only on a pre paid basis to achieve a minimum of 4 No. spectators per car by the adoption of a positive car park ticketing strategy.

b. The provision of a minimum of 700 parking spaces at remote park and ride sites in locations to the satisfaction of the local planning and highway authority.

c. Use best endeavours in liaison with GMPTE and the Metrolink operators increase the frequency of Metrolink services to Eccles or any such alternative location as may be included in the Stadium Travel Management Plan.

11 With respect to Category D events a bespoke Stadium Transport Management Strategy shall be agreed by the Liaison Group as soon the date of any such event is notified.
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